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CRA Master Plan _ Executive Summary

EXECUTIVE SUMMARY

Background

This Community Redevelopment Master Plan is intended to guide the redevelopment of
Sebastian’s 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 right-of-way 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 Raiiroad right-of-way. 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 City’'s redevelopment goais.

Implementable recommendations form the Treasure Coast Regional Planning Council’s
(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 City.

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. CRAs 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 federai and state grants that can be used for infrastructure

improvements, business development, and property acquisition; and
3. A master pianning approach and implementation strategy for the CRA.

It should be noted that aithough 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 economic analysis
of the Sebastian Market Area, which reveals:

= Property value increases within Downtown Sebastian increased from $45.83
million to $66.17 million between Fiscal Years 2001 and 2004, indicating that the
area is positively perceived by the market;

Sebastian, Florida 12-3-03
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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 single-family 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 100,000
square feet of new retaill space annually through 2010, in addition to
approximately 150,000 square feet of retail space in the vicinity of Riverview
Park; and .

= Office development and hospitaiity 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 retaii space adjacent to the
park on privately-owned land;

= Creation of a mixed-use district within the Sebastian Boulevard Triangle Area,
incorporating  single-family  ‘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 City-owned park and capitalizing on the historical museum as a
cultural amenity; '

* Streetscape enhancements along US-1 throughout the CRA, including enhanced
pedestrian lighting, trees and vegetation, and well-delineated pedestrian crossing
areas;

* Encouraging commercial developers of land fronting on US-1 to “build to the
street” to create a more defined urban edge;

* Instailation of gateway treatments at major points of entry to the City along
Sebastian Boulevard and US-1; 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
smail-town neighborhood within this area that integrates well into the adjacent residential

Sebastian, Florida 12-3-03
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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 ariented fo 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 small-town
feel of Sebastian while also providing a demand and popuiation 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-
year term.

Revenue Projections

In 2003, the CRA is expected to receive a total payment of approximately $250,000,
which inciudes 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 large-scale projects such as streetscape and
infrastructure improvements.

Sebastian, Florida _ 12-3-03
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CRA Master Plan Introduction & History

l. 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 City's initial efforts in the early 1990's towards the establishment of a Community
Redevelopment Agency (CRA).

in 1980, 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 Redeveiopment
Plan for the waterfront and U.S.-1 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 Triangie just west of U.S.-1
(“Triangle Area”), and further rescived 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 R-02-57 (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 Sebastian’s CRA . 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 tﬁe 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 office in the Sebastian area,
naming it “Newhaven”.

» 1884 Silvanus Kitching takes over the post office, renaming it “Sebastian”.

= | ate 1880’s: The first road in Sebastian, Louisiana Road, is ¢reated on the sand
ridge.

Sebhastian, Florida 12-3-03
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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 nation’s first National Wildlife Refuge.

* 1905: The area’s first schoolhouse is constructed on Louisiana Avenue.

*= 1920: The population of the Sebastian-Roseland 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 piant.”

* 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; A

3. Use Treasure Coast Regional Planning Council charettes, public input, and staff

input to define guiding principies;

|[dentify problems and opportunities;

QOutline land use and zoning changes necessary to facilitate appropriate

development;

Identify public projects to help solve problems and spur redevelopment;

Review private development plans for consistency with redevelopment efforts;

Identify opportunities for pubiic/private partnerships;

Prepare a realistic Redevelopment Plan oriented to effective implementation; and

0 Provide for Redevelopment Plan updating as conditions change.

S

—"‘09"?“9’

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 12-3-03
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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 heid 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 heid 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 resuiting from these charettes was incorporated into two reports,
entitted County Road 512, A Citizen's Master Plan, and Riverfront 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 Commerce’s newsletter. A cross-section of
community citizens and business owners responded to this survey, providing additional-
community input to help guide the Plan's principles and recommendations.

Through this process, City staff and the consulting team were able to develop a
Redevelopment Master Plan for the City of Sebastian tailored to the community’s vision
for this very unique area.

Sebastian, Florida 12-3-03
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[1. 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. Sebastian’s 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 C.R. 512. Sebastian
also lies between the unincorporated communities of Roseland to the north and
Wabasso to the south, and has nearby access to Interstate 95, Florida’s Turnpike, and
U.S. Highway 1, the latter of which 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 right-of-way 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, that 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 “Conservation” zoned area overlaying the Indian River, the gross area of
the Sebastian CRA Area is 401 acres (including the Sebastian Boulevard Triangle Area),
comprising 4.6% of the City of Sebastian’s total land area. Excluding road rights-of-way,
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 commercial/light industrial (typically automobile repair facilities, self-storage
facilities, etc.), parks and recreation, public/institutional, and marine-related 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 City's Future Land Use and Zoning are nearly identical

Sebastian, Florida — 12-3-03
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CRA Master Flan Existing Conditions

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”
(109.7 acres), which accounts for 36.7% of the land in the CRA (lessing out road right-
of-ways) and provides for a broad mix of uses including residential, recreational, marine-
related uses, restaurants, and other commercial uses. An additional 20.2% (60.3 acres)
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 designations being “Commercial Riverfront” at 107.8 acres (36%),
60.4 acres (20.2%) zoned “Commercial Waterfront Residential”, and 55 acres (18.4%)
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/f
L.and Use Net Acres* % of total
Commercial Riverfront 100.7 36.7%
Commercial Waterfront Residential 60.3 20.2%
Industrial 55.3 18.5%
Public Service 42.7 14.3%
Commercial General 14.6 _ 4.9%
Medium Density Multiple Family Residential 12,7 4.2%
Commercial-512 3.5 1.2%

Source: City of Sebastian, lfer Planning Group, 2003.

* Acreages are approximate. Inaccuracies are the result of rounding.

Sebastian, Florida 12-3-03
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Sebastian CRA
Zoning within CRA Boundaries, 2003

Zoning/
Land Use Net Acres* % of total
Commercial Riverfront 107.8 36.0%
Commercial Waterfront Residential 60.4 20.2%
Industrial 55.0 18.4%
Public Service 48.2 15.4%
Commercial General 14.6 4.9%
Medium Density Multiple Family Residential 11.3 3:8%
Commercial-512 3.5 1.2%

S-oarce:'—Crty of Sebast:aﬁ; !'Ier.Pfanhmg Groub, 2003.

* Acreages are approximate. Inaccuracies are the result of rounding.

Sebastian, Florida
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D. Performance Overlay Districts

The City of Sebastian currently has two adopted Performance Overlay Districts in place
in the City's 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
“impos(ing) 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 lll of this Plan presents recommendations
for additional regulations within these districts.

Riverfront 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 Disfrict 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 site’s primary building;

» Whites, earth tones, and subdued gray building colors are encouraged, whiie
fluorescent and bright colors are prohibited.

in addition to the above, the District regulations contain guidelines for roof slopes,
landscaping, exterior wall finishes, sighage, and other relevant site design
considerations.

Sebastian, Florida 12-3-03
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CR512 Overlay District Regulations

The CR512 Overlay District includes all properties abutting Sebastian Boutevard within
the Sebastian Boulevard Triangle Area. This District does not include properties within
the CRA west of the FEC Railroad right-of-way 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 multi-modal 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 center out-parcels 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 (e.g. benches, trash
containers);

= “Visually offensive elemenis” (e.g. walk-in coolers, elecfrical 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 southem 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 U.S.-1.

Sebastian, Florida : 12-3-03
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Municipal facilities within the CRA Area include the City's 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 a boat-docking 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
westhound 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 of Sebastian
CRA Expansion Finding of Necessily. A summary of these blighting factors is presented
as follows:

1. Evidence of deterioration and a decrease in the CRA Area's relative share of the
tax base;

2. Presence of dilapidated and/or 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 iot sizes not meeting current zoning code
requirements,

6. A diversity of land ownership, which necessitates substantial parcel assembly for
new development to take place; and

7. Land use conilicts, where incompatible existing uses conflict with commercial and
industrial-zoned areas.

The City has made great strides towards improving conditions within the CRA since the
completion of the original pian 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 12-3-03
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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 in-flow 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 for Downtown Sebastian reveals that the between Fiscal
Years 2001 and 2004 the taxable value of property contained therein increased
from $45.83 million fo $66.17 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 resuit that the
area should have about 45,000 residents by the latter date compared to the
slightly more than 32,600 it had at the time of the 2000 Census. Median
household income is expected to increase from approximately $52,500 in 2000 to
in excess of $75,000 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 affiuent 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 1990's, private sector employment in Indian River County increased
by approximately 1,000 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 Retall
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 aiso

Sebastian, Florida 12-3-03
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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 singie-family homes, which would be inappropriate in the Downtown area.
The area is essentially zoned to accommodate low-density multi-family units
such as townhouses. It is likely that approximately 50 such higher value ---
$200,000 and above ---- units could be absorbed annually along the riverfront if
the land were available. It is recommended 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,
setving to energize the park. The preceding estimate of absorption is based on a
number of factors including:

o The successful development of multi-family units on the barrier island’s
riverfront; and

o 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 of $75,000.

* 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 refatively close proximity to the FEC right-of-way; 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.

» [t 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, Fiorida 12-3-03
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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 100,000 square feet of new retail space annually through 2010, It
is recommended that up to 150,000 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 vaiue 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 (e.g. 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
City’s three-story height limit for all new development.

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

Sebastian, Florida 12-3-03
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ifl. 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 CRA/Council 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.

Downtown 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
shouid 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 City’s Land Development Code currently (as of 2003} allows a maximum residential -
development density of eight (8) dwelling units per acre. The recommendations
presented in this Plan use this density as a guideline for new residential development
within the CRA. '

Sebastian, Florida 12-3-03
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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 mixed-use development throughout the CRA,;

» Maintaining heavy commercial / light industrial land uses in appropriate areas;

* Encouragement of additional compiementary retail, restaurant, and
entertainment-type uses along the riverfront; and

* Allowance of mixed-use residential development in appropriate parts of the
Sebastian Boulevard Triangle Area.

- Traffic and Circulation
Traffic and circulation concerns in the community generaily include the following:

* Creating connections between Indian River Drive and U.S.-1;
* Traffic calming on U.S.-1;
» Streetscape beautification.

in particular, pedestrian links between U.S.-1 and Indian River drive should be
strengthened so the districts can benefit from each other. Additionatly, slowing down
traffic on U.S.-1 is a priority, as well as providing additional streetscape enhancements
to both U.S.-1 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,
particutarly in along the riverfront in the vicinity of Main Street to Riverview Park. This
plan provides recommendations toc provide additional parking, which include
reconfiguring existing parking, identifying opportunities for additional parking, and
modifying some east-west streets connecting U.S.-1 and Indian River Drive to provide
supplementary on-street parking.

Sebastian, Florida 12-3-03
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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 mixed-use development in the Sebastian Boulevard
Triangle Area.
Encourage retail uses adjacent to Riverview Park.
Create an “Institutional” land use designation to include civic, non-profit, and
related uses. .

Land Development Regulations

+ “Double Front” buildings on Riverview Drive.
Provide for expedited approval for development furthering the redevelopment
goals of the City. :

* Recommend amendments to the City's existing Performance Overlay Districts as
appropriate to encourage appropriate redevelopment.

» Consider implementing regulations that will encourage primary and out-parcel
structures built to property lines along U.S.-1.

Architectural Style

* Enhance the character of Downtown Sebastian with architecture that addresses
the community’s “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 on U.8.-1.

Vehicular Traffic and Circulation

* Make U.S.-1 a more pedestrian and bicycle friendly streetscape environment.
¢ Provide visual linkages between the riverfront and U.S.-1.
» 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 on-street parking adjacent to recreation areas.

Sebastian, Florida 12-3-03
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» Ensure that private redevelopment projects provide an appropriate number of
public parking spaces.

Riverfront

* Maximize access potential of the Indian River with the addition of additional
marine-related uses and residential development.
* Implement water-based 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 US-1 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.

Infrastructure

¢ Address infrastructure needs relative to water and wastewater treatment.
* Provide for enhanced stormwater 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 (6) conceptual planning districts. Figure 7 depicts the division of these districts
throughout the CRA, and Figures 7-a through 7-e show 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 12-3-03
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Sebastian Conceptual Planning Districts
Land UsefZoning Calculations

Area (sq. ft.) Acres

Sebastian Blvd. Mixed-Use District

Commercial General 635,456 15

Industrial 617,760 14

Public Service 361,562 3
Riverfront District

Public Service 43,539 1

Commercial Waterfront 2,229,228 53
Park District

Commercial Riverfront 106,577 2

Commercial Waterfront Residential 142,522 3

Medium Density Multifamily Residential 508,227 12

Public Service 473,036 11
US-1 Commercial District

Commercial Riverfront 3,589,268 86

Commercial Waterfront Residential 191,163 4

Public Service 1,006,646 25
Sebastian Bivd. South District

industrial 1,687,767 36

Commercial 512 152,020 3

Source: lfer Planning Group, 2003.

These Districts are further referenced with specific recommendations in the urban design

and land use and zoning recommendations portions of this Plan.
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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:

» |mprovement of Riverview Park and a “local activity center” surrounding the
park, to include complementary retail uses, connectivity to the riverfront, and
streetscape improvements.

= |mprovement of the Sebastian Boulevard Triangle Area to provide for mixed-
use development, connectivity to adjacent residential communities, and
streetscape improvements;

= Enhancement of the U.S.-1 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
City park and on-site buildings;

= Potential CRA/municipal boundary expansion to include the underutilized
parcel just south of the City; and

= |pstallation of gateway treatments at entrances to the City/CRA along
Sebastian Boulevard and US-1.

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 street(s) 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 U.5.-1, Sebastian Boulevard east and
westbound, and Indian River Drive; and

e« Creation of new streets in the Sebastian Boulevard Mixed-Use District.

Cost estimates are provided for these projects in Section IV(B).

Sebastian, Florida 12-3-03
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F. Greenways, Parks, and Trails

Some of the most desirable amenities within a community are its recreation facilities.
The CRA’s 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 (e.g. infrastructure) in this Plan. The foltowing
conceptual projects and design issues, which are organized by conceptual planning
district, should be addressed.

Park District (Figure 7-a)

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 short-term (5-year)
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 US-1 and 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 a mid-block pedestrian/vehicular “spine” to improve circulation and
create development “biocks”;

* Reconfiguration of Harrison Street, including vacating the eastern half of the road
tight-of-way; and

* Installation of new recreational piers, a proposed band shell, and restroom
facilities.

Specific urban design enhancements within this district will address:

Sebastian, Florida 12-3-03
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Parallel on-street parking;

Curb and gutter installation;

Pedestrian and roadway lighting;

Sidewalks;

Street trees;

Street fumniture;

Raised Pedestrian Intersections;

Traffic circles with public art or architectural features; and
Underground utilities.

Long-term (10 year) improvements are shown in Figure 13, and emphasize infill
commercial development adjacent to the park, and other large-scale 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) shouid be
considered a public-private 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 cross-section within the Riverview Park District. This
cross-section features wide pedestrian arcades to provide shade for shoppers, a 16 feet
wide landscaped pedestrian zone adjacent to the roadway, and on-street paraliel
- parking.

Conceptual improvements to Sebastian City Park, located on the south side of Main
Street between US-1 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 Mixed-Use District (Figure 7-b)

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 | of this Section. Urban design and other conceptual improvements
presented in this plan are summarized as follows: .

= Creation of mixed-use commercial areas and single-famity 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 U.S.-1, to provide:

o Architectural features and/or flags;
o Signhature landscaping;

Sebastian, Florida : 12-3-03
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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 multi-family uses;

* Realignment of property boundaries (e.g. parcel assembly) to create more usable
parcel configurations;

» Streetscape Sebastian Bouievard:

Double rows of large shade trees;

10 feet wide pedestrian/bikeway;

Placing structures between the roadway and parking areas;
Installation of pedestrian and roadway streetiights;

Specialty paving at key intersections;

A 25 feet wide proposed parkway zone; and

Pedestrian and vehicular connections to adjacent residential use.

00000 O0O0

=« Creation of a connection to South Wimbrow Drive:

o Traffic roundabout and focal point; and ,
o Vehicular and pedestrian connection to adjacent residential fand use.

Figures 16 and 17 provide conceptual roadway cross-sections for Sebastian Boulevard
east and westbound, respectively.

U.S.-1 Commercial District (Figure 7-c)

The U.S.-1 Commercial District is characterized by larger-scale auto-oriented -
development, such as auto parts stores, big box development, drive-through 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 foltowing
improvements along U.S.-1. These improvements are shown as a typical roadway
cross-section in Figure 18.

= Streetscape enhancement:

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

Decorative lighting in median where possible;

Washington Palms along roadside;

Decorative pedestrian-scale lighting along roadside;

Bury existing utility lines; and

Existing trees to remain.

0 00CO0

Sebastian, Florida 12-3-03

Page 21 of 49




CRA Master Plan Proposed Redevelopment Plan

= Gateway features at the northern and southern entrance to the City along U.S.-1;

* Development of a stormwater park on the west side of U.S.-1 at the southern
boundary of the CRA to accommodate installation of drainage improvements in
the Downtown 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 of Transportation recently completed streetscape improvements
fo U.S.-1. 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 and/or pedestrian kiosks, and
other functional improvements.

Riverfront District (Figure 7-d)

The Riveriront 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 tabies, 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 a grade-separated 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

» Pedestrian-scale lighting along the sidewalk to support evening use of recreation
facilities.

Sebastian Boulevard South District (Figure 7-e)

This district will continue to support light industrial land use; through market and
development trends, these uses have primarily resulted in heavy commercial uses (e.g.
automotive repair, storage, etc.). This district will be buffered from the Sebastian
Boulevard Mixed-Use District with adequate setbacks and vegetative landscaping. No
other significant urban design changes are recommended. _
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H. Infrastructure 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 concern 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 Park in 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 rights-of-way throughout the
Downtown, as well as the Sebastian Boulevard Triangte Area, The installation of
additional iandscaped sidewalks could provide a means of pedestrian connectivity
between U.5.-1 and the riverfront, and connect the CRA’s 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 fire-flow requirements.

Sebastian, Florida 12-3-03
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Parking

Public parking is perhaps the most visible deficiency in the Downtown, particutarly during
weekends and during events, when demand for parking facilities close to the riverfront
typically exceeds current capacity. The City has been addressing this issue through the
development of public parking facilities throughout the CRA; there are now
approximately 250 public parking spaces in the Downtown area east of U.S.-1, not
counting parallel on-street parking, private lots, or unpaved boat trailer lots.

Approximately 168 parking spaces are provided in the northern CRA at a paved pubiic
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 finear 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 of U.S.-1 to set aside part of their total parking as
public;

» Address public parking needs in the Land Development Code by adopting pubiic
parking requirements in the City's 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 U.S.-1 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 (e.g. 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.
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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 pian, building height, mixed-use
development, urban design guidelines, and building setbacks. These recommendations
are shown on Figure 11.

Proposed Land Uses/Zoning by Conceptual Planning District

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

Park District. No changes are proposed.

Sebastian Boulevard Mixed-Use District. Currently the Sebastian Boulevard Triangle
Area is zoned for Public Service, Industrial, and Commercial General. The land uses in
the industrial-zoned areas is typically commercial in nature, and includes equipment
rental, automotive-based uses, and other similar uses. The land use/zoning throughout
this District should be changed to a new zoning/land use designation closely resembling
the requirements of the Commercial Waterfront Residential district (e.q.
Commercial/Residential Mixed Use), which will provide for appropriate mixed-use
development throughout the area such as single-family attached (townhouse) and
commercial mixed uses, and will support the existing clubs and lodges within the district.

U.S.-1 Commercial District. No fand 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 U.S.-1. 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 U.S.-1 requiring a
reasonable part of a large development's 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 pedestrian-friendly urban edge throughout the district.

Riverfront District. No changes are proposed.
Sebastian Boulevard South District. Nb changes are proposed, with the possible

exception of changing the land use/zoning of all property fronting on Sebastian
Boulevard to Commercial 512. _
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Building Height & Density

Stakeholders and City leadership are in favor of maintaining the current three-story
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 five-year update of this
Plan to ensure compatibility with future needs. Hotel and related development often
necessitates taller building heights and greater density and/or intensity, and the current
reguiations may {imit the tourism potential of Downtown Sebastian.

Urban Design Guidelines

The City’s 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 sffectiveness. 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 of U.S.-1: 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 mixed-use zoning in the Sebastian Boulevard Triangle Area.

Implementation Schedufe

Zoning/land use changes and amendments to the City’s urban design guidelines should
be completed within one year following Plan adoption.
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parking area \

» Pave and Stripe Lot \
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6. City Gateway feature

» Storm Water Park

7. Pedestrian Connection to Sebastian
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development “Blocks”

* Note: If any buildings are removed
as a result of redevelopment,
Chapter 163, F.S. requires the
owner to be fully compensated,
including relocation costs.
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Park
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1. Infill commercial development
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J. Program and Policy Recommendations

Successful CRAs 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 commerciat facades in the
CRA would benefit from the initiation of a facade 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) and/or
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 project's 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 City’s National Register of Histotic
Places District is located within the boundaries of the CRA. This program will provide
matching funds, a loan, or a grant fo owners of historic structures within the CRA for
building rehabilitation and restoration activities. This program will encourage adaptive
reuse of historic structures, and may aiso provide partiai funding for new construction
adjacent to historic structures that are built in a complementary architectural form and
scale. '

Development Liaison/Expedited Permitting 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 12-3-03
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Facifity Location Program: Provides a mechanism for assisting in the recruitment of
business to the CRA and provides desirabie businesses with mapping and market
information, a list of market-ready sites, links to other federal, state and local programs
associated with economic development, and a liaison with the area’s 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
parking/drainage deficiencies, structural improvements, and property maintenance
issues. '

General Program Recommendations

Main Street Program: The Main Street program involves addressing redevelopment
needs through a four-peint 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 parailel 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 (e.g. airports) to bring
in additional tourism.

Advertising I-95: The CRA is close enough in proximity to -85 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 middle-income
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 include:

» Zoning and Land Use changes, where applicable; and
» Enforcement and madifications to existing architectural design guidelines.
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K. Neighborhood Impact and Affordable Housing Element

Community Housing Demographics

The portion of the CRA located east of U.S.-1 is located within U.S. Census Tract
508.01, Block Group 1. This Census Block Group extends from Fellsmere Boulevard
north to include Roseland, with U.S.-1 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 renter-occupied.

Ny

l_:\
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No housing units in the area lack plumping or kitchen facilities, although 28 units report
lacking tandline telephone service. The median home vaiue was $110,300 in year 2000,
median household income was $25,720, and average household size was reported as
1.84 persons per unit. The comparatively low median household income is a resulit 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 (e.g. commercialfretail uses adjacent to Riverview

Sebastian, Florida 12-3-03

Page 29 of 49




CRA Master Plan Propased Redevelopment Plan

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 residentiai
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 (e.qg.
parks) will provide a higher level of service to the residential community.

Effect on Schoof Population
Development of the Sebastian Boulevard Triangle Area as a mixed-use community wiil

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.
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Public Schools Serving the City of Sebastian

School Name Address Enrﬁg:ent Capacity*
Pelican Island Elementary 1355 Schurnann Drive G586 students 862 students
Sebastian Elementary 400 CR 512 592 students 878 students
Liberty Magnet School 8955 85th Street 506 students 674 students
Sebastian River Middle School 9400 CR 512 1,250 students 1,601 students
Sebastian High Schooi 9001 90th Avenue 1,764 students 2,025 students

Source: Indian River County School District, 2003

* includes permanent capacity and portable classroomn space.

As indicated in the table above, Sebastian’s schools have considerable additional
student capacity as of 2003. Concurrency requirements for new developments and
continued coordination with the school board will ensure adequate student capacity to
serve the CRA.

Other 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.
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L. Land and Building Acquisition

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 ali concerted efforts to acquire key
properties and/or buildings through private market transactions have faiied.

As design plans for proposed CRA Area projects are deveioped in the future, the CRA
will document specific building and/or land acquisition needs and attempt to acquire
necessary lands and/or buildings through public/private 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 and/or
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
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Proposed Redevelopment Plan

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 Policy 4.1

FLUE Policy 4.2.

FLUE Policy 4.3

FLUE Policy 4.4

FLUE Objective 5

FLUE Objective 8

FLUE Objective 9

Land use districts shall be located in a manner which
concenirates urban uses, thereby discouraging urban sprawl.

By January 2000, Indian River County shall identify and map
target areas for redevelopment and infil! development.

For the areas targeted for redevelopment and infill
development...Indian River County shall...assess the potential
for future development, review infrastructure capabilities and
needs, and develop special overlay or use districts and
regulations, if warranted.

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...

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
County’s housing units will be in multiple-family or traditional
neighborhood design projects.

Protection of Historic Resources. Through 2005, at least
95% of unincorporated Indian River County’s historic
properties...will continue to be preserved in fair, good, or
excellent condition.

Promote  Aesthetic = Development.  Through the
implementation of land development regulations, indian River
County will have aesthetically pleasing buildings, signs,
landscaping, parking areas, and roads.
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FLUE Obijective 11 Blighted Areas. Indian River County will...(take) 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)
oceurring 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 Sebastan CRA. The Indian River County
Comprehensive Plan aiso favors the use of innovative planning techniques such as
mixed-use 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 County’s Land Use Plan
were found in this review.

Sebastian Comprehensive Plan

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

FLUE Policy 1-1.2.4 Prepare a Redevelopment plan for Enhancing the Identity,
Design, and Vitality of the City’s Riverfront Corridor. The
Riverfront corridor shall be the subject of periodic special
planning and management studies as determined by the City
Council, which shail be coordinated closely with the residents,
Chamber of Commerce and other interest groups concerned
with promoting improvements along this waterfront corridor...

FLUE Objective 1-1.5 Promote Community Appearance, Natural Amenities and
Urban Design Principles. The appearance of maijor
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 1-1.5.1 Reinforce and Enhance the City’'s Community
Appearance. Major attributes shall be preserved through
application of design review standards and management of

Sebastian, Florida 12-3-03

Page 34 of 49



CRA Master Plan Proposed Redevelopment Plan

signs, landscaping, open space, tree protection, and other
urban design amenities...

FLUE Objective 1-3.3 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 1-3.3.4 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 1-3.3.6 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 Policy 1-3.3.7 Reinforce and Enhance Appearance of City Gateways
along U.S.-1 and CR 512. The City, together with the private
sector, shall consider introducing landscaping and urban
design amenities along gateways to the City, particularly the
U.S.-1 and 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 poiicies 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 pianning
techniques such as mixed-uses, 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 policles adopted in the City's Comprehensive
plan. In addition, no inconsistencies with the Sebastian Comprehensive Plan were
found in this review.
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IV. FINANCIAL FEASIBILITY

A significant benefit of any Community Redeveiopment 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 up-front infusion of funds to implement public
and public/private 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 tc
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 ten-year CRA revenue picture.

Fulfilling the vision of the Sebastian Community Redevelopment Plan is contingent upon
the ability to obtain funds to finance the pubiic 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.
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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.

Sebastian CRA -- Tax Increment Financing Revenue Projections
Taxable Value Growth, 1998-2003

Yoar {ndian Rlver Co. Annuak City of Sebastlan Annual Existing CRA Annual
Taxabla Value % Growth Taxable Value % Growth Area Taxabla % Growth
Value™* ***
1998 $6,420,216,433 - $441,507,088 - not avaliable -
1999 $6,995,0365,857 B,95% $464,360,012 9.71% nat available -
2000 $7,440,836,735 8.37% $507,026,049 4.68% $45,834,820 -
2001 $8,541,205,140 14.79% $684,427,432 15:27% 858,263,740 27.12%
2002 $9,500,691,213 11.24% $623.616,811 6.71% $58,844,190 1.00%
2003* $10,705,869,127 12.68% $700,787,392 12.30% $66,174,320 12.46%
-+ Growth 19882003 CADDAY T e XA Siarowth; 2000-2009 < d4i38%

Source Tndian Rfl.rer County Cily of Sabasrfan 2003.

Note: Proposed CRA taxable value not available for 2001, CRA area growth percentage based on 1998-2000.
* Estimated.
- Sebastian Boulevard CRA Expansion Area nat included in total.
“*  CRA base year {1994) taxable value = $34,959,870.

Sebastian Boulevard CRA Expansion Area
Taxable Value Growth, 1998-2003

Year Indian River Co. Annual
Taxable Value % Growth

2000 54,978,630 -

2001 $5,433,040 9.13%

2002 $5,929,680 3.14%

2003" $6,483,351 i 9.00%
Growth; 200022003

Source Ind:an River Gounty, City of Sebastian, 2003

* Projected (data not available as of September 15, 2003).

As indicated in the tables above, the CRA grew more than 27% 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 12.5% growth rate. Growth within the Sebastian
Boulevard Triangle Area has been more predictable, with a 9% annual growth rate
between 2000 and 2003 (estimated).
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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
Triangie 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 County Tax City Tax Total Tax
Valug** Revenues™* Revenues™* Revenues
2000 $10,875,050 $42,373 $51,656 $94,029
2001 $23,303,870 $89,664 - $101,625 $191,289
2002 $23,884,320 $87.877 $104,157 $192,033
2003 $31,214,450 $114,846 - $136,122 $250,968
2004* $38,413,583.59 $141,333 $167,517 $308,850
2005 $46,326,813.52. $170,448 $202,026 $372,474
2006 $55,025,025.90 $202,451 $239,958 $442.409
2007 $64,586,148.32 $237,629 $281,652 $519,281
2008 $75,085,849.78 $276,297 $327,484 $603,781
2009 $86,648,310.19 $318,801 $377,863 $696,664
2010 $99,347,066.44 $365,523 $433,241 $798,764
2011 $113,305,942.60 $416,881 $494,114 $910,995
2012 $128,650,072.65 $473,336 $5581,028 $1,034,364
2013 $145,517,024.93 $535,394 $634,582 51,189,977

Soaurce: Indian River County, City of Sebastian, ler Planning Group, 2003.

Note: 2000-2003 data are actual/estimated taxable values and revenues.
* Assumes CRA boundaries amended to include Sebastian Boulevard Expansion Area and 2003 millage rates
** 1994 CRA Base Year taxable value = $34.96 million. Incramental taxable vaiues shown based on
taxable value of 9% for Sebastian Boulevard Expansion Area, and 10% for remaining CRA.
bl Revenues reduced by 5%. Estimates based on County millage of 3.8728.
*er o Revenues reduced by 5%. Estimates based on City millage of 4.5004.
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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 long-range planning and may vary
considerably based on specific project details at time of construction.

Sebastian CRA - Capital Improvements Implementation Timeframe / Cost Estimates

Improvemant Priority Timeframe Cost Estimate” Comments
Park District Improvements
Strestscaps improvernents: High 5 years :
Curty and-Gotter Installation - - $159,000
Stormwater System’ - - $801,000
Pedésérian and Roadivay Lighting - - $687,000
Street Tress ' - - $380,000
Stréat Furniiure - - §228.000
Reconfig. Boat Parking - - $231,000
New Sidestrest Parklng - - $554,000
Specialty Paving at Intersectians - - $304,000
Siteiwalk - - $388000
Buriad Utilities - - $1,599,000 $1 milllon per mile
Pocket Pafks - - $49,000 8 @ $10000 RA
Earlhwork & Sodding - - $334,000
Upgradés and Rénovatfins (o Park: High 3 yéars
Paricipatory Fountain - - $575,000
Rastrb‘ijim - - $230,000
Pavliiions - - $35,000
Pédaitiian Connection to Sehiasiian Square - - s115000
installation of Mew Parking - - $125,000
Sebastian Boulevard Mixad-t/se District
Gateway Traalment: High 3 years $460,000 2 @ $200,000 EA
Arehitéefial Featlres and/or Flags - Inciuded
Sign Landscaping - ncluded
Specialty.Lighting - Inclideg
Fountain at Concentual New Lake - $17.000
Modification of Exisfing Lake to Create Park Medium 10 years $633,000
Sebastian Bouievard Sirestscape: High 7 years
Dibuble'Riws of large Shade Trees - $358,000
10-Feet Wide Pedastrian/Bikeway - $323,000
Pedastian and Réadway Lighting - $1,082000
Earthwork & Sodding - $323,000
Strbt Farriltare - $217,000
Soecially Paving at Key Inlersections - $212,000
Traffic Roundabout Conndetifig Triingle to South Wimbrow Medium 10+ years $161,000
US-1 Commercial District
(/S-1 Stresiscape: Medium B years
Large Specimen Medjool Date Paims - $508,000 $5000 par Date Palm
Decurative Lghting in Medlan - $207.000
Wiighington Péns along Rdadside - $421,000
Padestrian-Scais Lighting along Roadside - $958,000
Burigd Utiltliss - $2:415;000 51 millicrr per mile
Gateway Features X High 3 years $460,000 2 @ $200,000 EA
Developmernit-of Stormwater Park (Feasibility Study) High 2years $115,000
Infill Commexrcial Davalopment {Feasibility/Design Study} Mediurn 10+ years $58,000
{continued}
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Sabastlan CRA - Capital improvements Implementation Timeframe / Cost Estimates (cant'd, from previous page)

Improvemeant ) Priority Timeframa Cost Estimate* Commants
Riverfront District
Curb and Gutter Installation . High 7 years $208,000
Starmwatar System High 7 years $584,000
Pedestrian and Roadway Lighting High 7 years $790,000
Stree! Trees High 7 years §5621,000
Street Furniture High 7 years 312,000
Installation of New Parking High 7 yedrs $686,000
Sidewalk High 7 years $483,000
Buried Utliities High 7 yesrs $1,967.000 $1 million per mile
Packet Parks High 7 years $69.000 6@ 510000 EA
Plcnic Tablés High 7 y&ars £7,000 6@ $1000 EA
Covereg Seating Areas High 7 years $35,000 2 @ $15,000 EA
Wildiife Observation Areafs) High 7 years $23,000
Pedsstran Klosks High 7 yasrs $9,000 5 @ 51500 EA

AL o D R SEE O

“15% contingency acded {0 all cost estimates, 20% additional has been added to slom systern improvements,
and 5% addltional has been addad to roadway improvernents,

Note: The information contained herein is approximate. This tzble will be amended during regular Redevelopment Plan updates to
reflect current needs, and ig intended to introduce initial projects for a 30-year plan.

Tax Increment Financing (TIF) revenues for the CRA are projected to be approximately
$6.9 million over the next ten years. The projects included herein are generaliy feasible,
assuming bonding, public-private 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 a ten-
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-
year period.

C. Project 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 pubiic
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:
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Historic preservation matching grants are available for building restoration and
educational projects (e.g. walking/driving tours, brochures). These funds may
help increase tourism in the area, create community awareness of the Nationai
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,

Cily of Sebastiam: 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.

Non-Profit Corporation: The establishment of a tax-exempt organization may provide
funds for district improvements, such as buy-a-brick or adopt-a-tree programs for
streetscape improvements.
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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 public-sponsored 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 a ten-year period,
the Plan will be updated periodically over the thirty-year 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 up-front
infusion of doilars for public improvements with repayment from enhanced tax increment
proceeds over an extended period, typically twenty to twenty-five years. Obviously,
bond underwriters will require that the term of the CRA extend through and beyond the
final payoff of any bonds they sponsor. |t is also not unusual for successful CRAs to
implement multiple bond issues over the thirty-year redevelopment period, and second
and third issues would also need long-term payback periods to keep interest rates within
reason for the Agency.

Another areas of Plan implementation where the thirty-year term is crucial include the
development of public/private partnerships. CRAs 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 CRAs often enter into long-term agreemenis with developers to
address issues such as parking; these issues typically extend far into the future.
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B. Annual Reporting

The Sebastian CRA will prepare an annual budget for consideration and approval prior
to October 1% of the fiscal year in which the budget will be impiemented. In addition, an
annuai 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-
year tax base in contrast {o 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;

Review by Local Planning Agency; and

Consideration by CRA Board and City Council.

Aw
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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
waterfront/U.S. 1 area 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 CRAs. 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;

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 area.

The City is pursuing the possible expansion of the existing CRA to ensure that the older
commercial and industrial areas 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.

‘The proposed CRA expansion area generally includes the area between the CR 512
castbound and westbound roadway split, terminating at the eastern boundary of Old Dixie
Highway’s right-of-way. The proposed expansion area also includes a large tract of land
south of Woodmere Road, properties located between Harrison (2°%) Street and CR 512
eastbound, and other property south of (and fronting on) CR. 512 eastbound. The total
size of the proposed CRA expansion area is approximately 104 acres.

This report finds that over 50 percent of the proposed CRA area is exhibiting deteriorated
conditions such as damaged structures and declining site conditions. In addition, nearly
one-quarter of the proposed area is vacant land, and approximately 43 percent of all
existing structures in the area are nonconforming residential uses.

The redevelopment study area meets the criteria set forth by the State of Florida for the
creation of a CRA. If the City adopts these findings, the next step of the process 18 to
incorporate this new area into an updated redevelopment master plan for the entire
Sebastian CRA.

—_—
%
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L. Introduction

The City of Sebastian, located in Indian River County, was incorporated in 1925. Figure
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 a population of 16,181 in 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 a mumc1pa1 airport just
east of CR 505 (Roseland Road).

The City of Sebastian originally formed a CRA in 1995 through Ordinance No. 95-05.
This existing CRA. is generally linear 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 areas, the City is examining the feasibility of expanding
the CRA to include 103.74 acres of land generally located contiguous to and southwest of
the existing CRA boundary,

The purpose of a CRA is to bolster the economy in a qualified area that has been selected
based on its need for redevelopment and its ability to meet state statutory criteria for slum
and/or blight. There are three primary benefits of a CRA. First, CRAs allow for the
utilization of tax increment financing (TIF). To employ TIF, the latest year’s taxable
assessment is used as the base or starting point. From that year forward, for a period of up
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
that area according to an approved master plan. The increment comes from hoth
municipal and county property tax revenues.

In addition to "T]F, the CRA increases the City’s 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 property acquisition. The end
result is an increase of the money available for public investment in the specified area
over what would have been available prior to the establishment of the CRA. Lastly, the
redevelopment area benefits due to the application of a master planning approach which
creates a vision for the area and specifies an implementation program to accomplish that
vision,

e e —————————  ——————— ]
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Il CRA Criteria - State Requirements

Chapter 163 allows municipalities to designate a Community. Redevelopment Area
(CRA) as a special district where Future County and City property tax increment
revenues can be used to find infrastructure improvement and development, as well as new
redevelopment initiatives. The initial step in the process of designating a CRA is the
“finding of necessity for redevelopment.” This finding is made pursuant to a City
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 are necessary in the interest of the public health, safety,
morals, or welfare of the residents of the City [F.S. 163.355]. Subsequent to making this
legislative finding, the City can then establish a Community Redevelopment Agency
(CRA) and prepare a Community Redevelopment Plan for the designated Area. Finally,
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 ITI, Florida Statutes. These
criteria are listed below:

1. “Slumn area” 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 are impaired by reason of dilapidation, deterioration, age, or
obsolescence, and exhibiting one or more of the following factors:

a. Inadequate provision for ventilation, light, air, sanitation, or open
spaces;

b. High density of population, compared to the population density of
adjacent areas within the county or municipality; and
overcrowding, as indicated by government-maintained 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 [F.S. 163.340(7)].

%
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2, “Blighted area” means an area in which there are a substantial number of
deteriorated, or deteriorating structures, in which conditions, as indicated by
government-maintained statistics or other studies, are 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
B facilities, roadways, bridges, or public transportation facilities;
} b.  Aggregate assessed values of real property in the area for ad
) valorem tax purposes have failed to show any appreciable increase
] over the 5 years prior to the finding of such conditions;
c. Faulty lot layout in relation to size, adequacy, accessibility, or
usefulness;
Unsanitary or unsafe conditions;
Deterioration of site or other improvements;
Inadequate and outdated building density patterns;
Falling lease rates per square foot of office, commercial, or
industrial space compared to the remainder of the county or
municipality;
h. Tax or special assessment delinquency exceeding the fair value of
the land; '
1. Residential and commercial vacancy rates higher in the area than
in the remainder of the county or municipality.
J- Incidence of crime in the area higher than in the remainder of the
county or municipality;
k. Fire and emergency medical service calls to the area
¥ proportionately higher than in the remainder of the county or
} municipality;
)
{

‘-—'—'--f"-—.-\_vs_l
®ho oo

L A greater number of violations of the Florida Building Code in the
area than the number of violations recorded in the remainder of the
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

1. Governmentally owned property with adverse envirommental
conditions caused by a public or private entity. -

Finding of Necessity for 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 paragraphs (a) through (n) are present and all taxing
~ authorities subject to 5.163.387(2)(a) agree, either by interlocal agreement or
agreements with the agency or by resolution, that the area is blighted [F.S.

—

- 163.340(8)].
J 3. There is a shortage of housing affordable to residents of low or moderate income,
‘ including the elderly. [F.S. 163.355(1)]

R
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ITI. Methodology

A number of information sources and analytical techniques were used in the
determination 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
deficiencies, property tax values and frends, land subdivision and owmership,
programmed public improvements, and other factors. The existing Sebastian Community
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
teport to determine the existence of slum and/or blighting conditions, the overall need for
redevelopment and to finalize the boundary for the proposed CRA expansion area.

%
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IV. Proposed Community Redevelopment Area
A.  Area Characteristics

Based on field surveys, the recommended boundaries for Sebastian’s proposed CRA
expansion area are shown in Figure 2. The area being considered for expansion of the
existing redevelopment area (hereafter referred to as “the proposed expansion area™)
generally includes the area between the CR 512 eastbound and westbound roadway split,
terminating at the eastern boundary of Old Dixie Highway’s right-of-way. The proposed
expansion area also includes a large tract of land south of Woodmere road, properties
located between Harrison (2"%) Street and CR 512 eastbound, and other property south of
(and fronting on) CR 512 eastbound.

The gross area of the proposed CRA expansion area is 103.74 acres, including road
rights-of-way.  Excluding road right-of-way, the area for proposed expansion is
approximately 80 acres. Approximately 22.4 percent (23.21 acres) of the gross area is
undeveloped. The remaining land area is intended to support commercial (31.50 acres),
industrial (56.51 acres), and institutional (15.73 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 of the 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
€Xpansion area.

1 Table 1. Future Land Use/Zoning
T , Percent of
| Future Land Use Designation Acres Proposed
j CRA Area
L Commercial-512 District (C-512) 6.24 6.0%
o Public Service District (PS) ) 15.73 15.2%
P Industrial District (IN) 56.51 54.5%
_’ Commercial General District (CG) 25.26 24.3%
;  Source: City of Sebastian Future Land Use/Zoning Maps
i ~ As indicated in Table 1 above, the majority (54.5 percent) of the property within the
proposed CRA expansion area is designated for industrial use. Figure 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 24.3 percent of the proposed CRA expansion
j area. Approximately 15.2 percent of the area is designated for institutional development
) (PS District). Finally, 6.24 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 area.
)
; Table 2. Existing Land Use
) Percent of
' Existing Use Acres Proposed
! CRA Area
f Institutional 12.07 11.6%
Industrial 7.24 7.0%
i Commercial 10.1 9.7%
‘ Residential 2725 26.3%

%
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Road Right-of-Way 23.87 23.0%
Vacant 23.21 22.4%

Source: Kimley-Horn & Associates, Inc.

The character of the existing land use in the proposed CRA expansion area is
predominantly residential. Table 2 indicates that 23.0 percent of the area is made up of
road right-of-way, and an additional 22.4 percent of the area is undeveloped land.
Institutional land uses are the next most prevalent uses, representing 11.6 percent (12.07
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 share of
existing land uses in the area, accounting for 9.7 percent and 7.0 percent of the area,
respectively. Industrial land uses in the area include storage facilities and auto-oriented
businesses such as auto repair and parts.

There are a substantial number of instances of noncomforming uses in the proposed CRA
expansion area. Of 40 total structures surveyed in the area, 17 (42.5 percent) represent
residential uses, which are nonconforming uses in the area according to future land use
and zoning designations. Of the 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.

. .
%
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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 establi'shing (and
expanding) a CRA.

The gross acreage of the proposed CRA expansion area, including road rights-of-way, is
approximately 103.74 acres. Using this gross acreage, the conditions illustrated on Figure

7 account for the following proportions of the study area:

Deteriorating Structures — 4.6 acres (4.4%)

>
» Deteriorating Property Conditions — 25.36 acres (24.5%)
» Both Deteriorating Structures/Prop. Conditions — 24.05 acres (23.2%)
» Inadequate Roadways — 0.5 acres (0.5%)

When combined and adjusted for overlapping conditions, these six conditions represent
54.51 acres, or 52.5 percent of the gross proposed CRA expansion area. BExcluding road
right-of-ways, 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.

= -~ - o
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A.  Deteriorating Structures

- Table 3, below, is a visual inventory of building and lot conditions within the proposed
CRA expansion area. The location of each building and lot surveyed is shown in Figure
6, and cross-referenced by Map ID number on Table 3 below. Building and lot

_}, conditions have been rated according to the following scale:

i

J Building Conditions Lot Conditions

|

i 1 — Standard 1 - Good Condition

) 2 — Slightly Deteriorated 2 - Standard: tall grass, efc.

; 3 —Deteriorated 3 — Poor: overgrown, minor debris

4 -- Dilapidated

4 — Very poor: Dumping, unmaintained, etc.

} Table 3 — Building and Lot Conditions Survey
. Map | General Building Lot
'} ID# | Address Use Condition | Condition | Non-Conforming Use?
} 1 | High Residential 1 1 Yes; single family home
1 Street SF in Industrial Land Use
2 | High Residential 3 1 Yes; single family home
Street SF in Industrial Land Use
4 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
3 Street SF in Industrial Land Use
, 6 | High Rental 1 1 No .
! Street - Business _
’ 7 | High Vacant N/A 4 No
Street
8 | High Vacant N/A 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 farhily home
Ave SF ' in Industrial Land Use.
12 | Louisiana | Residential 2 1 Yes; single family home
Ave SF in Industrial Land Use

WM
e RS
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Louisiana

13 Residential - 2 1 Yes; single family home
Ave SF in Industrial Land Use
14 | Louisiana | VFW 1 1 No
Ave
15 | Louisiana | American 1 1 No
Ave Legion
16 | Louisiana | Residential - 2 1 Yes; single famijly home
Ave SF in Industrial Land Use
17 | Louisiana | Residential - 1 1 Yes; single family home
Ave SF in Industrial Land Use
18 | Louisiana | Residential - 3 2 Yes; single family home
Ave SF ‘in Industrial Land Use
19 | Louisiana | Vacant N/A 3 No
Ave _
20 | First Residential - 2 2 Yes; single family home
(Taft) St | SF in Industrial Land Use
21 | First Residential - 3 2 Yes; single family home
(Taft) St | SF ' in Industrial Land Use
22 | CR 512 Vacant N/A 3 No
23 |CR512 Public Works 1 1 No
24 | CR 512 Vacant. N/A 3 No
25 | CR 512 Residential - 4 3 Yes; single family home
SF in Commercial Land Use
26 | CRS512 Commercial & 1 1 No
Office
Building
27 |CR 512 Office 1 1 No
Building
28 [ CR 512 Vacant N/A 3 No
29 [ CRS512 Vacant N/A. 3 No
30 | CR 512 Carpet Store 1 1 No
31 | CR 512 Vacant N/A 3 No
32 |CR512 | “Fountain 1 1 No
Plaza” - Retail '
33 [CR512 Vacant N/A 3 No
34 | CR 512 Storage 1 1 No
“Facility
35 | CR 512 Vacant N/A 3 No
36 | Second Storage 1 2 No

%
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(Harrison) | Facility
Street
37 | Second Automotive 1 No
(Harrison) | Body Shop
Street
38 | Second Storage 1 No
(Harrison) | Facility
Street
39 | Second Storage 1 No
(Harrison) | Facility
Street
40 | CR 512 Restaurant 1 No
(Jerry’s Sub &
Pub)
41 1 CR 512 Automotive 2 No
Repair
42 | CR 512 Qutside N/A No
Storage Area —
' Boats
43 [ CR512 Service Center 1 No
44 | High Storage 1 No
Street Facility
45 | High Storage 2 | No
Street Facility .
46 | Old Dixie | Sheet Metal 3 No
Hwy Roofing
47 | Old Dixie | Automotive 1 No
' Hwy Repair
(Transmissioxi)
48 | Old Dixie | Automotive 2 No
Bwy Sales
49 | Old Dixie | Storage 1 No
Hwy Facility
50 | Oid Dixie | Storage 2 No
Hwy Facility
51 | Old Dixie | Residential - 3 Yes; single family home
Hwy SF in Industrial Land Use

Source: ller Planning Group, 2002

%
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As indicated above, 40 of the properties surveyed in the proposed CRA expansion area
currenﬂy have structures on them. Of the 40 structures surveyed, nearly half (47.5
percent - 19 structures) are “slightly deteriorated” to “dilapidated” in condition. In
addition, 49 percent of the Iots within the proposed CRA expansion are rated “standard”

“very poor”. Nearly 30 percent of the lots within the area are rated “poor” or “very
poor” in condition.

The following graphics depict deteriorated structures within the CRA expansion area:

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 appears 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.

Photo. I - Dilapidated home on north side of CR 512 East

Photograph 2 depicts a mobile
home near 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,

Photo. 2 — Mobile home at intersection of High Street and Fouisiana Avenue

—_—
M
Finding of Necessity for Redevelopment ~ City of Sebastian, Florida 19



Y R — - St N

Photograph 3 depicts an
industrial land use on the
north side of Harrison (2"%)
Street in the northeastern
area of the proposed
expansion area.

Photographs 4 through 7 show
an additional nonconforming
mobile  homes  generally
located between CR 512
eastbound and CR 512
westbound east of Louisiana
Avenue.

Photo. 5 — Northwest corner of Louisiana Avenue and  Photo,6 — West side of High Street north of Taft (1) Street
Taft (I*} Street

%
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Photo. 7— Mobile home on the west side of High Street south of Taft (1°) Street

Photograph 8 depicts an outdoor storage area on the north side of Harrison (2nd) Street
just east of Hewlett Drive.

Photo. 8 — Outdoor storage fucility on north side of Harrison (2} Street

e R R ——————————————..
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B.  Deterioration of Site or Other Improvements
1. Vacancy

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,
22.4 percent (23.21 acres) of the proposed CRA expansion area is comprised of vacant
j land. ~

| Vacant land is dispersed throughout the proposed CRA expansion area, with no
| significant concentration occurring in any specific location. The existence of vacant land
is evidence of lack of investment 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 areas 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
(57.9%) were for junk, trash and debris.

The photograph to the right
is just one example of litter
in the proposed CRA area.
This photograph shows a
pile of discarded materials
adjacent to an industrial use
located on the northern side
of Harrison (2™%) Street at
Hewlett Drive.

Finding of Necessity for Redevelopment ~ City of Sebastian, Florida 22




The photograph below shows a vacant lot being used for storage of truck trailers at the
southeast corner of Taft (1¥) Street and High Street. This not only demonstrates property
owner disinvestment in the proposed CRA expansion area, but also shows that much of
the land within the area is not being utilized for its highest and best use.

 Truck trailer storage on vacant lof at southeast corner of Taft (I7) Street and High Street

3. Faulty Lot Layout/Diversity of Ownership

Faulty lot layout due.to lot size is a significant problem within the proposed CRA
expansion area for industrial areas. The City’s zoning code requires a minimum lot width
of 100 feet and a minimum lot area of 15,000 square feet for industrial uses (City of
Sebastian Zoning Regulations, § 54-2-5.6). Lot sizes in the industrial-zoned areas of the
northeastern part of the proposed CRA expansion area typically range from 6,500 square
feet to 9,375 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 City’s C-512 District calls for 2 minimum lot size of
20,000 square feet, and a minimum lot width of 125 feet. This commercial zoning exists
in the southwestern part of the proposed CRA expansion area south of CR 512 eastbound,

W
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Lot sizes in this area typically do not exceed 10,000 square feet, with a 40-foot average
lot width.

Accordingly, commercial and industrial development within current code is not feasible
(without significant parcel assembly) due to diversity of ownership and small lot sizes,
each of which prevent the free alienability of land within the proposed CRA expansion
area. :

W
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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 of the following:

* Building maintenance;

* Property maintenance;

* Landscape maintenance; or _

= Public nuisance (junk, trash, or debris, overgrown vegetation or
abandoned/untagged vehicles).

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

Table 4. Proposed CRA Area Code Enforcement Cases by Violation

Type of Violation Number of Instances
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) are 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 area.

M
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3 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
C-512 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 area is inadequate and
! unpaved in many instances. The system is insufficient to serve the land uses presently
adopted for the area.

M
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E. Tax 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 $4,878,630 $5,929,680 19.1%
City of Sebastian $508,508,759 $623,616,811 22.6%
Indian River County $6,995,948,262 $8,896,057,701 27.2%

Source: City of Sebastian, Indian River County

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 area’s total taxable value
growth lagged by more than eight percent behind Indian River County, indicating
blighting influences in the area and a need for redevelopment.

%
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VL Conclusions

Based on the information presented in this report, the City of Sebastian’s proposed CRA
expansion area meets the state requirements for a Community Redevelopment Agency.
The proposed CRA area meets the following criteria:

1.

Over half of the properties in the proposed area exhibit deteriorating
building and site conditions. This clearly meets state requirements that
call for a “substantial number of deteriorated, or deteriorating structures”
within a proposed CRA (F.S. 163.340(8));

The “deterioration of site or other improvements” (F.S. 163.340(8)(e)) has
been demonstrated by the existence of 23.21 acres of vacant land within
the proposed CRA area, which accounts for 22.4 percent of the total
Proposed expansion area. Additionally, deterioration of site has been
demonstrated through the accumulation of litter and debris in the area.
Between 1990 and 2000, nearly 60 percent of all code enforcement ,
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 deteriorating .or deteriorated;
“Faulty lot layout” (F.S. 163.340(2)(c)) exists in nearly all of the C-512
commercial and industrial zoned properties in the proposed CRA
expansion area due to small lot sizes that do not meet current zoning code
requirements; :

A “diversity of ownership.. prevent(ing) the free alienability of land”
(F.S. 163.340(2)(m)) within the proposed CRA expansion area has been
demonstrated within ‘the C-512 commercial and industrial zoned
properties, as new development in these areas would require significant
assembly of parcels;

Several instances of inadequate road layout occur throughout the proposed
CRA expansion area;

Land use conflicts occur where residential uses exist in commercial and
industrial zoned areas. Over 40 percent of the existing structures in the
proposed expansion area are nonconforming residential uses; and

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 a need for redevelopment.

These findings and the other detajled conclusions contained herein clearly indicate a very
strong need for redevelopment in the Sebastian CRA expansion area.
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RESOLUTION NQ, R-02-57

A RESOLUTION OF THE CITY OF SEBASTIAN, FLORIDA,
FINDING BLIGHT IN THE CR 512 TRIANGLE AREA AND
DECLARING A NECESSITY FOR REHABILITATION AND
REDEVELOPMENT; PROVIDING FOR EFFECTIVE DATE,

WHEREAS, the City of Sebestian commissioned the Treasure Coast Regional Planning
Courncil to host & charette over the future development of the County Road 512 corridor through
the City; and ' |

WHEREAS, the City of Sebastian received the Charetre Report (the “Development
Master Plan") dated Noverber 3, 2000, and adopted it as the conceptuel basis for the polivie
governing development in the CR 512 corridor within the City of Sebastian; and

WHEREAS, the Master Plan recommends various enhancements to the Sebastian
Boulevard roadway, other public infinstructure improvement projects, as well as changes in the
zoning laws and dwélopment standards for the corridor: and .

WHEREAS, the Master Plan recommends various enhancements fo the Sebastian
Boulevard roadway, other public infrastructure improvement projects, as well as changes m fhe
zoning laws and development standerds for the corridor; and

WHEREAS, daring the charette process canoems arose over the negative effects as to
traffic patterns, livebility and developability that the divided right-of-way for CR 512 had
brought to the aren of land between thege “tin paire™; and

WHEREAS, a key clement of the Sebastian Boulevard Development Master Plan
became redevelopment of the land Jocated between the divided right-ofiway for the eorridor
under & “New Town Center” concept; and

WHEREAR, it was determined that the City shoold retain a planning professional to
further exemine the feasibility of this triengle ares between the rights-of-way, and the firm of
IPG, Inc.; and

WHEREAS, IPG, Inc., has issued & Finding of Necessity Report, which is bereby
adopted as the findings of the City of Sebastian;
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& :

NOW THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CI1Y
OF SEBASTIAN, as followe: : \

Seetfon].  That the City has determined the area focated between the divided
eastbound and Westbound rights-of-way furICdunty Road 512, and up to the sastern edge of the
FEC Raflroad right-of~way, meets the criteris of Fla, Stat. 163.34{](8} and constitutes a “blighted
area’ within the parameters of state law; and

Section 2.  In the interest of public heulth, safety, and welfzre of the residents of the
City of Sebastian, the rehab; litation and redevelopment of said ares is necessary.

Section3. It is the intent of the City to proceed with the necessary actions to
incexporate the desoribed area foto he existing Sebastian Community Redevelopment ares
located adjacent and immediately to the east, ' :

Sectiond. EFFECTIVE DATE. This resolution shall take effect irmmediately upon
its adoption,

The foregoing Resolution was moved for adoption by Councifmember  Maicher
The motion was seconded by Councilmember Barceyk  end, upon being putimtoa -
vote, the vote was as follows: ‘

Mzyur Walier Bames rye
Viee Mayor James Hill gy
Councilmember Joe Barazyk __aye
Cauncitmember Edward J. Majcher, Jr. aye
Councilmember Ray Coniglio aye

The Mayor thereupon declared this Resolution duly passed and edopted this 1 1% day
of December, 2002,

CITY OF SERASTIAN, FLORIDA
By ‘

ATTEST: Mayor Walter Barmes

City Cler i Approved as to form and legality for

relfance by the, City of Sebastian only:

Rith Stringer Tlty @mey
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Legal Description

Sebastian CRA

Begin at the northeast corner of the municipal limits of the City of Sebastian; run west following
the city limits to a point of intersection of the eastern right-of-way line of the Florida East Coast
Railroad; run southeast following the east right-of-way line of the Florida East Coast Railroad to
the point of intersection of the City of Sebastian’s southermn municipal limits; run east following
the City of Sebastian’s municipal limits; run northwest following the same city limits to the point
of beginning,

Expansion area legal description

Begin at the intersection of the east right-of-way line of the Florida East Coast Railroad and the
western right-of-way line of westbound Sebastian Boulevard (CR 512 west); un southwest along -
the western right-of-way line of westbound Sebastian Boulevard (CR 512 west) to the southeast
point of intersection of the right-of-way lines of Calamondin Street and Temple Avenue; run west
along the south right-of-way line.of Calamondin Street to its southwest limit; run west following
the north boundary of Parcel # 1 of the Coy A. Clark Company Plat; run south following the west
boundary of Parcel # 1 of the Coy A. Clark Company Plat to the western right-of-way line of
Sebastian Boulevard (CR 512 west); run southwest along the western right-of-way line of
Sebastian Boulevard (CR 512 west) approximately 200 feet; run southeast perpendicular to the
right-of-way of Sebastian Boulevard (CR 512) to the northernmost limit of the 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 eastern right-of-way of Sebastian
Boulevard (CR 512 east) to the easternmost right-of-way of the alley running through Lot 58,
Sebastian Highlands Unit 12 subdivision; run southeast along said alley right-of-way line to a
point’ of intersection at the southernmost boundary of Lot 58; run northeast along the
southernmost boundary of Lots 58-71, Sebastian Highlands Unit 12 subdivision to a point of
intersection with the west right-of-way line of South Wimbrow Drive; continue northeast from
the right-of-way of South Wimbrow Drive to the southwest corner of Lot 5, Sebastian Highlands
Unit 12 subdivision; continue northeast along the southernmost boundary of Lots 5 through 12,
Sebastian Highlands Unit 12 subdivision and continue to a pont of intersection at the eastern
right-of-way line of the drainage right-of-way, 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 drainage
right-of-way line and continue following the said right-of-way eastward; continue to follow the
same right-of-way southward to a point of intersection at the southern municipal limits of the City
of Sebastian; run east following the southern municipal limits of the City of Sebastian to a point
of intersection with the western right-of-way line of the Florida East Coast Railroad; nun
northwest following the municipal limits of the City of Sebastian; continue westward following
the said municipal limits of the City of Sebastian; continue northward following the same
municipal limits of the City of Sebastian: continue northeast following the municipal limits of the
City of Sebastian to a point of intersection of the eastern right-of-way line of the Florida East
Coast Railroad; follow the east right-of-way line of the Florida East Coast Railroad to the point of
beginning,. -
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~ apply:

. ARTICLE XXI. PERFORMANCE OVERLAY DISTRICTS

Sec. 54-4-21 1. Intent

The mtent of thls section is to describe certam Performance Overlay zones used to impose
specxel development restrictions. on identified areas. The location of Performance Overlay
zones is estabhshed by the City of Sebastian based on the need for special protective measures

in that area. The underlymg uses in the area, as determmed in chapter II of this code remain

undisturbed by the creation of the Performance Overlay zone. The Performance Overlay zone -
merely mpoaes addltronal or d]ﬁ'erent development standarde than those that would other-' ‘
wise apply. :

. Bee. 54-4-21 2. Purpose.

" -The overa]l purpose of theee regulatmns is to:
) (a) Promote an attractive and mv1t1ng comdor,

(l)') Prowde for a sufﬁclent amount of. attractive and’ well-ma.mtamed landscaplng to
complement buildings and structures within the comdor, '

(c) Encourage development of attractrve bmldmgs within the corridor, :

() Ensure unobiruslve and orderly mgnage that averis a gansh and weua].ly cluttered
g appearance along the corridor;

(e) 'Encourage creative desrgns and bulldmgs of qua,hty,

(fy. Foste:r creative approachea that result in buﬂdmgs of enduring character through use
- of quality design and building: matenals ‘and : :

(2 Make the Overlay Districts consmtent with their vision statements

- ~ See. 54- -21.3 Speclal regulatlons and exemptmns.

(a) Exemptions, W1thm the Performance Overlay Dlstncts the followmg exemptlona shall |

(1) Smgle-famﬂy development and redevelopment sha.ll be exempt from all Performance' '
Overlay District special development regulations. '

‘(2) Industrial and storage buildings located within an industrial. dzstnct shall he ex-
. empted from foundation planting landscaping reqmrements and architectural/
bulldmg requirements only if no building facades abut a residentially zoned area or
front. on pubhc or' platted ‘roads. All mdustnal bu:ldmge shall satlsfy the color o

g reqmrements '

(3) Electrical substations and similar public or quasi~public”faci1ities that prohibit access A
. by the public onto the site may be exempted. from architectural/building. requn'ements,

if the exempted buﬂdmg(e} and eqmpment wﬂl be weually screened from adJacent
properties and roadways
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§54-421.3 - SEBASTLAN LAND DEVELOPMENT CODE

(b) Uses. With the fo]lomng exoepttons, uses within the Performance Overlay Dlstncts :

shall be as spemﬁed in article V of this code _

(1) Outdoor displays. No outdoor displays shall be permztted unless approved by the -

. planning and zonmg com:msszon pursuant to section 54-3. 10 2(d). .

2y 'rUses with velncle and service haye "Uses 1nvolvmg velncle and semce baye that are
* oriented perpend.tcular to.CR 512 are allowed only if a Type "B" buﬁ'er w1th a four-foot k

hlgh opaque feature is prowded along the site's CR 512 frontage

(3) . Underground ut1ht1es services reqmred ‘Where new utlhtles services (e g, electncal L

" phone, cable) are: prowded to project gites, such semce shall be installed undergrou.nd

- (4) Connection to pedestrian systems; Pro,]ects fronting on roads with ex:tstmg or planned/ ,
required sidewalks and/or bikeways shall provide a pedestrian path from the projectto
the existing or future s1dewalk and/or bikeway. Said pedestrian path shall have a

‘minimum width of five feet, shall consist of a rigid surface meeting Flonda Accesm—

- hility Code requlrements and may mclude properly marked areas that. CToss, parkmg '

| 'lots and driveways.

Sec. 54-4-21.4. Plan approval.

'In the Performance Overlay Districts, development and redevelopment requn'mg adm1ma— '

tratwe, minor mod1ﬁcatlon or site plan approval and exterior renovations shall comply with

the districts plan requirements. The area of development for such projects shall be the area of

the site containing buildings, additions, structures, facilities or improvements proposed by the
‘ apphcant or required to serve those items proposed by the appllcant ‘

- ~ Seec. 54-4-21.5. Supplementary reqmrements for site plan suhlmttal ‘and review. -

(a) Prelzmmaty review of site plans Prehmmary ataﬁ' rewew of site plans is mandatory,

rmcludmg review of landscaping and tree preservation plans; architectural plans, hghtmg ‘

plans, and color and extenor ﬁmsh samples.

- (b) Site plan review, The drawmgs listed below are to be submitted in a n:u.mmum 24-inch

by 36-inch format, and are to be the largest scale, wlnch will fitona 24-inch by 36-1nch format.

" In addition to normal site plan review submittal reqmrements the following are to be"

- subm1tted at the time of site plan review:

) S1te plan. This plan shall 1nd1cate setbacks and all gite development as required by the

~ gite plan ordinance, and shall depict: building orientation; locations of signage,.

location of service areas, dumpsters, loadifig zones, mechanical equipment, and any
~ other "visually offensive elements" as ‘described 1n these reqmrements including
locations and specifications of screemng dewces :

(2) Tree plan Thls plan shall indicate locataon, chameter at breast helght (dbh) four and .
; one-half feet above grade,. and spemes of all trees six-inch cahper (measured at dbh)

' and larger
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_PERFORMANCE" OVERLAY DISTRICTS §5’4-4421,.5

Landscape plan The landscape plan may be mcorporated mto the site plan It ahall
include calculations demonstrating compliance with article XIV and - the spemal
landscapmg requirements as established within each dlstnct '

Buxldmg ﬂoor plans This plan shall deplct general locatlon of enmes and ex1ts ,
restrooms, and general uses.

"Roof plan This plan shall 1nd1cate roof type, slope, and any oﬂ'enswe elements (as"

described in these requirements) and descriptions of screening devices.

‘Building elevations, This plan shall include all'axterior‘-building elevations, including
all items affecting the appearance of the building, mcludmg roof deslgn, _complete o
‘description of exterior building materials, exterior building colors, all loading zones, -

mechanical and electrical eqmpment locatlona and their reqmred screemng dev:lces, . '
and signs attached to buildings. ' : , ‘

Certlﬁcatmns The plan shall mclude cei'nﬁcahons from the praject arcthect or
engineer that proposed roof plans and elevatton plans satisfy the Overlay stt:ﬂcts
architectural/building standarda ' .

Other requirements, Prior to site planrelease, apphcants shall submlt to planmng and

_ growth management department three sets of the followmg and sha]l nbtam planmng :

staff approval of each component:

a. Site lighting plan. The site lighting plan may be mcorporated into the site plan.

' It must indicate the site lighting plan, as well as a light fixture schedule with cut:
sheets (written specifications and pictorial representation including photometric
chart) for all site lighting ﬁxtu:es This 1nc1udes any 51te h.ghtmg ﬁxtures
attached to buildings. o

b.  Sign elevations (minimum scalef thrée-ciuarters mch equals one foot)._Theae 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_squ‘are"
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 of each sample) and method of illumination.
This is' required for ‘all outdoor signs except those which cannot be determined
because the occupancy of the space is not known. Any signs not reviewed at site
plan review time for this reason must be reviewed under these requirements
prior to the issuance of 'a sign permit. : :

*

c.  Building color samples (minimum sample sizes: three by five mches) Extenor

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 colors satlafy the Overlay District's hghtmg, mgnage and’
color standards.

LDC21:3



§ 54-4-21.5 SEBASTIAN LAND DEVELOPMENT CODE

(c). Approval for change of exterior design required. Changes to the exterior. of any structire

in the _Overlay Districts shall require review and approval by ‘the plamung and -growth

management cleparh:nent Such changes shall include, but not be limited: to, colors, bmldmg :

materials, roof finishes and signage. Routine mmntenence and replacement of materials which
do not aﬁ'ect the approved extenor des:gn shall be exempt from such rewew and approval

See._54-4~21 B. Walvers :

As part of an appllcatlon for development a request may ba made for a waiver of any of the
provisions of this article. The request shall be heard by the planmng and zoning commission
in detenmmng if any such provision be waived, modified or applied as written. The planmng
and zoning commission. shall hold a quasi-judicial hearing on . the requested -waiver. The
criterion for granting a waiver or mod1ﬁcat30n of any of the provisions of thm arncle is whether
the strict interpretation of the requirements of this article places an inordinate burden on the

--property owner as defined by Florida Statutes. The waiver procedure herein is the exclusive -

remedy to the apphcetmn of the provisions of thm artlcle and is to be utilized i in lieu of an
apphcahon for & variance, :

Historic bmldmgs The planm.ng and zonlng cornmission may waive the reqmrements of the
performance overlay dzstncts for the purpoee of presemng a l:lJ.S‘tOI‘lC bmldmg

DIVISION A RIVERFRONT OVERLAY DISTRICT REGULATIONS rl

Sec. 54-4-21.A.1 Intent.

Th13 Rwerﬁ'ont QOverlay sttnct is demgned to encourage development and redevelopment '
within the Riverfront District that includes promotion of traditional building types with -
arcades, balconies, and porches. Add.luonally, the intent of the district is to create a sense of .

place and promote social interaction on the streets of the Riverfront Dlstnct and encourage

durable construction that is harmonious wrth the a.rch:tectura.l hentage known as the "Old .

- Florida Fishing Village" of Sebastmn

Sec 54-4-21.A.2. Boundarles.

(a) Establzshed A speozal Performance Overlay Diatrict is hereby eetabhshed to be known )

- as the "Old Florida Fishing Village" Rwerfront District.
(b) Boundaries: The Riverfront District shall mclude that portlon of the 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 hm1ts located approxxmately at the south section line of
Section 6, Township 3183, Range 39E. ‘

(¢) Riverfront District requu'ements All development in the Rwerﬁ-ont Dlstnct ghall comply 7

W1th the requirements of this article. The- standards and requirements set forth below shall

apply to new development, conversion in use from res1dent131 to commerclal and to building

- exterior reﬁmshmg
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PERFORMANCE.OVERLAY DISTRICTS - §54-421A3

Sec. 54-4-21 A3, General.

(a) Scope: The design of all structures in the Riverfront Dlstnct shall comply vnth the
reqmrements of this code. This perta.ms to any bulld.mg, group of buildings, site development

' _alteratmns affecting buﬂdmg's exterior, parking lots, and vehicular use areas. Compliance

with the prowsmns in this code shall be reviewed by the growth management department
planmng and zomng conm:ussmn and the city c¢ouncil as appropnate Precedence shall not be
set by any project or variances approved by the growth management department plan.nmg "
and zonmg commission, city council, or the board of adJustment .

(b) Approval for change of exterior deszgn requzred Any exterior change of any structure in
the Riverfront District shall require review by the growth management department Such

: "changes shall include, but not ‘be ]muted to, colars, building matenals, roof finishes, and

signage. Changes to the architectural features or style, landscaping, or signs shall be approved
by the gmwth 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 approrved exterior des1gn shall be exempt

from thm paragraph.

(¢) Prohibited orchzteotuml styles The. followmg are not consnlered to be oonsxstent with o
the "0ld Florida Fishing Vi.llage" arclntectural style nor appropnate for the R1verfront Dlstnct -
and . are prohibited:

(1) Corporate sxgnature or commertnal prototype archltecture, unless such is cons1stent_
with all requirements of this code. Examples of such mclude, but are not lumted to, flat.
roofed convenience stores and gas stations.

(2) Bulldmgs which are of symbohc desagn for reasons of advertlsmg and bu:lldmgs whmh
‘are not compatible to the atmosphere of Riverfront District. Examples of such include
~ "A frame" style roofs, garishly colored roofs, translucent architectural elements, and
the like. Symbols attached to buildings will not be allowed unless they are secondary.
in appearance to the building and landscape, and are an aesthetm asset to the buﬂdmg

proje ject and neighborhood. : :

{8) * Any kitsch archltectuz'e (pretentious bad taste) which’ does not resemble a typlcal
 structure. Examples of such include, but are not linpited to, structures ‘that resemble
.an exaggerated plant, fish, edible food or other such 1tems such as giant oranges, ice

~ cream cones, dinosaurs.

(4) Any arcl:utecture havmg a historical reference that.is so unique and dlﬂ'erent from
- current deslgn philosophy of an "Old Florida Fishing Village" that such reference is
inconsistent and/or' 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. '

. (B} Styles that are not in the "Old Florida FLShmg V111age" theme Art Deco style is

proh1b1ted
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§54421A4  SEBASTIAN LAND DEVELOPMENT CODE

Sec. 54-4—21.A.4. Special provisions.

(8) Provisions: The "uses” below must follow all cntena set forth in thls code. The follo'mng :

.are added criteria for each spemﬁc "uge™

(1)

Res1dent1ally demgnated propertles The following materials are approved for use in
residentiaily designated areas: fiberglass or asphalt shmgle—style roofing. for sloped

* roofs and visible roof structures, and textured. .Plywood as 4 finish product. Rooftop
_screening devices shall not be required for attic ventﬂators or plumbing roof vents on
- residentially designated properties. However; roof vennlators, roof vents, and the hke :

: ehall be located where they will be least visible from roadways.

@

Commercial centers and out-parcels. The matenals, exterior ﬁnishes,'signage and
colors of shopping centers and structures developed on shopping center outparcels

-shall be compatible and harmomoue with each other as determined by th.ch' '
- structures are developed first, T}:us requu-ement may be waived by the planmng and

zomng comrmsmon if

a. The 1n1tlal shopplng .center or eutparcel was built prior to the enactment of the

Riverfront District special regulations; and

b, It is determined by the plenning and. growth management department that

enforcement of this requirement would conflict with the intent of these Rwerfront
D13tnct speclal reqmrements

Sec. 54-4-21.A.5. Designc_riteri'a.

(a) General design criteria:

(1)

(2)
(3)

D

Buﬂdmge with facades frontmg on.more than one street should have equal des1gn
con.sxderatlons and cons:.stent deta:.lmg on all street frontagee

Porches on the front bulldmg facade: are encouraged

Wood picket fencee, wrought iron fences or landscape buffers are encouraged along the

_ front property line, on corner lots and along the side property line. Arbors 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 helght shall be four feet. The maximum
height for arbors and trellises shall be ten feet. Above fences, arch1tectural features of
up to 12 inches shall be allowed. Such features shall be spaced a minimum of ten feet
apart. Chain link fences are not permitted in the front yarde Walls are discouraged.

All walls shall be constructed of brick or other decorative matenale and shall not
- exceed four feet in height. : ‘

Ifa buﬂdmg facade is 100 feet or more in mdth meastred parallel to the nearest body

of water, an open vista of at least ten feet in width and eight feet in height shall be . |

required within the building's facade to allow a wsual corridor from the public
nght-of-way to the adjacent body of water.

LDC21:6 -




' PERFORMANCE OVERLAY DISTRICTS § 54-421.A.5

'('b) Genéml items which are 'prohibited' '

(1)

Flat, blank unartwulated or masswe facadesd are proh1b1ted on front facades Facades
located within view of a roadway are to incorporate architectural elements providing

" breaks in the planes of exterior walls and/or Toofs: Facades located within view of

2

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

‘especially 1mportant for large-scale commercial structures). Facades. can be d1v1ded by

use-of: propormonal expressmn of structure, openmgs, arcades, canopies, fenestratmn
changes of the bmldl.ng, and the like. (Stepping or sloping of a parapet wall in "

. conjunction with a low sloped roof is prohibited.) Flat, blank, unarticulated, or massive

facades will be permitted on the sudes and rear of a building where "Blank Facade
Foundatwn Plantmg" is utilized- (see landscape sectlon for reqmrements)

The following materials or systems for siding are prohibited asa firiish andlor exposed .

product: corrugated or ribbed panels smooth finish concrete block (standard concrete
. Imasenry units), precast concrete tee systems, plywood or textured plywood (except'
' vertxcal board and batten). Plywood wﬂl be allowed for soffit material.
(3) Any canopy (such as for a gas station, car wash, or dnve-through famhty) that is wholly

' or partially within 75 feet of a thoroughfare plan road right-of-way shall meet the
following requirements concernmg maximum fascia height (This pertains to all fssma o
on the above described canopy mcludmg any canopy fascia that contmues beyond the _
75-foot ].umt X

Roof Slope Distance Maximum Fascia Height

Liess than 10 feet 8 inches

10 to 20 feet 112 inches .

Greater than 20 feet 16 inches

(4)

Plastic or metal is proh:blted as a finish material for walls or trim. Plasticis prohlblted
‘as a finish material for sloped roofs, visible roof structures, and fascias. Although.
prohibited in general, certain metal and plastic constructlon 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 materia] if the followmg criteria are satisfied: :

i. The -producti shall appear authentlc from the closest distance that it will be
-viewed by the general public. , |

ii, The product shall be substantial. Thin and flimsy 'imitaﬁons are unacceptable.

iii. The product shall hold up as well as the produ‘ct it is imitating. That i, it must

be fabricated in such a way that it will retain its. ongmal shape, appearance, and

color, as WeH as the product it is mtatmg

iv. The product's colot shall resemble the color of the product 11: is 1m1tat1ng

(B) Any exposed masonry in a stack bond is prolnblted
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8

(9

(10)

(11)

Lighting that follows the form of the bmldmg parts of the btuldmg, or buﬂdmg
elements is prohxblted

Neon hghtmg, ﬁber 0pt1cs, or sm:u.lar system trim- where the neon tube ﬁber optlcs or .
_similar system 1s v1s1b1e is prohﬂnted (Tlns restriction includes site slgnago)

. Back.ht transparent arch1tectura1 elements backht archatectural elements, as Well as

illuminated or backlit awnings and roof elements are prolnblted This does riot prohibit -
the use of glasg blocks or the use of an 1llum1nated s1gn attached toa buﬂdmg

. Facades that appear to be pnmanly awmngs are prohlblted An awmng shal.l not run _
continuously for more than 30% percent of the length of any single facade Placement -

of awning segments shall relate to building features (e.g. doorways and Wmdows),
where posslble Awning segments shall not exceed 25% of the length of any smgle o
facade ‘ - _ , .

"Dnve-up“ Wmdows or "amusement loud speakers located on a bmldJng facade that

faces a residential use are prohibited. They shall not be located on a building facade

that faces Indian. Rlver Drive except for speclal events as permztted by the c1ty council. '

Accessory sh'uctures mcludmg sheds, out-bmldmgs dumpster enclosures, and screen-
ing structures, shall mateh the style, finish, and color of the site's mam bmld.mg Metal
utility sheds and temporary car canepies are prohlblted .

(e) Roofs and parapets:

(1)

(2)

Slope roofs: Gable, h1p, and shed style roofs shall have a slope no less than 5; 12 -
(rise: run) and not greater than 10:12 (riserrun). Mansard style roofs with a slope

greater than 10:12 (rise: run) are prohibited. Generous eaves on sloped roofs are |

encouraged. Any roof with a slope less than 5:12 (rise:run) ("low sloped roof") shall not .
be visible from a roadway Low sloped roofs must be screened ‘with a visible roof
structure or parapet wall. Sheds, porches.and balcony roofs shall have a slope no less .'
than 3:12 (rise:run). :

Visible roof structures: Visible roof stmctures shall be of such helght bulk, and mass,

"'s0 as to appear structural, even where the desrgn is non-structural. Visible roof

structures shall have a minimum vertical rise of six feet (not including fascia). Visible

- roof structures shall have a slope no less than 5:12 and not greater than 10:12

(rise:run). Mansard style visible roof structures with a slope greater than 10:12

. {rise:run) 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
"stuck-on" roofs). Any facade that is not visible from a. roadway will not requ1re a -
continuous visible roof structure on that facade. Any building with less than’ 3,500 )
square feet of enclosed space and utilizing a low sloped roof must have a visible roof :
structure on all facades Whlch are v1s1ble from a roadway ' . :
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The followmg roof styles are prohxb:ted “A—frsme," bowstrmg, dome, ga:mbrel non-
symmetrical gable or hip (different slope on each side of" ndge) quonset -and

polynesian. Gable or hip roof with up to a 10:12 (rise: TUn) maximum p1tch w1th a’
"sk:rtod“ or-"flared" lower portion at a 3:12 {nse run) mmlmum p1tch is allowed

" The ridge or plane of a roof (or vrsrble roof structure), that runs parallel (or shghtly'-
“parallel) with a roadway shall not run continuous for more than 100 feet without

offsetting or jogging the roof ndge or plsne a mnumu.m of 16 mches with. dormer'
windows or other architectural feature that breaks up the roof Low sloped roofs are

: excluded from th1s requirement.

' Roofing on sloped roofs and visible roof structures sha.ll be ].umted to the fo]lowmg K

" systems:.

6)

@

(8)

a. - Cedar shmgles or shakes sls.te clay tile, or cement hle
b, " "Steel, copper, and factory pa.mted alum:lnum standmg seam rooﬁ.ng

e. 5V cnmp roof . ‘
d: Galvsmzed metal or copper shmgles of Victonsn or dmmond shape or pattem
e - Three dimensional ﬁberglass or asphalt slungle o

‘ Arch.ltectural standing seain roofs shall be limited to the followmg systems ﬂat metal '
* panels with narrow raised seams. running 12 to 20 inches apart; which are secured 7

with continuous seam covers or mechanically seamed. Light and natural colors, as well
as mill finish metal roofs are encouraged. Mucmg panel colors is- proh1b1ted and all -
bmldmg roofs shall be of one color.

‘Roofing materials are proh:nblted for use as a finish matenal on parapets or any surface

with a SIOpe greater than 10:12 (rige:run), up to and including vertical: surfaces. This
pertains only to those surfaces visible from adjacent property, exclusive of access drives :
or roadways. Tl:us does not exclude the use of metal fascia six inches or less in he1ght

This does not exclude the use of typlcal metal ﬂashmg, wall cap, dnp edge, and the_

~ like, This does not exclude the use of roofing materials as a screening devme as long -

as it does not functlon as a building’s parapet. Thls does not exclude the use of cedar

_ shmgles or shakes as a wall materiel used below the roof line.

 Plastic or metal roof panels or systems, corrugated or ribbed roof pa.nels hot mopped

systems, built-up, 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 and/or

residentially designated area. This does not exclude the use of archltectural standing
seam metal rooﬁng or galvanmed 5-V erimp metal roofing.

Psrl:lal parapet walls are not. permrtted Ifa parapet wall is used ona buﬂdmg, then =

. a parapet wall of the same style and material is to be continuous around all sides of the

structirre; except where incorporated with a visible roof structurs 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 a roadway will not requirs a continuous parapet wall. on,
that facade. Steppmg or sloplng ofa parapet wall in con,]unctlon W1th alow sloped roof

- is prohlblted
- (d) Site:
(1) -

= ‘enclosed in a separate stricture compatible with the main building’s architecture.

@

3

@

. These areas are to be designed with the safety of the user.in ' mind. Public phones and |
- ATMs should have 24-hour access.

‘No advertlelng will be allowed on any exposed amemty or facﬂ:lty such as. benches and ‘
trash contamera

‘When feasﬂ:le, existing specimen trees should be preserved in place or relocated on -

gite. Use of tree wells, as well as -adaptation and vanatlons of 51t1ng in order to

~ conserve natwe vegetatlon, is encouraged

The use of thematic and decoratrve site lighting is encouraged Low 11ghte ofa modest
scale can be used along with feature lighting that emphasizes plants, trees, entrances,

and exits. nght bollards are encouraged along pedestrian paths. The color of the light
sources (lamp) -should be consistent throughout the project. Color of site lighting

- lurmnanes, poles, and the like shall be limited to dark bronze black, or dark green

(6

- High intensity discharge .(e.g. high pressure eodmm, metal halide, mercury vapor,

(decorative fixtures attached to buﬂdmgs are exempt from the ﬁxture color reqmre— -
~ ment). .

Inghtlng is not to be used as a form of advertlemg or in a manner that draWe.

considerably more attention to the’ buﬂdmg or grounds at night than in the day. Site

lighting shall be designed to direct hght into the property. L1ghtu1g shall avoid any .
' am:oyance to the neighbors from brightness or glare. SN .

Roadway style lummanes (fixtures) such as cobra heads, Nema heads, and the hke are

prohibited. Wall pads and flood light. luminaries are prohibited where the light source
would be visiblé from a roadway, parking area and/or residentially des:gnated area.

tungsten halogen) lighting fixtures mounted on bulldmgs and poles higher than 18 feet
above the parking lot grade, and under canopies, shall be directed perpendmular to the

- ground. Other than decoratlve and low level/low he1ght lighting; no light source or lene

shall project above or below a fixture, box shleld or canopy.

(@) Screemng devices:

6V

"Visually oﬂ'enswe elemente," tvhether freestanding, mounted on roofs or located
anywhere on a structure shall be concealed from view on all sides. Individual screens,

" building elements, or appropriate landscaping, are to be used to. completely screen the
offensive’ elements from view from adjacent roads, properties, and parking areas.

Parapet walls, visible roof structures, individual screens, or building-eléments shall be

used to completely screen roof mounted, visually oﬂ'enswe elements from view from B |
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any point around the entire bulldmg penmeter Screening dev:ces sha]l relate to the
, bu.ddmg‘s 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 screen, measured
verticaily. Rooﬂ;op screening devices shall not be requ1red for plumbmg roof vents )
" which -are less than four inches in diameter and less than 12 .inches above toof.
'penetratlon These reof vents are to be located where they Wﬂl be least v1s1ble from
"roadways : : : :

- "Nuisance elements shall be v1sua113ar screened from adjacent roadways and/or:"‘

residentially designated areas with solid walls in addition to any required ] landscapmg

' Loading dock buffering shall meet standards of the landscape ordinance (articlé XIV). . -

All other walls shall be a minimum of six feet in- height. All dumpster ‘and trash
container areas shall be comipletely screened on all 31des Anmse abatement enclosure o

" shall be used on HVAC eqmpment

)

(4)

Indnndual screens and wa]ls shall relate to the btuldmg’s style of srch1tecture and

materials. A durable material such as reinforced concrete masonry units is recom-
mended with an arch1tectura.'|1y compatible ﬁmsh Wood fences as a screemng dev1ce .

are encouraged

Cb.am link fencing, Wlt'.h or mthout slats, is proh1b1bed as a screening device for .
screening visually offensive elements and nuisance elements Where chain link or
similar fencing is allowed to-be used (e.g:, around storm water ponds), such fencmg
shall be green or black and shall be located and landscaped 50 as to v:sually screen the
fencing from pubhc view. :

(f) Bulldmg walls The exterior walls of the pnnmpal bulldmg shall be constructed of anyr
of the followmg materials and i in the following specified manner. All matenals ghall be used

over the entire building or as contmuous honzontal blends only. No panehmng shall be_. S

_permitted or other simulations.

)

@
@
4
ey
®

I
@)

Stucco with a. "float ﬁ.msh " smooth or coarse, machme spray, dash and troweled
Wood clapbeard five mches to the weather i

Wood shmgles seven inches to the Weather

Wood board orbatten board of a board mdth from e1ght to 18 inches.

Wood sh1p1ap siding smooth‘_face. seven mches to the weather.

Coral, keystone orl tabby. | .

Asblar pattern, flush sawn ﬁnish.

Split. face block.

(g) Arcades cmd porches Arcades, balcomes, or porches shall be constructed of materlals
elther of wood or conform to the construction of the pnnclpsl\huﬂdmg '
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‘(h) Garden walls: The garden walls of the principal bmldmg shall be constructed of either |

wood wrought iron, or PVC. latttce or shall conform te the construction msdterials of the

principal building, including stone, brick, and stucco; Chain link fence concealed by landscap- _

ing may be used along the side and rear of the prop_erty No simulations shall be permrtted

@) Accessory buildings: A.cceseorjr etructures, including sheds, out-buﬂdrngs, dumpster
enclosures, and screening structures, shall match the style, finish, and color of the site's main
'bulldmg Metal ut111ty shede and temporary car canopies are proh1b1ted

-Sec 54-4—21.A.6. Colors.

(a) Intent. The intent is to use colora that complement the: adopted "Old Flonda F1sh1ng |

Village" theme. Bright and gansh colors, as a means of attracting attention to a business are
not charactenstlc of the Baverﬁ‘ont D1stnct and are not compahble w1th thm code s objectives.

(1). Whites, earthtones, and subdued greys are- encouraged These colors can be deecnbed -

as bemg "softer”, "older”, subdued" and "antique lookmg
(2) Fluorescent and bright- colors are proh1b1ted

(b) Color standards. All buildings and accessory structures within the Raverfront Overlay-, :

District shall be limited to the colors listed in the Overlay Districts master color list.

{e) Roof colors (requzrements for roofs that are visible from a. madway) Metal- roof colore

. shall consist of natural mill finish, white, hght neutral colors in the warm range, and a limited

" number of earth-tone colors. Mixing or alternating colors of metal panels is prohibited. For
remaining roofs, the following shall dictate: Other than natural variations in color or color
blends within a tile, the mixing or alternating of roof color, in the same roof matenal is
proh1b1ted 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 surface by any other means

shall be hm1ted to the same colors as. approved for metal roofs

(d) Natural ﬁmsh .materials: The color requlrements listed above eha]l not apply to the

colors of true natural finish materials such_ as brick,  stone, terra cotta, concrete roof tiles, slate,

integrally colored concrete masonry units, copper, and wood finishes. Colors commonly found - _
" in natural materials are encouraged, unless such material has been art1fic1ally colored m a

manner which would be contrary to the intent of this code.
(e) Auwning colors: Awmng colors shail be cona1stent with item (a) above. 7

(f) Overlay District master color list. The Overlay Districts master color list and approved
color board shall be maintained and made available by the planmng and growth management
- gtaff. The list can be mailed or faxed upon request.

Sec. 54-4-21.A.7. Landscape reqmrements :

() Purpose: The purpose of the Rlverfront District Landscape Code is to emphas:lze the_

‘impact of landscape design and maintenance on the health of the Indlan Rlver Lagoon and to
' enhance the beauty of the Rlverfront D1stnct : -
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(b) Intent: The intent of the Riverfront Landscape Code is to promote wise landscape design

needs

o ‘that can benefit the Indlan River Lagoon Wlth reduced u'ngatmn, fert:hzatmn and pest control

' (1) Encourage the use of natwe plants Large oaks’ and cabbage palms are among the

_ many native plants which can give the feel of "Od Florida Fishing Village". Native

-plants’ properly sited can minimize maantenance costs and comp]nnent the ‘historic
'appeal of the Riverfront Dlstnct

(2) Put the right plant ini the nght place Encourage the use of plants stnted to the so:l
o condmons rather than the use of soil amendments

‘ (3) Natwe plant hst ThlS Iist of - natwe plants is mtended to assist the landovmer in
- ‘choosmg 1nd.1genons landsoapmg that will have a m.lnunal nnpact on the Indian Rlver 7
"Lagoon : . . i

{c). Requzrements All deveIOpmt in the Rlverfront District shall comply w1th the .
landscapmg reqmrements as deecnbed in art1cle XIV and. shall comply with the follow:ng
additional reqmrements '

- (1) Landsecape strips.

- R

The width of the penmeter landscape stnps shall be determmed by the reqmred _
front, side and rear setbacks as described in the nnderly:ng zoning district. For
residential uses, the penmeter landscape strips. shall be 25% of those setbacks '

For commumty faclhtles and commerclal uses, the perimeter landscape strips
shall be 50% of those setbacks, but. not less than ten feet. When a zero front-
setback is allowed and i is used, a front perimeter la.ndsoape stnp hetween the
building and the' property line is'not required. :

Requlred perimeter and interior landscape stnps sha]l not be used for any other
uses including stormwater management

No more than 25% of the' reqmred penmeter and 1ntenor landscape stnps shall
be covered in sod or grass. :

All requlred penmeter and mtenor landscape stnps not sodded or grassed shall
be covered in recycled -or enwrenmentally friendly mulch. Lava rocks or other

dark rocks may be used in areas of high pedestrian trafﬁc River rock, gravel, pea

rock, or similar material is encouraged for use in the required perimeter and
interior landsoape strips. : :

-~ Within the perimeter landscape strips, the followmg landscapmg shall be

provided per 100 (lineal feet)
1. Five canopy trees.

9. Slx understory’ trees

3. Continuous hedge: Three to three and one-half feet high at plantmg

NOTE: The hedge shall provide a visual screen three feet hlgh above the grade of
the project site parlnng area. Hedge material shall prov1de fu}.l screemng to: the
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ground; therefore, myrtles and shrubs with similar leafing- characteristics shall -
‘not be used for hedge material unless a double row arrangement is used. At the
time of a certificate of occupancy (CO) for the project site, the hedgmg shall
provide a three-foot visual screen, subject to city mght dlstance requlrements

Clustering of tress along the buﬁ'er strip is encouraged and umform spating of
. trees is discouraged, except where used to emphasme a partlcular plantmg theme
‘or development style, ' -

_ (2) Foundatmn plannngs Foundat:on plantmgs shall be reqmred as stated below for
buildings in commercial and mdustnal areas and for businesses allowed i in residential
- areas. However, for industrial’ and storage bu.tldmgs located in thé commercial,
industrial and mixed use zomng dlatncts foundatlon plantmg stnps shall be exempt
- for sides of buildings not frontmg on a remdentxally deS;lgnated area, or public or
platted road. : : : .

a. Along the front s:tdes and rear of bmldmgs the followmg foundatmn planting -
' landscape_stnpl shall be provided in accordance with the bu:ld:ng height:

: : Foundation Planting
Buzldmg Hezght S . Strip Depth* =~ , . _
Up to 12 feet hlgh R . e . 5 feet depth T 3 —
{12 feet to:25 feet high E |10 feet depth . ' T "
Over25feethigh - 15 feet depth v L .

1 A distance measured perpend.lcular to the buﬂdmg, ﬁ'om the foundatlon outward.

b. Within such foundamon plantmg landscape strips, the followmg landscapmg ,
shall be provided: )

1. 40% of the foundation penmeter (excludmg entranceways and overhead
doors) along all bu:ldmg faces shalI be landacaped as fo]lows

_ Buzldmg Hezght : — _ Landscape Speczﬁcatwns ‘
- |Minimum plant matenal re-(* 1 palm tree or appropriate.canopy tree for. every 10 lineal |
qun'ed :  feet of plantmg strip (clustered) N
‘ * 1 understory tree for every 20 hneal feet of requxred
~ planting strip.

= 3 shrubs for every 10 square feet of requ.u'ed planting area.
|e Ground cover, flowering plants or sod in the remaining

' : : planting area - :

For buildings of 12 to 25 feetin|+ 10 feet minimum plantmg area depth

| height:

e 1 c'anopy tree for every 10. h.neal feet of planting strip (3
'| palms with a minimum height of 12 feet each may be|
| substituted for each canopy tree).

o1 understory tree for every. 20 hneal feet of reqtured . 4
- planting strip. - S
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Building Height : Landscape Speczﬁcatwns .

* '3 shrubs for every 10 square feet of required planting area

* Ground cover, flowering plants or sod in the remam.mg
planting area o

For buxldmgs over 25 feet in|e 15 feet minimum planting area depth .

helght

* 1 canopy tree for every 7 lineal feet of planting stﬁp 3|

palms with a minimum. height of 16 feet each may be|”

| substituted for each canopy tree). > '

|* 1 understory tree ‘for every 10 lmeaI feet of requlred :
-planting strip.

¢ 3 shrubs for every 10 square feet of requ:red plantmg area,

‘|* Ground cover, flowering plants or sod in. the remammg :

. e planting area : '

2. The followlng modifications are allowed upon approval from the pla.nmng

and growth management director or other designee: .

1 Foundatnen planting strips may be located away from buﬂdmgs to -
avoid conflicts with architectural features (e. g. roof overhangs) dnve-
ways, and vehicular areas servmg drive-up windows.

ii. = The depth of foundation plantmg strips may be modified if the averall -
 minimum area covered by the foundation’ plantings proposed meets or
exceeds the area encompassed by the required foundatlon plantmg
" area.

{d) Increased foundation plantings for "blank facade" building faces. As referenced in the
arch1tectural/bu11dmg standards section of this plan, "blank facade" building faces that are
‘unarticulated are allowed if foundation plantings are provided as specified above with a 100% -
increase (doublmg) in reqmred plant material quantmes (as speclﬁed ahove).

(e) Increased canopy tree size. AH canopy trees requu'ed under normal landscapmg and-
buffering requirements and special Riverfront corridor plan requirements for pro_]ects within
the corridor shall have a minimum height of 12 feet and minimum spread of ; six feet-at time
. of planting. Palm tree clusters may be used as canopy trees as specified in the landscape
ordinance. However, such palm trees shall have a minimum clear trunk height of 12 feet,

i) Other requirements. For parcels east of Indian Riw}er‘ Dﬁve, the Iandscaﬁe plen ghall -
include a description of the ex:stmg and proposed shoreline and wetland vegetation..

(g) Native plants for the sebastian riverfront district. Native plants can help to preserve and
foster the feeling of an "Old Flonda Fishing Village". These plants are well-adapted to Florida -
life and, properly sited, thrive with minimal irrigation, fertilization, and pest: control The '
Association of Florida Native Nursenes can assist with avaﬂahmty information. The followmg
plants are encouraged in the R.werﬁ'ont District. :
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Canopy Trees

Red maple R ........ e SR e -~ Acer rubrum ,

" Paurotis palm ............ e D S ~ Acoelorraphe wrightii

‘Southern red cedar ........... e B i s " Juniperus silicicola -
Southern magnolia ........ P e Magnolia grandiflora:

‘Red muIberITy . ..ceoiviiivrninninni..s Liiieesoiie.... Morusrubra

" Redbay ........... Ve, reerererars iveviierv.en.... . Persea borbonia
Sand Pine ................. e, UL . Pinus clausa -

- South Florida glash pine.............: SO Pinus elliotti var. densa
Liveoak ........... e Ceeneraneaes e e e  Quercus virginiana
Sabalpalm .................. O ST . Sabal palietto -

Cypress ...:....... e s S \..... Taxodium sp. 7
Hercules club ...... e e e e Zanthoxylum clava-hercnlis
Understory trees R L o

Tough bumelia ............ Cieerie e +..vis..i.. Bumelia tenax

BUOBWOO0 « . tetete et “veveree..o.  Conocarpus erectus

" Coralbean ................... e AU e Erythrina herbacea
Florida privet ...... : PO e eeteerieaeen P Forestiera segreg‘ata
Dahoon holly ...oovvviiiivennnnnnn.. ........ .. Iex cassine
Black ironwood ............... e e P ve-e... Krugiodendron ferreum
Simpsons stopper . ..... R S Myrcianthes fragrans simpsoni
Wax myrile ...... B S Myrica cerifera -

Sand live cak ............ et Quercus geminata
. Shrubs/hedges ' |
Beautyberry ...... e ‘Callicarpa americana. -

‘Jamaica caper ..... U e e, Capparis cynophallophora
Fiddlewood ........... s e r e e e, . Citharexylum fruiticosum
Seagrape .......oviiiearnn.. e e Cocéoloba uvifera -~ -
Varnish leaf .............. SR e rmarsesnrans e Dodonaea viscosa
"Firebush ....... O . - Hammelia patens
Florida privet .....0................. e e Forestiera segregata
Yaupon holly ........iccoiiiiiiiviinnnn.... PR Oex vomitoria
Simpsons stopper ........ s e e .+-. . Myrcianthes fragrans simpsoni
Wild coffee ........ e B e Psychotria nervosa - p

" Needle palth .....ooviiiiniii e ee e aaaean, Rhapidophyllum hystrix
Saw palmetto ............... e, “ieeeieev.... Serenoa repens
Necklace pod ........... [T e P e " Sophora tomentosa
Walters viburnum .......... e P ~ Viburnum ébovatum
Spanish bayonet ........ SR AU AU " Yucea aloifolia

LDC21:16

‘




. PERFORMANCE OVERLAY DISTRICTS § 54-4-21.A.8

.Canopy Trees

" Ground covers -

Beach Bean . ....ou ive et e e i ... Canavalia rosea

Golden creeper ........ R TR T T TP ... Ernodea littoralis
Yellowtop .vveeervrivennnniennn.. e s ..... Flaveria linearis =

' Blanket flower ........ e e e . oo v vn o -Gaillardia pulchella -
Beach dune sunflower .................... teevunennesio., - Hélianthus debilis
Spider lly........ P e aveesesinaasss...  Hymenocallis latlfoha
Dwarf yaupon holly ... ......... ieevereriasiiieecasoat.. Ilex vomitoria var Schellings
" Beach morning glory. ... 0...iiiii.... e ... Ipomoea pes-capre '
‘Beachelder ....................... sevvieesiaiiiiai... Ivaimbricata
Coral honeysuckle ................0oieueiueeon..ii.t 0y Lionicera sempervirens.
Muhly grass .......... i, ey Mubhlenbergia capillaris
Boston fern ............ s PO s e, Neprolepsis biserrata -
Wild petunia .............. e ievevavesvin. o Ruellia caroliniensis
Redsage .............. it e Salvia coccinea’

- Spiderwort . ..... et idveriiisiecaes..il .. Tradescantia ohiensis
~Coontie ...... ..... Zan:uapumﬂa

. Along the shoreline ' _ o _
'Giantlleather ferm ....... ST [ i i...... Acrostichum danaeifdlium-

" ‘Black mangrove .................. SO eveendveviv..  Avicennia germinans
Sea-oxeye daisy .......... e e “...... Borrichia frutescens
Railroad vine ....... e, e e - -Ipomoea pes-capre
White mangrove ................ ettseeseessioiiiide. ... Laguncularia racemosa
Christmas berry ........ e Lycium carolinianum -
Red mangrove ........ , ....... . - Rhizophora mangle

 Cordgrass .......ooeeiiiieiinains A - Spartina sp. 5

(h) Approval for changes of landscape plan requared ‘Any change of a landscape pIan 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 not be limited to, changes of plant material, height, location, colors, or hardscape .
materials. Routine maintenance and replacement of materials which does not affect the
approved landscape plan sha]l be exempt from this paragraph. :

Sec, 54-4-21,A.8. Slgn regulatmns. '

(a) Scope: These spemal regulations consist of addmonal reqmrements above and beyond :
the city's sign ordinance and shall supersede any less restnctwe provisions found in the sign
ordinance. All signage shall comply with the requirements of the sign ordmance except as

- modified by these. spetial sign regulations. All signs within the district are mtended to be

consistent with and further the. "Old Florida Fishing Village" theme:.
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(b) Proh;bzted signs. The prcmsmns stated herem are in adchtmn to proh;bmons hsted in -

article XVI, Signage and Advemsmg The following are proh.lblted

1

@

3)
4

Lights or lllummahons that flash, mave, rotate, scmta]late, blmk ﬂlcker or vary in
intensity. or color, except for time-temperature-date signs. Public signs perm1tted

‘pursuant to article XVI, Signage and Advertlsmg promslons, are excludsd from this -

proh1b1tmn snd are allowed

Electronic message boards and - -message centers, electromc adjustable alternatlon

displays, or any sign that automatically displays Words ntimerals, and or characters
“in a programmed manner. Traffic regulatory and directional signs permltted pursuant
to article XVI, Slgnage and Advernsmg prowslons, are- excluded from th13 proh1b1t10n

and are allowed.

Portable or tra1ler style changeable cop:,T s1g'ns, exoeptmg approved specxal event s1gns

_Slgns with the optxcal illusions of movement by means of a des1gn that presents

- -pattern capable of gwmg the ﬂlusxon of motion or changmg of copy.

(6)

(6)
(D

©y

Strings of hght bulbs used on nonresldentlal ltructures for commercxal purposes, other

‘than tradmonal hohday decoratlons at the appropnate time of the year. '

S1gns that emit. aud1ble sound odor or vigible matter, such ' as smoke or steam

Neon lighting, ﬁber optics or similar systems, which exceed six square fest in area, and

‘where the neon tube,. ﬁber optic or similar system is visible from the outgide is

prohibited. Neon lighting, fiber optlcs and similar systems shall not be ‘used for
outlining the. bmldmg mcludmg the wmdows -

Rough plywood nsed for permanent mgns

Any material used in such a manner for a permanent sign that results in a sign havmg

~ a semblance . to the look of a- temporary sign but intended by the’ ~owner to be

(10)

perma.nent

Installatlon of an addmonal sign {or s:gns) that does not harmomze with the deszgn or
materials of the initial sign, such as: : o :

a. " Attachment or mounting of slgns where mountmg hardware is leﬂ: exposed

b Slgns with different color cabinets, frames, or structure

(11)

(12)

Appliques or letters of vinyl and sumlar materlals for use on any permauent-

monument sign. They are also prohibited for use on-any permanent wall or facade
gigns that exceed three square feet. Window signs as allowed in thig artlcle are

“excluded from this prohibition. Regardless of sme apphques or vmyl letters are

prohibited for use on plastm s1gn faces.

Changeable copy s1gns for ofﬁce mdustnal commercnal and res1dent1a1 uses, unless .

such sign is mcorporated within the allowable monument sign area.

LDC21:18

¢




D‘ o : PERFORMANCE OVERLAY DISTRICTS = § 54-4-21.A8

(c) Items that are encouraged
(1) Attractive and durable materials such as the follong are consmtent vnth the "Old
- Florida F1slnng Village" theme and are encouraged '

a.-- Shaped and fashmned "Wood look" muln-level signs are encouraged (1 e.: sand
blasted or carved). Low mamtenance, durable materials such as high density
. .. - -polyurethane, PVC, and high performance 'vinyl.are encouraged and preferred
P ) . - over actual wood or medmm denslty overlay (MDO) plywood.

_ b _ 'Internally ﬂlunnnated alummum cabmet mth textured ﬁmsh and cut-out msetr
N or push through acryhc letters. .

c Backlit reverse pan channel lettere (opaque faced) mounted on sugn that is
harmomous with the pI'O]eL‘t's architecture.

o (2) Encourage conslstency in matenals and cont1nu1ty of the sign des1gn for a permanent :
. s1gn. : .
_ 3) .Slgnage that relates to the bu.ﬂdmg's style of archltecture and matenals is encouraged
- (d) Modzﬁcauons of sign regulatzons
. e (- Maxlmum copy area: Reduce to 50% of what i ig allowed in article XVI, Slgnage
C} ‘-‘_ | | {2y Reqmred setbacks fromi property lines or nght—of-way No change
- ~+ (3) ' Distance separatmg signs: No change ’
(e) Colors: - -
::.(1) The follomng colors are encouraged for signage:
©a.  Useof earth- tone colors and pastels
b, Darker backgrounds with hght color sugn copy.
e Use of colors that match or are compa’nble with the pro_]ect's arch:.tecture

d.‘ Colors such as medmm or dark bronze are acceptable and encouraged Pohshed :
" or weathered true bronze, brass, or copper metal finished are acceptable and
encouraged Preclous metal colors are a]lowed on eand blasted or carved "wood
look" style 51gns
(2) The followang colors are prolnblted for s1gnage

" a.  The use of sh.my or bnght metallic or mill finish colors (ie. gold silver, bronze,
' chrome aluminum, stainless steel, etc. ) '

b.  The use of garish colors (mclud.mg but not limited to: purple chartreuse and/or .
fluorescent colors) unless such colors are part of a state or federal registered
trademark : : ‘

, f) Approual for change of sign design requzred Any exterior change of sxgnage in the
;' Riverfront District, originally required to-comply with this sign ordinance, shall require review
: and approval by the community development department Such changes shall mclude but not

'anzlzle |
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be hm:ted to, changes of: srgn area (square footage) sign copy area (square footage), mgn copy '
(this does not apply. to "changeable copy" signage), height, shape,. style, location, colors,
materialg, or method of 1]1ummatmn Routine maintenance and replacement of matenals
Whlch does not affect the approved demgn shall he exempt from thus paragraph

(g) Specml provzswns

(1)_ Mulh—tenant spaces: Multx-tenant spaces guch. as shoppmg centers, out parcels '
" commercial ccmplexes and parks, and office complexes and parks will be required to’ _
gsubmit to the growth management. deparl:ment a sign. program for review and. -
- approval. This sign program shall communicate the coordination and consistency of
design, colors, materials, ﬂlumnahon, and locations of signage. In multi-tenant spaces
- where no established ‘pattern exists as clescnbed above, the ewner of the mulh-tenant :
_ spaces shall be reqmred to submit a elgn program for approval prior to issuance of any :
" new s1gn permits. . ' - - :

(2 _'Wall mgnage

a. The maximum vertical dunensmn ofa facade or wall gigm ehall not exceed 25% of .
the building he1ght not to exceed four feet

‘b.  Awnings with lettermg ghall be consuiered a wall sign. Where lettermg is used on _
.- an awning, the area of lettenng ghall be mcluded in the percentage hm:ltatmn of -
a project's sign area. ; ‘ : . . (
c.  Wall signs (facade signs) are prohibited on roofs

(3) Changeable copy signs: Changeable copy signs shall be regulated under the fcllowmg
gmdehnes .

a. Changeable copy mg'ns shall not comprise more than 50% of the perm:tted 51gn _
-area and shall be mcluded as part of the permlf:ted sngn area, except as desmbed : '
* herein below.

b. ‘Motor vehicle service stations and convenience stores with gas pumps may utxhze o
- up to 100% of permitted sign area for changeable prices of gasolmes only (or as
regulated by federal law). :

¢. . Movie theaters may uinhze up tc 80% of perrmtted sign area for d.lsplay of names
~ of films, plays or other performances currently showing. Such cha.ngeable copy .
. areas shall be included as part of the perm1tted s1gn area, '

@) Otumination: A]lextemal flood s1gn llumination shall be mounted at grade dJ_rectlym.
front of the sign area. Light source shall be completely slnelded from. onconnng
- motorist's view. . _ '

() Nonconforming signs: It is the intent of this section-to allow noncenform.ing 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 S
to be incompatible with the overall intent of this sectmn o : : ‘

a. - Removal of nopconforming signs: All nonconfomlng gigns, except as prmnded for. .
.. .. herein, shall be removed. '
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Continuance of nonconformmg signs: A nonconformmg ngn may be contmued >
subject to the followmg prowsmns ‘ :

1. A nonconformmg sign shall not be enlarged or mcreased in any way from 1ts 7 -
 lawful s1ze at the time of the adoptlon of this code. : '

2. Nonconformmg 31gns or nonconformmg sign structures that are deﬁned as
- abandoned signs shall not be permltted for reuse.

3. Except as othermse prowded herem there may he a change of tenancy or

-ownership of a nonconformmg sign, w1thout the loss of nonconformmg- o

status if the property is not abandoned

Repairs, ma:ntenance, and mprovements Normel repalrs, mmntenance, and
improvements may be mads. :

Reconstruction: If any nonconformmg sign is destroyed by ﬁre, ﬂood exploslon, ,
collapse, wind, or othier catastrophe, it shall not be used or reconstructed except
in fu.ll conformty with the provisions of’ those special regulatlons -

Casual, temporary, or illegal use: The casual, temporary, or illegal use of any elgn .
shall not be sufficient to establish the existence of a nonconformmg use or to
create any nghts in the contmuance of such use. : :

Sec. 54-4-21.A.9. Nonconforrnities

Wlthm the Riverfront Overlay Dlstnct legaHy established emstmg development a:nd uses _
that do not comply with these special regulahons are grandfathered-in. All nonconformmg
‘uses and structures are governed by article VIII. In addition, w1th;m the Rwerfront District,
the following. nonconfomt]es regulehons shall apply'

(a) Nonconformmg property It is- the mtent of th.ls chapter to -allow nonconformmg;'
properties to continue, but also encourage their conforn:uty to what extent is possible

{b)

consulermg the existing site conditions and characteristics." A "compainble property"

shall be considered in comphance with the mtent of the Rwerfront Dietnct speclal :

: regulatlons

i

, Contmuance of nonconformmg property A nonconformmg property may be contmued

subject to the following provisions:

&%

@

Use of nonconformmg structures ‘abandoned for-a period of six or more consecu-
tive months located on a nonconformmg property shall not be penmtted until the
property is brought into comphance with the requlrements of a compatlble
property. :

Except as -otherwise prowded herem, there may be a change of tenancy or -
ownership ofa nonconformmg property, Wlth()ut the loss of nonconfornung status,

. ifuse of the nonconformmg structures is not abandoned for a penod of six or more
consecutive months. : :
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. (8) Colors of a structure located on a nonconforming property shall not be ehang‘ed
from those existing at the time of the adoption of these special regulations, unless

 the new, -be—pamted colors comply w1th the Riverfront Dlstnct speclal color

regulations.

(4) Projects on nonconform.mg propert1es reqmnng a building perrmt (excludmg
- permits for roofs or minor repairs) shall be reqmred to brmg the property into
_compliance as a compauble property."

(6) A stz'ucture located .on a nonconformmg property shall not be enlarged or

increased in any way from its lawful size at the time of the adoption of these
special regulations, Wheré such changes are made, a building permit and
. comphance with the requu'ements of a “compatlble property" are reqmred for the

'enlargement or addltlon.

DIVISION B. CR512 OVERLAY DISTRICT REGULATIONS

Sec. 54-4—21.B.1. Intent

As a significant busmess and resideﬁtial_ center and a major entranceway into the City of
Sebastian, the corridor will have an attractive, well maintained, orderly and uncluttered

appearance. The corridor will .be characterized by impressive vegetation and landseaping;
complementary buildings and signs with enhanced designs and aesthetic appearanees and a

 gafe transportation system that accommodates mass transzt pedestrians, bicycles, and other

transportatlon alternatwes, as well as automobﬂes

Sec. 54-4721.]3.2. Boundarles of the CR 512 Corridor.

The bojmderiea of the CR 512 Overia‘y District shall include all the properties which abut

 CR 512 and that are located within the city limits of the City of Sebastian. If any additional
- segments of CR 512 are subsequently duly annexed into.the city, land development along the

"said newly annexed segment shall be consistent with the city’s land development ¢ode,
- including this article. In the CR 512 Overlay District, the following speclal regulatmns and
exemptions shall apply to new development and redevelopment

Sec. 54-4-21.B.3. Archztecturallbmld_mg standards.
(a) Prohibited architectural styles. The following are prohibited:

(I) Corporate signature or commercial protqtyj)e architecture, unless such is consistent
with these special corridor requirements. Examples of such prohibited architecture

include flat roofed convenience stores, gas stations, and canoples for gas stanons car-

washes, and drive through faclhtles

(2) Any kitsch architecture (such as a building that does not resemble a typical structure)
© - including structures or eléements that resemble an exaggerated plant, fish, edible food,
- or other such items such as glant cranges, ice cream cones dinosaurs.
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Any archltecture having a thematlc reference that is so dlﬁ'erent from current de51gn

' phllosophy that such reference is inconsistent and/or mcompatlble with eurroundmg

'. . structures. Examples of such include: Igloos, domes or geodesic domes, quonset style .

K structures teepees, 1og cabms, Western "false fronts" medmval castles, caves, and the '

like.

: (b) Speczal provtswns

(1)

Industrial and storage uses in commerclal and mdustnal districts. Comphance shall.
be required only for those facades fronting on. resldent1ally designated areas or public

coor platted roads However, mdustnal bmldmgs shall sansfy the color reqmrements
@

Remdentlally demgnated propertles The follomng matenals are approved for use in
residentially designated areas: ﬁherglass or asphalt shingle-style roofing for sloped

roofs and visible roof structures; and textured plywood as a finish product. Rooftop '
sc:reemng devices shall not be required for attlc ventilators or plumbmg roof vents on . -

o res1dentlally designated properties. However, roof ventﬂators roof vents, and the hke _

@

~ shall be located where they will be least vigible from roadways.

Shoppmg centers and out-parcels. The materials, exterior finishes, signage and colors
of shoppmg 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 requu-ement may be wanred by the plamung and growth

- management department if:

a.. The 1mtlal shopping center or outpa.rcel was buﬂt prior to the enactment of the
CR 512, spemal regulations; and

- b. It is determmed by the planning - and growth management department that

@ El

_ enforcement of this reqmrement would conﬂ1ct with the intent of these CR 512
' special reql.nrements

‘Electrical substataons and sumlar uses EIectncal substamons and sumlar uses that

prolnblt access by the public mto the site may be exempted from all architectural/
building reqmrements by the planning and growth management director if the

‘ exempted bmldmg(s) and eqmpment will be *nsually sereened from adjacent propertles
7 and roadways. -

('c). Geneml design cnterzd

(1)

(@)

Buildings Wlth facades fronting on more than one street shall have s1m1lar design
considerations (e.g. roof treatment, building artlculatlon entrance features, and
wmdow placement) and consistent detailing on all street frontages.

General proh1b1tlons and restrictions:

a. ‘Flat blank unartnculated or massive fecades frontmg on a roadway, excluswe
access drive or residentially deslg'nated areas are prohibited. Facades fronting .

- such roads, drwes, or areas shall be designed to incorporate archltectural'
elements prov1d1ng breaks 1n the planes of exterior walls and/or roofs to
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_articulate the building and to lessen the appearance of excessive mass. Facades
should incorporate elements relating to human seale, and can be divided by use
~ atproportional expressmn of structure, opemngs, arcades, canopies, fenestration,
- . changes in materials, cornice deta;lls, molding details, changes in the helghts of
different sections of the building, and the like (stepping or sloping of a parapet
wall in oonaunctmn with a low sloped roof is prohibited). Flat, blank, unartlcu'lated
or massive facades will be permitted on the sides of a building when buﬂdmg is
: constructed to the allowable ZEero foot szde setback.

~b. The followmg matenals or systems are pro]:ublted as a finish and!or exposed '
" product: corrugated or ribbed metal panels, smooth finish concrete block (stan-
dard concrete masonry units), precast concrete tee systems, plywood or textured
‘ plywood Plywood shall be allowed for sofﬁt matenal T

R Any canopy (such as for a gas statmn, car wash, or dnve—through famhty) that is
" wholly ar partiaily within 75 feet of a thoroughfere plan road nght-of-way shall -
meet the follomng requirements concerning maximum. fascia he).ght (This
pertains to all fascia on the above described canopy mcludmg any. canopy fascla -
* that contmues beyond the 75-foot 11m.1t)

- |Roof Slope Dastance - o - {Maximum Fascia Height . : -
- tLegs than 10 feet : i 8 inches - R (
10 to 20 fest L 12 inches
Greater than 20 feet . 16 inches

d Plastic or metal is prohibited as a ﬁmsh material for walls or trim. Plastlc 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 planmng and zoning commission, upon a
~ wntten request and.- product sample submitted by the applicant. The plannmg
and zoning commission may approve -use of the material if the followmg cntena

are satisfied: :

i . The product shall appear authenhc from the closest d1stance that it will be
viewed by the general public.

il " The product shall be substantlal Thin and ﬂlmsy umtatlons are unaccept- .
able.

iii. ‘The product shall hold up as well as the product it is umtatlng That ig, it .
must be fabricated in such a way that it will retain its ongmal shape,
appearance, and color, as well as the product it is imitating.

_iv. The product's color sha]l resemble the color of the product it is 1m1tat1ng
e Any exposed masonry in a stack bond is’ prolublted |

f.  Lighting structures or strip hghtmg that follows the form of the buﬂdmg, parts of - ‘
" the building, or bmldmg elements is prohibited. - '

LDC21:24




PERFORMANCE OVERIAY_DISTRICTS . §seinB3

g. Neon 11ghtmg, fiber optics or sumlar systems, which exceed six square feet in
" area, and where the neon tube, fiber optic or smnlar system is wslble from the
. outsﬁ‘le is proh:blted Néon lighting, fiber optlcs and similar systems shaJI not be -

. used for cutlining the building mcludmg the wmdows .- :

h. Backlit transparent or tra.nslucent architectural elemen.ts backht archltectural'

elements, as well as illaminated or backlit awnings-and roof mounted elements
are: proh1b1ted This does not prohibit the uss of- glass: blocks.’ Thls does not
prohibit the use of an illuminated sign. attached to a buﬂdmg -

1 . Facades that appear to he pnmanly awmngs are proh1b1ted An awnmg shall n%.‘-. .-

run contmuously for more than 30%. of the length of any single facade "Placement
of awning segments shall relate to bmldmg features (e.g. doorways and wmdows), '
: where poss:ble Awmngs ghall not exceed 25%. of the area of any smgle facade

j.- A Drive-up windows shall not be located on a buﬂdmg facade that faces a -
- residential area or a roadway unless archltecturally integrated into the building: - -

. and screened by landscaping equivalent to the landscape matenal ‘required in. a
local road buffer and must run the length- of the drive- -through lane. Speakers
_shall be onented o as nat to pI'OJect sound toward res1dent1al areas S

k. Accessory structures mcludmg sheds, out—bmlchngs dumpster enclosures, and )

screening structures, shall match the. style, finish, and color of the szte's main
'buﬂdmg Metal utlhty sheds and temporary car canop:es are proh1b1ted

(d) Roofs and parapets

(1)

2)

Sloped roofs Gable, h1p, and ehed style roofs shall have a slope no less than 5i 12-
(riserun). Mansard style roofs with a slope greater than 30:12- (risezrun) are prohib-

ited. Generous eaves on sloped roofs are encouraged. Any foof with a slope less than . .
5:12 (rise:run;) ("low sloped roof™) shall not be mlb]e from a roadway and/or resxden—. .

tially designated area. Low sloped roofs muat be screened mth a weuble roof structure
or parapet wall. ' o I

‘Visible roof structures. V1.s1b1e roof structures shali be of such helght bulk, and mass,
.80 as to appear structural, even where the des1gn is non-structural and’ shall have a .-
" minimum vertical rise of six feet (not mcludmg fascia). Visible roof structures shall’
~ have a slope no less than 5:12 (rise:run). Mansard style visible roof stmctures with a
_slope greater than 10: 12 (rise:run) are prohibited. Where v151b1e roof structures are -

utilized in'a buddmg design, they shall be contmuous ‘around all sides of the structure

except where mcorporated with a parapet wall or other architectural element (th1s .

does not .allow "stuck-on" roofs). Any facade that is not visible from & roadway,

. exclusive access drive or remdentlally designated - area, such . as facades ‘that are-

~ interior toa t1ght1y spaced compound of buildings, will not require a continuous visible

roof structure on that facade. Any building with less than 3,500 square feet of ground

~-floor area.shall have a wslble roof structure an aIl facades
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(3)

e

The following r00f styles are proh1bited "A-frame," bowstnng, dome, gambrel, non-
. symmetrical gable or hip (dlﬂ’erent slope on each side of ridge), quonset, and
- polynesian. Gable or hip roof with up to a 10:12 (riserun) maximum pitch w1th a .

"sku'ted" or "ﬂared" lower port:on at a 3:12- (nse rin) minimum pltch ]B allowed

- The: ndge or plane of a roof (or v1s1ble roof structure), that runs parallel {or shghtly ~

parallel) with a roadway shall not run cortinuous for more than 100 feet without

" offsetting or Joggmg (vertically or horizontally) the roof ridge or planea minimum of 16

ROR
. systems S

.inches, Low sloped roofs and parapet wa]ls are excluded from this requirement.

Rooﬁng on’ sloped roofs. and wslble roof atructures sha]l be l.umted to the followmg

a Cedar shmgles or shakes slate, clay tﬂe or cement tﬂe _ R
b. Steel copper, and factory pamted alummum standmg seam rooﬁng

L 5-V cnmp roof.

d. Galvamzed metal or copper shmgles of Victonan or d1amond shape or pattern
a. - Three dunenslonal ﬁberglass or asphalt shmgle ' '
Architectural standmg seam roofs shall be limited to the followmg systems ﬂat metal

- panels with narrow raised seams runm.ng 12 to 20 inches apart, which are secured

(6).

(7)

®

with continuous seam covers or mechamcally seamed Light and natural colors, ags well
as mill finish metal roofs are encouraged Mixing colors of metal panels is p‘l‘Ohlblted
Roofs on any one site shall be of one ¢olor.

Roofing materials are prohibited for use as a ﬁmsh material on parapets or any surface
with a slope greater than 10:12 (rise;run; up to and including vertical surfaces. This

. pertains only to those surfaces v:s1b1e from adjacent property, exclusive of access drives
- or roadways. This does not exclude the use of metal fascia six inches or less in helght
 useof typlcal metal flashing, wa]l cap, drip edge, and the like, use of rooﬁng materials

as a screening device (as long as it does not: functlon -a8 a building's parapet), and use
of cedar sl:ungles or shakes as a wall matenal used below the roof line, :

Plastic-or metal roof panels or systems, corrugated or nbbed roof panels hot mopped
systems, built-up, gravel, torched on foar or fluid applied, roll or membrane roofing,
and the like are prohibited on any roof which is visible from any roadway and/or

' residentially des1gnated area. This does not exclude the use of architectural sta.ndmg»
-seam metal roofing or galvanized 5-V crimp metal roofing. Use of metal or plastic

tooling materials may be approved as specxﬁed under the sectxon as finish matenals A
for Walls fascxa, and trim, ‘ ‘

Part1al parapet wails are proh1b1ted If a parapet wall is used- on a bulldmg, then a

parapet wall of the same style and material is to be. contmuous around all sides of the
structure, except where incorporated with a visible roof structure or other architec-
tural element. Introduction of any visible roof structure s_hall not appear "fake.” Any .
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facade that is not wsxble from g roadway and!or realdentmlly deelgnated area shall not .
reqmre a continuous parapet wall on that facade. Stepping or. slopmg of a parapet wall
in comunctlon with a low sloped roof is prohibited.

{e) Szte elements:

Ee

(@

@

4)

~Al.l telephones, vendmg machmee, or any faclhty dlspensmg merchanchse or a service

on private property shall be conﬁned to a space built mto the building or buﬂdmgs, or
enclosed in a separate structure ‘compatible with. the main building's architecture.

_These areas are to be dee1gned with the safety of the user in mmd Pubhc phonee and -
‘ ATMe ehould have 24—hour access : :

‘No advertlemg w1].l be ‘allowed on. any exposed amemty or facxhty such ae henches or
.trash containers.. . .

‘When feaelble, exzstmg specimen trees should be preserved in plaoe or relocated on
site. Use of tree wells, as well as adaptatlon and variations of . eltmg in order to
¢conserve natlve vegetation, is encouraged : -

The-use of thematic and decoratlve gite hghtmg is encouraged. Low lights of a modest
scale can be used along with feature lighting that emphasmes plants trees, entrances,
and exits. Light bollards are encouraged along pedestnan pathe The color of the light
sources (lamp) 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
"-(decoratwe fixtures attached to bu:ldmgs gre exempt from the ﬁxture color Tequire-
" ment). .

nghtmg is not to be used .as a form of advertlsmg or in a manner that draws
considerably more attention to the building or grounds at night than in the day. Site
hghtmg shall be designed to direct light into the property: L1ght1ng shall avoid any
annoyance to the neighbors from bnghtness or glare.

Roadway style lummanes (ﬁxtures) such as cobra heads, Nema heade, and the hke are |
proh1b1ted ‘Wall pads and flood light luminaries are prohibited where the light source’
would be visible from g roadway, parkmg area and/or- residéntially designated area. -

High. intensity discharge (e. g. high presaure sodium, metal halide, mercury vapor,

tungsten halogen) lighting fixtures mounted on bmldmgs and poles higher than 18 feet
above the parking lot grade, and under canopies, shall be directed perpendscular tothe

ground. Other than decorative and low levelllow he1ght hghtmg, no light source or lens

shall project above or below a ﬁxture, boz, shield, or canopy.

(f) Screening devices:

(1)

"Visually oﬂ'enswe elements", whether freeetandmg, mounted on roofy, or anywhere on
a structure, shall be concealed from view. on all e1dee “Visually offensive elements™
consist-.of: Walk-in coolers/freezers, transformers electrical equipment (mcludmg 7

- panels a.nd meters) ‘water or waste piping and valvee pumps, fans, exhaust vents,

compreseors, generators, tanks, and similar equipment. Individual screens, bl.uldmg
elements, or appropriate la.ndscapmg, are to be used to completely screenthe oﬂ'enewe
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elements. Parapet walls, -visible roof stmctures, individual screens, or building
“elements, are to be used to completely scréen Toof mounted, visuslly offensive
~ elements. They are to be screened from view from any point around the entire building
perimeter. Screening devices shall relate to the building's 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 screen, measured horizontally. Rooftop screen-
- ing devices will not be required for plumbmg roof vents which are léss than four inches
_ in diameter and less than 12 inches above roof penetration. These roof vents should be
located where they will be least visible from roadways, Where chain. link or similar
fencing is allowed to be used (e. g., around storm water ponds), such fencmg shall be
green or black and shall be located and landscaped so as to wsually screen the fencmg
, from pubhc view. : : :

{2) “Nulsance elements” shall be visually screened ﬁ-om adgacent roadways and/or
_residentially designated areas with solid walls in addition to any required landecapmg
- Loading dock buffering shall meet standards of the landscape ordinance (axticle XIV).
. All other walls shall be a minimum of six feet in height. Al dumpster and trash
container areas ehall be completely sereened on all sides, Acoustical matenal shall be

) used on the inside face of walls arnumi HVAC equipment. '

. {3) Inch*ndual screens and walls shall relate to the building's style of architecture and c ]
. materials. A durable material such as reinforced concrete masonry umts is recom-
: mended with an architectﬁrally compatible finish, Wood fences are encouraged.

{4) Cham link fencing, w1th or mthout slats, is prohibited as a screemng device for
' ,screemng visually oﬁ'ens:ve elements and nuisance elements.

Sec. 54-4-21.3.4. Colors and bl.uld.mg graphlcs. -

(&) The following building g'raphzcs are prohzbzted Polke. dots cu'cles, vertical stripes,
‘diagonal stripes orhnes plaids, animals, and_symbpls such as lightning bolts. H0wever, legally
registered trademarks which directly relate to the buzlclmg occupant (not trademarks of

" products or services- sold or d:splayed) are allowed, subject to apphcable sngn and color

o regulations. '

(b) Color standards Alt bqudmgs and accessory structures within the CR-512 Overlay |
Dlstnct shall be 11m1ted to the colors listed in the Overlay Districts master color list.

{1) Base building colors. Base building colors relate to wall and parapet wall areas and
shall be limited to colors mnsmtmg of Wlute and light nel_:utral colors in the warm range.

(2} " Secondary building colors. Secondary building colors relate to larger trim areas and.
‘ shall not exceed 30% of the area of any one building facade elevation. These colors
' consist of a mid-range intensity of the base bmldmg colors and complementary colors,

and 1nclude all base huilding colors

(3) Trim colors, Trim colors are usecl for accent of smaller trim areas, a.re the bnghtest ‘
group of colors allowed, and include all base bu1ld1ng and secondary building colors. -
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Uee of metalhc colors (e gold, sﬂver bronze, chrome; and other extraordmanly
bright colors), ‘and use of garish colors, such as fluorescent colore (e.g: hot pink, "

_ shocking yellow), is prohlbxted Trim colors shall not exceed ten percent of the eurface .
. area of any one building facade elevatlon :

Roof colors (requlremente for roofs that are visible from a roadway and/or remdentlally

'de51gnated area) These colors consist of natural mill finish, white, light neutral colors

in. the warm range blue, and a limited number of earth-tone colors. Mixing or
alternating colors o_f metal panels is prohibited. For Vnon.-metal roofs, other than-
natural variations in color or color blends within a tile, the mixing 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 glared, slurry.coated, or L

' ‘.artlﬁcmlly colored on the surface hy a.ny other meane ehall be hmlted to the same

(B) .

(6}

i
~ color board shall be maintained and made available by the planning a.nd growth

colors as approved for metal roofs

N atural finish materials. The color reg1mente listed above shall not apply to the colors '
of trué natural finish materials such as brick, stone, terra cotta, concrete roof tiles,

- slate, mtegrally colored concrete masonry units, copper, and wood. Color commonly

found in natural materials are- acceptable, unless such material has been artificially

 colored in a manner which would be contrary to the intent of these requirements.
Black, gray, blue, or extremely dark colors for brick. concrete masonry units, roofing,
‘woed or stone is prolnblted This provision shall not prohibit the use of colors for
" ‘natural ﬁ.msh rooﬁng matenale that match those colore approved for metal roofs.

: Awning colors. Awning colors may include base building colors and/or _secondary'

building colors and/or trim colors. However, sécondary building calors and trim color

area used for awnings shall be included in the percentage hnntatlon on the secondary

building color and trim color surface area of a facade

Overlay District master color list, The 0ver1ay Dlsmcts master color list and approved ‘

management staff. The list can be mailed or faxed 1 upon request:

‘Sec. 54-4-21B.5. Landscaping; |

.'I'he city landscaning requirements of article XTIV apply except as noted herein.

(a)

L)

Increased canopy-tree size. All canopy trees required under normal _1andscaping and

. buffering requirements and special CR 512 corridor plan requiréments for. projects

within the corridor shall have a minimum height of 12 feet and minimum spread of six
feet at time of planting. Palm tree clusters may be used as canopy trees as specified in
the landscape ordinance. However, such palm trees shall have a mnnmum clear trunk

of 12 feet.. . _ . A

CR512and thoroughfare plan road buffer. Within the corridor plan area, the followmg _
landscape buﬁ'er shall be provided along the entire length of a site's CR 512 frontage,

except for approved driveways:
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Minimum Planting [ Berm -

CR-512 Fraﬁtage- Buffer Depth ' Reqmrements per 100/
Over 400feet = | =~ 10feet b canopy trees- ‘ -

6 Understory trees

Coutmuous hedge 2. 5 3 feat h:lgh at plant-
ing - _

Berm: 1-'-1.5' h.lgh1 :

1250 to 400 feet _, - 10feet 14.5 Canopy trees

" [6.5 Understory trees

Berm: 15'25‘h1gh

Less than 250 feet ~ | 710 feet ' |4 Canopy trees

& Understory trees

ing
iBerm: 1.5°' 3'h.i§h1 '

(e

IN OTE The hedge and berm comhmatlon shall provide a visual screen four feet hlgh _

above the grade of the project site parking area. Hedge material shall prcmde full

-screening to the ground; therefore, a raix of myrtles and shrubs with eumlar leafing

characteristies shall not be used for hedge material unless a double row arrangement

is used. At the time of a certificate of occupancy (CO) for the project site,- the

combination of berming and hedging shall provide a four-foot visual screen, subject to

-city sight distance requirements. Undulations in the berm and correspondmg hedge .
-height are encouraged. .

Hedge shrubs shall be planted no further apart than 24 mches on center along the
length of the buffer strip, to form a hedge that appears contmuous as vxewed from the
roadway bemg buiffered. :

Berms shall have a slope no steeper than three horizontal to one‘verti:ca_l, and shall be

continuous along the length of the buffer strip, except. where berm modifications may

be necessary for tree preservation as. determined by the plann.mg and growth ,

management director or his des:gnee

‘ Clustenng of trees along the buffer strip is encouraged, and uniform spacing of trees

is discouraged, except where used to emphasize- a partlcula_;r planting theme or

. development style. Hedge plantings may be asymmetrical, and & buffer wall not to -

exceed four feet in height except as specified below, is allowed within the middle
one-third of the buffer strip's: width (measured perpendlcular to the road bemg
buffered) if landecapmg material is planted on each 51de of the wall, ‘

Special buffer for multifamily pro;ects Multifamily pro;ects shall provide the CR512 :
and thoroughfare plan road buffer as described above, with the additional requirement ‘
that the buffer shall include a six-foot opaque screen consistent with specifications in
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article XIV. Where a wall or fence is used such wall or fence shall be lecated with the
. middle one-third of the buﬂ'er strip's mdth (measured perpendicular to the road being
,bnffed) and landscapmg material shall be planted on each s1de of the wall or fence.

(d) Landscape zslands Landscape islands shall be backﬁ]led at least to the top of curb or
' protective barrier, and may be bermed to a maximum helght ef 24 inches above the
ad_]acent parkmg Iot grade. :

,Sec. 54- 4-21.B 6. Speclal elgn regulatlons

(a) Scope These spemal regulatmns are in add:tlon to the clty's s1gn ordmance and shall
supersede any less restrictive provisions found in the slgn ordinance. All s1gnage shall comply‘
with the requirements of the s1gn ordmance except -as mod1ﬁed by these speclal elgn '

' 'regulatlons

b Approval or change of" szgn deszgn requzred Any extenor 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
footage), sign copy area (square footage), sign copy (this does not apply to "changeable copy™
signage), height, shape, style, location, celors, materials, or method of ﬂlu:mnatlon Routine

maintenance and replacement of materials which does not afféct the approved design shall be

exempt from this review and approval Changes to signs not originally required to comply with 7
these special sign regulatlons are addressed in the "nonconforming signs" sectlon of these
regulatlons

(c) Prohzbzted signs. The provisions stated herein are in addmon to proh1b1tmns hsted in

‘art1c1e XVI, Signage and Advertlemg The following are proh1b1ted

(1 Inghts or ﬂlummatlons that flash, move, rotate, scmhllate bhnk flicker, or vary.in
intensity or color, except for time-temperature-date signs. Pubhc signs permitted -
pursuant to article XVI, Signage. and Advert151ng prOVJ.SlOIlS are excluded from this
prohibition and are a]lowed .

(2) Electromc message boards and message centers, electromc adgustable alternatmn
- displays, or any sign that automatlcally displays words, numerals, and/or characters
ina programmed manner. Traffic regulatory and directional signs permitted pursuant
to article XVI, Slgnage and Advertising prowmons, are excluded from this prohibition
and are allowed :

(3) Portable or trailer style changeable copy s1gns, exceptmg approved SPECIal event gigns.

(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 changmg of copy:.

(6) . Strings of light bulbs used on nonremdentml structures for commerc:.al purposes, other
-than traditional hollday decoratlons at the appropnate time of the year

(8) Signs-that emit aud1ble sound odor or ms:ble matter, such as smoke or steam
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(7)

)

@

Neon lighting, fiber optics or 31m11a.r systems; which exceed six 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 the bulldmg including the mndows
Rough plywood used for perma.uent slgns A

Any matsnal used in such a manner fora permanent sign that results ina slgn having

" a semblance to the look of a temporary slgn but mtended by the owner to be
' .permanent : :

a0

Installatlon of an addmonal sign (or mgns) that does not harmomze wzth the de51gn or

ol matenals of thé initial sigm, such as:

a. Attachment or mountmg of a1gns ‘where mountmg hardware is left exposed

v

b. Slgns w1th diﬂ'erent color cabmets, frames, or structure

Apphques or letters of vmyi and similar matenale for use on any permanent'

monument sign. They are also proh1b1ted for use on any permanent wall or facade‘
signs that exceed three square feet. Window signs as allowed in this article are

excluded from this- prohibition. Regardless of size, apphques or vmyl letters are:

* prohibited for use on plaatlc sign faces.

T (12)

Changeable copy s1gns for office, mdustnal commerclal and reszdentlal uses, unleas

. such sign is incorporated mthm the allowable monument gign area.

I (d) S:gns that are encouraged:

ey

Shaped and fashoned "Wood look™ fnulh-level mgns (i.e.: sand blasted or carved) and'
. signs having durable sign cabmet matenal such as h1gh-dens1ty polyuretha.ne arid -

PVC. - ‘ : .

(2) Internally 111ummated aluminum cabinet Wlth textured ﬁmsh and cutout inset or-

- . push through acryhc letters; _ : _

(3). Backlit reverse pan channel letters (opaque faced) mounted on sign that is harmomous
with the proJect's arch1tecture K _

(4) Signage that relates to the bulldmgs style of archltecture and matenals

(5) - Thematic ssgnage '

(e) Colors. - . ‘

(1) The following colois are encouraﬁed for. sigaage: '

a. Use of earth-tone colors and pastels
b, Darker backgrounds w1th hght color sign copy.

P .

Use of colors that match or are compatlble with the prOJect's architecture.

L

: Pohshed or weathered true bronze, brass, or copper metal ﬁnlshes are acceptable
and encouraged.- : ‘
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(2) The following colore are prohibited for mgnage

a. The use of bright metallic or mill ﬁmsh colors (i.e., gold, silver, bronze, chrom;e, :

 aluminum, stainless steel, of other extraordmanly bright colors), Colors such as -

medium or dark bronze are acceptable and encouraged. Precious metal eolore are
allowed on sand blasted or carved "wood look" style signs.

‘b. : ’I'he use of gansh colors such as ﬂuorescent colors is prohzblted .
)y Multz tenant spaces. Apphcante of proposed multl-tenant projects, euch as ehoppmg'r

centers, out parcels, mdustnal complexes and parks, and ofﬁce complexes. and parks shail |
_ submit. a sign program for rewew and approval This sign program shall communicate the

, coordmatron and conezstency of design, colore -materisls, llumination, and locatmne of

signage, In a multi-tenant project where no estabhshed pattern exists as described above, the .

owner of the multi-tenant pro;ect shall be required to submit a sign program for approval prior ..

o 1esuance of any new gign perm.lts for a tenant epace
g Deszgn criteria and add;tmnal restrzctr.ons '

[§)) Freestandmg changeable copy signs. Where a]lowed a freestandmg changeable copy‘
e1g'n ghall not comprise more than 80% of the total area of the actual sign.

(2) WaJl/facade s1gnage

“a; The maximum verucal dimension of a facade or wa]l sign shall not exceed 25% of
~+ the building height. '

b. Awnmgs with lettering shall be considered Wall e1gne Where lettermg is ueed on .
 an awning, the area of lettenng shall be mcluded in the percentage hm1tauon of .
a project's s1gn area.

e - Lettenng, logos, and trim colors on' canopy fascia shall be conmdered a wall ezgn
and shall be limited to 33% of the fascia area of any one elevatmon Internally
illuminated signs shall not be placed on a canopy structure, and no. mgn ehall be

' _placed above the fascia on a canopy structure. - ‘

3 'Changeable copy vall signs for theaterl Theaters may utilize up to 80% of actual gign
. area for dleplay of names of ﬁlms, playe or other performances currently ehowmg

(_4_)‘ Mumination, All external flood sign ﬂlun.unanon shall be mounted at grade d.lrectly in.
“front of the sign area. nght source shall be completely shielded. from oncommg
motonst'e view,

() 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 ezgns are hereby declared to be -
1ncompat1ble with the overall intent of this sectlon : '

(1) Removal of nonconformmg 31gne All. nonconformmg s1gns, except as prow.ded for
herein, ehall be removed . .
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Contmuance of nonconformmg signs: A nonconforrmng 31gn may be contmued subject B

-to the following provisions:

. a A nonconformmg 31gn sha]l not be enlarged or increased in’ any way from its

lawful size at the time of the adoptxon of this code

b. Nonconforn:ung signs ot nonconformmg sign structures that are deﬁned as _
abandoned signs sha]l not be permtted for Teuse: A

e ‘Except as otherwise provlded herem, there may be a change of tenancy or

ownership of a nonconformmg sign, without the Ioss of nonconformng status if
the property is not’ abandoned ' - -

Repairs, mamtenance, and lmprovements Normal repau's, mamtenance, andlmprove- o
ments may be made. =

Reconstructlon If any nonconfonmng gign is destroy‘ed by ﬁre, ﬂood explosmn, -

~ -collapse, wind, or other catastrophe it shall not be used or reconstructed except in full
'conformlty with the provisions of these special regulatlons ‘

_Casua.l temporary, or ﬂlegal use: the casual, temporary, or illegal tise of any sign shall

not be sufficient to establish the enstence of a nonconformmg use or to create any o
nghts in the continuance of such use. -

Sec. 54-4-21.B.7. Nonconformltles. -

Within the CR 512 District area, legally established existing development and uses that do
not comply mth these special regulations are grandfathered in. All nonconformmg uses and
structures-are governed by article VIIL In addition, mthm the CR 512 District area the '
followmg nonconform.‘lty regulatlons sha]l apply : :

(a)

“(b)

Nanconfanmng property: It is the intent of thlS chapter to allow nonconformmg
properties to continue, but also encourage their conformity to what extent i is possible
considering the existing site conditions and characteristics. A "compatible property"’
shall be considered in comphance with’ the mtent of the CR 512 Dlstnct epemal

_regulations.

Contmuance of nonconformmg propermv A nonconfonmng property may be contmued

- subject to the following promsmns

(1) Use of nonconforming structures abandened for a period of six or more consecu-
tive months located on a nonconforming property shall not be permitted until the )
property is brought into comphance with the requn‘ements of a compatlble
property. : S

: (2} Except as otherwise prowded herein; there may be a change of tenancy or

ownership of a nonconforming property, without the loss of nonconfonmng status,'
if use of the noncoriforming structures i is not abandoned for a penod of six or more
consecutlve months
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Colors of a structure located on a nonconformmg property shall not be changed

“from those existing at the time of the adoption of these speclal regulatmns, unless

the new, to-be-painted colors comply with the CR 512 special color reg’ulatmns

Pro;ects on: nonconforming propertles requiring a building permJt (excludmg
permits for roofs or minor repairs) shall be required to brmg the property into
comphance as a "compatlble property." ‘ '

A structure located on & nonconformmg property shall not be enlarged or
increased in any way from its lawful size ‘at the time of the adoption of these
spemal regulations. Where such changes are .made, a building permit and

_ compliance with the reqmrements of a companhle property are requzred for the -

enlargement or adchtmn
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Septernber 23, 2003

Mr. Henry ller
ller Planning Group
Palm Beach Gardens, Florida

Dear Mr. ller:

Miami Economic Associates, Inc. (MEAI) 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 F.S Chapter 163, Part 1Il. 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 right-of-way. 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 provide 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 3
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 lier
ller 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
assembied 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 socio-economic 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 City's Growth Management Department;

Interviewed realtors and other knowiedgeable about the City’s economy and real
estate market; and

Reviewed the minutes of the “stakeholder” interviews conducted by ller Planning
Group.

Key Market Findings

The bulleted paragraphs that follow summarize the key findings of MEAI's 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 in-fiow info the market

can be expected from areas outside that just defined, MEAI 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 $45.83 million to $66.17 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

Miami Economic Associates, Inc. 6861 5.W. 89t Terrace Miami, Florida 33156
Tel: (305) 669-0229 Fax: (305) 669-8534 Email: meaink@hellsouth.net
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expected to increase by approximately 4 percent a year with the result that the
area should have about 45,000 residents by the latter date compared to the
slightly more than 32,600 it had at the time of the 2000 Census. Median
household income is expected to increase from approximately $52,500 in 2000 to
in excess of $75,000 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 1990's, private sector employment in Indian River County increased
by approximately 1,000 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.

¢ MEA! 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 single-family homes, which would be inappropriate in the
Downtown area. The area is essentially zoned to accommodate low density
multi-family units such as townhouses. MEAI believes that approximately 50 such
higher value -— $200,000 and above -—- units could be absorbed annually along
the riverfront 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 multi-family units on the barrier island's
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 of $75,000.

» MEAI 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 C.R. 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 right-of-way; however,
development of the type proposed has been successfuily 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 C.R. 512 fork is currently zoned for
industrial uses but MEAI believes that sufficient land for all foreseeable industrial
development within the redevelopment target area exists south of C.R. 512. It is
also our opinion, based on data relating to recent sales of industrial land in the
area, re-designation 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, MEAI
estimates that the Sebastian Market Area could support the development of
approximately 100,000 square feet of new retail space annually through 2010. It
is recommended that up to 150,000 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, MEAI does not
believe that office development will play a significant role in redevelopment. We
also helieve 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 1880's, the population of the State of Florida increased at an average
annual rate approximating 2.4 percent per year, which was substantially higher
than the national rate of growth of 1.3 percent. The population of Indian River
County, in which the Sebastian Market Area is located, increased at any even
faster rate, 2.5 percent, than that of the State on an average annual basis.

Of the 112,947 residents of Indian River County at the time of 2000 Census,
32,614 of them —- 29 percent --- lived in the Sebastian Market Area. As shown in
Table 1 in the Appendix to this lefter, the rate of population growth in the
Sebastian Market Area during the 1890's was nearly 4 percent, or 1.6 times the
County's 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 45,000 peopie.

* The population of the Sebastian Market Area at the time of the 2000 Census was
distributed in 14,505 households. The average household contained 2.25
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 Tabie 2 of the Appendix.. Based on projections for the year
2007, MEAI 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 istand where the median age of the residents is currently estimated to
be 59.2 years. 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. lllustratively, the median income of households
living in the mainland portion of the Market Area is currently estimated to
approximate $41,760 while that of the households on the barrier island is
estimated to be in excess of $84,250. As shown in Table 3 of the appendix, on
an overall basis the median income of households in the Sebastian Market Area
currently exceeds $55,500, which is considerably greater than that countywide.
Countywide the median income approximates $40,000.

¢ Based on the income estimates provided in Table 3 for 2007, MEAI anticipates
that the projected 20,300 households in the Sebastian Market Area in 2010 will
have a median income on an overall basis exceeding $75,000. The median
fncome of the mainland households will approximate $56,000 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 northern
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 impartance 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 42,670
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people were empioyed within Indian River County on an average monthly basis
during 2002. The private sector accounted. for slightly over 37,000 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 33.3 percent of total jobs, employing 7,581 and 6,601 workers,
respectively. Leisure and Hospitality Services accounted for an additional 5,653
jobs, or 13.2 percent of total employment. As shown in Table 4, other sectors of
economic activity employing more than 2,000 workers included, in order of
importance, Professional and Business Services, Construction, Manufacturing,

. Agriculture and Mining and F.LR.E. The category of Prefessional 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 10-year period inclusive of
1993 through 2002 approximately 1,000 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 the F.L.R.E., Manufacturing
and Wholesale Trade were moderate, with those three sectors adding fewer than
1,200 jobs in total over the ten-year 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, Tischier &
Associates prepared a fiscal analysis for the City which indicated that a total of
3,685 were employed within the City. The source of that estimate was Claritas,
Inc. MEAI is well-acquainted 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 Services (i.e. 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 F.I.R.E, 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 1,262 residential buiiding
permits have been issued in the unincorporated portions of Indian River County
during the 1998 - 2000 period, with the highest number, 1,809, being issued in
2002. MEAI 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 seasonalfrecreational units.

The building permit activity within the City of Sebastian is overwhelmingly
oriented toward single-family units. Within the unincorporated portions of the
County including on the barrier istand, there are significant numbers of multi-
family units permitted each year.

On an average annual basis, approximately 63,500 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 36,000 square feet. In 2001, nearly 120,000 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 non-residential 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 624,814 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 $34.96 million. As shown in Table 7, by Fiscal Year 2001 this figure
had risen to $45.83 million. For the current fiscal year, 2004, it is $66.17 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 seasonal/recreational 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.

o The overwhelming preponderance of new residential units in the Mainiand
portion of the Sebastian Market Area have been single-family 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 a three-story height limit. This zoning is basically consistent with
single-family 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 a multi-family market not
previously seen to any significant degree in Sebastian.

« Significant amounts of multi-family 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. Multi-family 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 intand from the Intracoastal, residential units
developed on the land within the fork of C.R. 512 could also enjoy excelient
water views. It should aiso be noted that the supply of vacant land on the barrier
island is substantially depleted in many areas.

e 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. MEAI| believes that such an environment can be created in Downtown
Sebastian, particularly if increased specialty retaiiing and food and beverage
uses that take advantage of the riverfront are developed. It should be noted that
much of the development referred tc 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 C.R. 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 multi-family units. [t is further anticipated that in excess of 50 percent
of this potential demand segment could afford housing priced in excess of
$200,000, in most cases significantly higher.

e Based on the segmentation of housing demand discussed in the preceding
paragraph, MEAI believes that demand for higher-value multi-family, townhouse-
type units in the Downtown area and C.R. 512 fork in range of 50 units per year
though 2010 couid 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, |n turn, serve to energize the
park as a major community facility.

Hospitality Use

« Downtown Sebastian already contains some small to moderately-sized
hospitality facilities. Modest demand for additional such development may
emerge as redevelopment initiatives enhance the ambiance of the area and tc
the extent that new specialty retailing and eating and drinking venues are
created. Development of a major new, chain-affiliated property is not, however,
anticipated due to absence of a major amenity like beach or a marina. The height
limitation imposed of Downtown development would also preciude the efficient
operation of such a facility.

Retail Use

e As discussed previously, the Sebastian Market Area is expected to experience
significant growth in terms of both population and income. MEAI estimates that
as this occurs, the opportunity will exist for the development of approximately
100,000 square feet of new retail space though the Market Area on an average
annual basis though 2010. [t is recognized that significant portions of the new
supportable space are likely to be developed along the C.R. 512 corridor as new
residential communities emerge and on in-fill sites along U.S. 1. However, a
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portion of the new spending should be available to support the development of
up to 150,000 square feet of specialty shops and eating and drinking
establishments along the Riverfront. ‘

+ MEAI 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 muiti-family 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
F.I.R.E. 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, MEAI does not envision significant demand for new
office space, with the possible exception of medically-oriented facilities. We aiso
do not believe that office use will play a significant role in the redevelopment of
Downtown.

Indusirial Use

e 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 C.R. 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 1988 to 2002 further
indicates that new industrial development will only occcur on a highly sporadic
basis. That is further reflected by the fact that five of six recent saies identified,
have been at values between $0.63 and $2.25 per square foot.

» The redevelopment area in the vicinity of C.R. 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 City-owned property that it will be disposing of and which will require
re-designation in terms of permitted use. The second part of the area is located
south of C.R. 512. MEAI believes that the redevelopment pian should direct all
future industrial development into this latter area. We further recommend that the
land within the fork be re-designated for mixed-use development inclusive of
residential uses. Given the slow pace at which industrial development is
cccurring within Sebastian and the low land vaiue reflected in the recent sale
discussed above, MEAI 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

MEAI believes that significant market support for redevelopment in the City of Sebastian.
We also believe that the market’'s general positive image of the area is likely fo make
redevelopment a successful undertaking.

Sincerely,
Miami Economic Associates, Inc.

Andrew Dolkart
Prasident

Miami Economic Associates, Inc. 6861 S.W. 89t Terrace Miami, Florida 33156
Tel: (305) 669-0229 Fax: (305) 669-8534 Email: meaink@bellsouth.net



Mr. Henry ller

ller Planning Group
September 23, 2003
Page 12

APPENDIX
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Table 4

Employment by Industry
Indian River County
2002

Industry Employment Percent

Agriculture & Mining 2,350 5.5%
Construction 3,252 7.6%
Manufacturing 2,556 8.0%
TC.PU.* 1,096 2.6%
Wholesale Trade 740 1.7%
Retail Trade 7.581 17.8%
FIR.E. ** 2,001 4.7%
Professional & Business Services 3,478 8.2%
Educational Services 598 1.4%
Health Care Services 6,601 15.5%
Leisure & Hospitality 5,635 13.2%
Other Services _ 1,761 4.1%
Government 5,020 11.8%

Total 42,669 100.0% .

* Transportation, Communications and Public Utilities
** Finance, Insurance and Real Estate

Source: Florida Agency for Workforce Innovation; Miami Economic Associates, Inc.




Largest Private Employers

Emplover

indian River Memorial Hospital
The New Piper Aircraft

Public Supermarkets

Wal-Mart

Sun Ag, Inc.

Hale Indian River Groves
John's Island

Gracewood Fruit Packing
Dodgertown Camplax
Winn-Dixie

Legend Properties, Inc.

Indian River Estates

Sebastian River Medical Center
Indian River County Exchange Packers
Visiting Nurse Association
Flight Safety Institute

Disney Vero Beach Resort

Table 5

Indian River County
2002

Employees
1,451
1,000

715
672
550
500
475
465
450
440
428
413
370
350
332
300
275

Industry
Heaith Services
Manaufacturing
Retail Trade
Retail Trade
Agriculture
Agriculture
Hospitality
Agricufture
Leisure

Retail Trade
Real Estate
Health Services
Health Services
Agriculture
Health Services
Transportation
Hospitality

Source: IRC Chamber of Commerce; Miami Economic Associates, Inc.



Table 8
Buiiding Permit Activity
Indian River County

1998 - 2002
Single-  Multi- Industrial/
(Units) (Units) (Units) (SE)
Sebastian
Year
1998 236 4 240 50,930
1999 262 10 272 35,874
2000 278 18 296 74,355
2001 204 13 307 119,579
2002 328 24 352 36,684
Unincorporated County
1998 713 561 = 1,274 461,421
1999 697 115 812 - 556,341
2000 793 599 1,392 417,217
2001 927 98 1,025 229,245
2002 1,035 774 1,809 395,569
Total County

1998 1,075 593 1,668 658,841
1999 1,104 283 1,387 640,897
2000 1,200 668 1,868 . 581,221
2001 1,350 145 1,485 523,008

2002 1,484 991 2,475 554,354

Source: Indian River County; Miami Economic Associates, Inc.




Table 7
Taxable Value of Property
Downtown Sebastian
Fiscal Years 2001 - 2004

Fiscal Year Taxable Value
(000's)
2001 $45 834 .9
2002 $58,263.7
2003 , - $58,844.2
2004 $66,174.3

Source: City of Sebastian; Miami Economic Associates, inc.
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