CITY OF LABELLE, FLORIDA
Planning Staff Report
For
KMJ Investment Group LLC
Annexation, Comprehensive Plan Amendment & PUD Rezone
*Updates to the Staff Report based upon the Local Planning Agency
Recommendation are generally shown in strike-through/underline format
TYPE OF CASE:

Annexation, Comprehensive Plan Amendment & PUD Rezone

STAFF REVIEWER:

Alexis Crespo, AICP

DATE:

March 12, 2020

APPLICANT:

KMJ Investment Group, LLC c/o Mickey Jones (Privately-Initiated)

AGENT:

Shellie Johnson, AICP

REQUEST:

Annex 2+/- acres from unincorporated Hendry County into the City
of LaBelle municipal boundary; amend the City of LaBelle Future
Land Use Map to designate the subject property in the Employment
Village future land use category; and rezone the subject property to
the Planned Unit Development (PUD) zoning district to allow for a
maximum of 13,000 square feet of non-residential uses and six (6)
multi-family/live-work dwelling units.

LOCATION:

North of SR 80 and east of Tractor Supply Company (See
attached Location Map)

PROPERTY SIZE:

2+/-acres

FUTURE LAND USE DESIGNATION, CURRENT ZONING AND LAND USE:
Existing Future Land Use Designation:
Existing Zoning:
Land Use:

Residential, Medium Density (Hendry
County)
Agriculture (Ag-2) (Hendry County)
Commercial
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SURROUNDING LAND USE:
North:

FLU – Residential, Medium Density (Hendry County)
Zoning – Residential (RG-1)
Land Use – Single-Family

South:

FLU – Employment Village
Zoning – Agriculture (AG); Planned Unit Development (PUD)
Land Use – Vacant; Commercial (Wal-Mart)

East:

FLU – Residential, Medium Density (Hendry County)
Zoning – Agriculture (AG) (Hendry County)
Land Use – Vacant

West:

FLU – Employment Village
Zoning – Planned Unit Development (PUD)
Land Use – Commercial (Tractor Supply Company)

STAFF NARRATIVE:
KMJ Investment Group, LLC (“Applicant”) is requesting approval to:
1. Annex 2+/- acres from unincorporated Hendry County into the City of LaBelle
municipal boundary;
2. Amend the City of LaBelle Future Land Use Map to designate the subject property
to the City’s Employment Village future land use category; and
3. Rezone the subject property to the City’s Planned Unit Development (PUD) zoning
district to allow for 13,000 SF of non-residential uses and six (6) multi-family/livework dwelling units.

BACKGROUND:
The subject property is located north of SR 80, ¼ mile east of Huggetts Road, and
immediately east of the Tractor Supply Company store. The site is undeveloped and does
not have direct access to SR 80 via an existing driveway.
The subject property currently lies within Hendry County, and is adjacent to incorporated
City of LaBelle lands to the west (Tractor Supply Company), and lands south of SR 80
(undeveloped land and Wal-Mart). The subject parcel’s Hendry County Future Land Use
Designation is “Residential, Medium Density”. The Hendry County zoning district is
Agriculture (AG-2).

ANNEXATION REQUEST:
The Applicant’s Voluntary Annexation Petition meets the stated annexation rules outlined
in Chapter 171, Part II, Florida Statues as follows:


City of LaBelle potable water and sanitary sewer services are available to serve
the subject property via existing lines on SR 80. The developer will incur the costs
to connect to the existing lines.
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The Property boundary is contiguous to the City of LaBelle municipal boundary,
which runs along the western property boundary.
The Property is intended for development of urban land uses (light industrial,
commercial and multi-family), as demonstrated through the concurrent
Comprehensive Future Land Use Map Amendment and PUD rezoning request.
The Property will not create an enclave, or isolated area of unincorporated lands
surrounded by City lands, per Section 171.031(13), Florida Statutes.

Based on the above analysis, the application meets the criteria for annexation into the City
of LaBelle municipal boundary.

COMPREHENSIVE PLAN AMENDMENT REQUEST:
The Property’s current future land use designation is “Residential, Medium Density” per
the Hendry County Future Land Use Map. This designation currently allows residential
uses up to 2 du/acre and commercial uses up to a FAR of 1.0 (43,560 SF of commercial
uses on 1 acre of land) as part of a Planned Unit Development, and subject to limitations
and buffering to address compatibility with residential uses.
Upon annexation into the City, the Property would require a Comprehensive Plan
Amendment to designate the site on the City’s Future Land Use Map. The Applicant is
proposing to designate the Property in the Employment Village future land use category,
to allow for a mix of non-residential uses and multi-family/live-work dwelling units in an
integrated mixed-use building. The category allows for non-residential uses, with a
maximum FAR of 1.5 for industrial and 1.0 for commercial. Residential uses are permitted
at 3 du/acre.
The Employment Village Future Land Use category is intended for “employment
generating businesses that co-exist with existing and limited new residential development.
The category allows for light industrial, office, commercial retail, and limited residential
density where such uses promote work- force housing and compact, contiguous
development. The non-residential uses and live-work multi-family units in a mixed-use
building shown on the PUD Master Concept Plan are consistent with this intent.
The City has designated the Employment Village future land use category on the
southside of SR 80 and immediately west of the Property on the Tractor Supply Company
parcel. Therefore, this is the most logical category based upon the proposed mix of uses
in the PUD, as well as the adopted Future Land Use Map.

PUD REZONING REQUEST:
The Property is currently zoned “Agriculture” per the Hendry County Zoning Map. This
category is limited to agricultural uses and is not the most appropriate category
considering the relatively small size of the subject parcel and its frontage to SR 80 – a
major arterial roadway. PUD zoning is required for all development in the Employment
Village future land use category.
The Master Concept Plan reflects approximately 13,000 square feet of building area that
can provide for a variety of commercial and industrial uses, as well as residential
development. The Schedule of Uses associated with the PUD reflects a limitation in the
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intensity of commercial and industrial uses to be permitted, focusing primarily on retail
commercial, office and light industrial. The Employment Village category establishes a
maximum density of three multifamily dwelling units per acre, allowing for a maximum of
six (6) dwelling units for the subject property. All proposed uses are within the general
range of permitted or special exception uses in the B-2 zoning district. No uses requested
are explicitly industrial in nature (I-1 or I-2 uses). More intensive commercial uses that
could potentially impact residential uses to the north have been restricted per the proposed
conditions and revised Schedule of Uses, Exhibit B. Such limitations are proposed for
maintenance and repair services, sales of alcoholic beverages, and mini warehouses.


Access

Access to the property will be from SR 80 and will likely be limited to a right-in/right-out
movement and is subject to review and approval by FDOT per Staff’s recommended
conditions. Since the LPA meeting, the Applicant has updated the MCP to provide cross
access with the parcel to the east to reduce access points onto SR 80 and encourage
interconnectivity between adjacent sites.


Building/Development Form

The building has been centrally located on the site and has been situated to minimize
impacts to surrounding properties, as well as provide reasonable visibility from SR 80.
Ample parking and vehicular circulation can be provided for a variety of uses. A continuous
sidewalk is proposed throughout the site, which will also connect to the existing sidewalk
on SR 80. Reference to “industrial” uses on the buildings has been removed from the MCP
to better reflect the actual proposed commercial and multi-family uses.


Compatibility

The Applicant has limited the schedule of uses to commercial uses that can be compatible
with the multi-family workforce housing and are appropriate considering the arterial
roadway frontage and nearby commercial development (Tractor Supply and WalMart).
Additionally, the water management area will be accommodated along the northern
property line to further separate site activity from the residential development located to
the north. The Applicant has proffered an 8-foot tall fence along the northern property line.
Staff’s recommended condition requires the fence to be opaque and screened by the
required plantings on the north side of the fence, so neighboring residential properties
have the viewshed of both the vegetation and fence for screening purposes.


Landscape Buffers

A landscape buffer is required along SR 80 – which entails a 15-foot wide buffer with 5
trees per 100 linear feet and a continuous row of shrubs installed at 36”. The Applicant is
requesting a deviation relating to the north property line, adjacent to the existing residential
development. Pursuant to LDC Section 4-80-9.5, PUD buffer requirements are based on
a specific use (commercial, residential, industrial) and the City zoning designation of
adjacent properties. Because this request is proposing a mix of uses and is adjacent to
County zoning designated properties to the north, the applicant is treating the PUD as a
commercial development adjacent to single-family zoned properties, which would require
a Type B buffer.
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The applicant is requesting a deviation to LDC Section 4-80-9.6 to provide a modified Type
B, Option 2 buffer to allow for two large and two small trees and a continuous hedgerow,
36-inches in height at time of planting rather than 8 large shrubs and 12 small shrubs. The
only modification to the required Type B Option 2 buffer requirements is the replacement
of 8 large and 12 small shrubs with a continuous hedgerow installed at 36” in height. Staff
finds a hedgerow of a consistent height will provide better screening that intermittent
height shrubs. This deviation is further off-set by the proposal to install an 8-foot tall fence
along the entire northern property line. As conditioned by Staff, this fence must be opaque
and the required trees and hedgerow must be planted on the northern side of the wall
facing the adjacent single-family lots. The condition also requires the hedgerow to be
maintained at 60”.
It has been clarified since the LPA that the second deviation for buffers on the eastern and
western property lines do not require a deviation. If developed as a mixed use or
commercial project, no buffers are required adjacent to commercial uses. If the project is
developed with entirely residential uses, buffers will be required per the Land Development
Code.

COMPREHENSIVE PLAN CONSISTENCY:
The request is consistent with the following objectives and policies of the City’s
Comprehensive Plan.
Future Land Use Element Objective 1.1.2 (Efficient Management of Land Resources)
The proposed map amendment provides for commercial and residential uses that can be
supported due to the site’s location on SR 80 and foster mixed-use/compact development
through the PUD rezoning.
Future Land Use Element Policy 1.3.6 (Employment Village Land Use Category)
The Employment Village Future Land Use designation is the logical land use category for
the property, as surrounding properties within the City are similarly designated and will
result in ongoing continuity of the City’s growth management pattern.
This category is also appropriate for properties located along the SR 80 corridor, as its
emphasis is on commercial and industrial development, thereby supporting economic
viability of the City.
The category allows for non-residential uses, with a maximum FAR of 1.5 for industrial
and 1.0 for commercial retail. Based on the site acreage of 2+/-acres, up to 130,680 SF
of industrial is possible under this category, while 871,20 SF of retail is possible. The
companion PUD limits the intensity to 13,000 SF, or a FAR of 0.3 – well below the
maximum permitted intensity.
The Employment Village category also allows for multi-family residential uses at a
maximum density of three dwelling units per acre, and limits the unit type to multi-family.
Based upon the site acreage a maximum of six dwelling units can be achieved through
the PUD rezone. The proposed density is consistent with the maximum allowable density
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in this category and is appropriate when oriented to SR 80, an intensive arterial road
frontage.
This Applicant notes, “the subject property is ideally located to promote the vision of this
category. With frontage on a major arterial roadway, in an area that is experiencing new
growth, and where services can be readily made available, the property can be developed
to support citywide and nearby residences. The property is part of what is becoming a
“small village”, as intended by this category”.
Infrastructure Element Policy 4.1.4 (Required Infrastructure)
As proposed, the future land use map amendment complies with this policy by ensuring
that the proposed mixed-use development can be serviced by adequate public
infrastructure, including roads, potable water and sanitary sewer. Letters of availability by
the Fire Department, Hendry County Schools and Sheriff Departments all demonstrate
adequate services are available to serve the development. The PUD is conditioned upon
connection to City water and sewer services, or a centralized private water and sewer
system.

STAFF RECOMMENDATION:
Staff finds that the proposed annexation; amendment to the City’s Future Land Use Map
to designate the Property within the Employment Village future land use category; and
rezoning to the Planned Unit Development (PUD) zoning district is consistent with the
Land Development Code and the Comprehensive Plan and recommends APPROVAL
subject to the following conditions (attached to the PUD ordinance).
1. The Rezone request applies to the property is described in Exhibit ‘A’.
2. The PUD is limited to a maximum of 13,000 SF of non-residential uses and six (6)
multi-family or live/work dwelling units.
3. Allowable uses shall be limited to those listed in the Schedule of Uses, attached
as Exhibit ‘B’.
4. On- and off-premise consumption of alcoholic beverages is permitted only in the
2-story building facing SR 80. Any outdoor consumption of alcoholic beverages
on-premises will require approval as an amendment to this PUD, to be reviewed
during a public hearing by the City Commission.
5. Maintenance and Service Repair uses are limited to indoor only and may only be
located in the proposed 2-story building facing the SR 80 frontage if residential
units are not developed in this building. In no case shall residential units be located
in the same building as a maintenance and service repair establishment. No
overhead doors are permitted.
6. Mini Warehouse uses are limited to interior accessed units only, with no external
access permitted. Overhead doors may not face SR 80 or northern property line.
7. Outdoor sales area is accessory only and allowed only during hours of operation
of associated use. The cumulative outdoor sales area for the entire PUD is
limited to 500 square feet/3 parking spaces and must be located along the SR 80
frontage in front of the 2-story building.
8. The retail sales of heavy equipment, lumberyards or building supplies is
prohibited.
9. Development Standards will conform for the Development Standards Table,
attached as Exhibit ‘C’.
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10. All development must conform to the general design of the Master Concept Plan
contained in Exhibit ‘D’ and the requirements of the Land Development Code.
11. Development must connect to the City’s potable water and sanitary sewer system
or provide for on-site private utilities. A demonstration of capacity will be required
at the time of site construction permitting, including demonstration of a hydrant
system to provide adequate and continuous water flow for firefighting purposes.
12. The project will be managed by the developer/property owner, until such time as
the property is subdivided or a (commercial) condominium is established, upon
which a Property Owners Association (POA) must be established for maintenance
of common areas, parking areas, and infrastructure within the community.
13. Dumpsters, recycling facilities and service areas must be located internal to the
site and screened from all public rights-of-way by an opaque wall or fence.
14. A landscape buffer for the purposes of screening shall be required along the SR
80 frontage, equal to or greater than a 15-foot wide buffer per LDC Section 487.4(1).
15. A deviation is permitted to allow for a modified northern landscape buffer, five feet
in width, and planted with two (2) large trees and two (2) small trees per 100 linear
feet, and a hedgerow planted at 36” and maintained at 60”. An 8-foot tall opaque
fence or wall must be installed in the buffer, with all required plantings installed on
the northern side of the wall facing the adjacent single-family lots.
16. Buffers along the east and west property lines will meet the LDC requirements
depending upon the final use(s) developed on the site.
17. Internal buffers between residential and non-residential uses are not required, to
the extent such uses are vertically integrated into the same building.
18. A minimum of 30% of the development, or 0.6 acres of open space, as defined in
the LDC, shall be provided.
19. The project will provide parking spaces in accordance with the Land Development
Code for both residential and non-residential uses.
20. Access to SR 80 will require a permit from the Florida Department of
Transportation and this approval does not guarantee or grant access as shown on
the MCP.
21. A cross access easement must be provided to the property to the east at the time
of site construction plan permitting.
22. The PUD Master Concept Plan will remain valid for not more than five (5) three (3)
years from the date of City Commission approval. Horizontal construction must
commence within five (5) three (3) years or the MCP will be deemed vacated. Upon
such time a new PUD zoning approval must be filed and approved by the City
Commission. A one (1) time extension of 6 months may be submitted to the City
prior to vacation of the MCP.

SUGGESTED MOTIONS:
APPROVAL:
I make a motion to APPROVE annexation of the 0.5+/- acres from unincorporated
Hendry County into the City of LaBelle municipal boundary; amend the City of
LaBelle Future Land Use Map to designate the subject property within the
Employment Village future land use category; and rezone the subject property to
the Planned Unit Development (PUD) zoning district.
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DENIAL:
I make a motion to DENY annexation of the 0.5+/- acres from unincorporated
Hendry County into the City of LaBelle municipal boundary; amend the City of
LaBelle Future Land Use Map to designate the subject property within the
Employment Village future land use category; and rezone the subject property to
the Planned Unit Development (PUD) zoning district.
The request does not meet the annexation & rezoning criteria:
1) …. Why?
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LOCATION MAP/EXISTING CITY LIMITS
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PROPOSED CITY LIMITS
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CURRENT FUTURE LAND USE MAP
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PROPOSED FUTURE LAND USE MAP
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CURRENT ZONING MAP
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PROPOSED ZONING MAP
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EXHIBIT A
LEGAL DESCRIPTION
A PARCEL IN SECTION 18, TOWNSHIP 43 SOUTH, RANGE 29 EAST, HENDRY
COUNTY, FLORIDA, MORE PARTICULARLY DESCRIBED AS FOLLOWS:
COMMENCING AT THE NORTHWEST CORNER OF GOVERNMENT LOT 1, ALSO THE
NORTHWEST CORNER OF SAID SECTION 18); THENCE NORTH 89°51'32" EAST,
1151.79 FEET, ALONG THE NORTH LINE OF SAID GOVERNMENT LOT 1 OF
SECTION 18; THENCE SOUTH 01°14'10" EAST, 322.02 FEET ALONG HE EAST LINE
OF THE NORTHWEST ONE-QUARTER OF THE NORTHWEST ONE-QUARTER OF
SECTION 18, AND THE WEST LINE OF PARKWOOD ESTATES AS RECORDED IN
PLAT BOOK 3, PAGE 23 OF THE PUBLIC RECORDS OF HENDRY COUNTY,
FLORIDA, TO THE LANDS DESCRIBED IN O.R. BOOK 644, PAGE 1860, PUBLIC
RECORDS OF HENDRY COUNTY, FLORIDA; THENCE CONTINUE SOUTH 01°14'10"
EAST, 1011.97 FEET TO THE SOUTHWEST CORNER OF PARKWOOD ESTATES,
RECORDED IN PLAT BOOK 3, PAGE 23, PUBLIC RECORDS OF HENDRY COUNTY,
FLORIDA, AND THE TRUE POINT OF BEGINNING; THENCE NORTH 89°52'17" EAST,
191.41 FEET; THENCE SOUTH 01°14'10" EAST, 385.22 FEET TO THE
NORTHWESTERLY RIGHT OF WAY LINE OF STATE ROAD 80; THENCE SOUTH
49°52'18" WEST, ALONG SAID NORTHWESTERLY RIGHT OF WAY LINE TO SAID
EAST LINE OF THE NORTHWEST ONE-QUARTER OF THE NORTHWEST ONEQUARTER OF SECTION 18; THENCE NORTH 01°14'10" WEST, 543.29 FEET, ALONG
SAID EAST LINE OF THE NORTHWEST ONE-QUARTER OF THE NORTHWEST ONEQUARTER OF SECTION 18 TO THE TRUE POINT OF BEGINNING.
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EXHIBIT B
SCHEDULE OF USES

RESIDENTIAL
Caretakers/Security Quarters – a maximum of 1
Dwelling Units - a maximum of six (6)
Multi-family
Live/Work
Accessory uses
NON-RESIDENTIAL
Accessory Use/Structure
Food and Beverage Sales/Establishments
Accessory Alcoholic Beverages Sales, On- and Off-Premises
Alcoholic Beverage Establishment
Liquor Store
Restaurants
Clubs, Lodges
Cultural Institutions
Healthcare Clinics
Religious Assemblies/Church
Amusement Facilities – indoor only
Animal Sales/Services - indoor only and limited to:
Grooming
Animal Hospital/Clinic
Retail Sales
Financial Institutions
Maintenance and Service Repair – limited to indoor only and located in proposed
2-story building facing SR 80 frontage. Use is only permitted if residential
units are not developed in 2-story building. No overhead doors are
permitted.
Mini Warehouse – limited to interior units only, no external access or
overhead doors facing SR 80 or northern property line)
Offices
Outdoor Sales Area – Accessory Only and limited to 500 SF/approximately 3
parking spaces, only during hours of operation of associated use
Personal Services
General
Dry Cleaning Establishments
Private/Quasi-Public Facilities
Retail Sales/Rental Establishments, General (*no sales of heavy equipment,
lumberyards or building supplies)
Schools, Private
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EXHIBIT C
SITE DEVELOPMENT REGULATIONS
MINIMUM AREA DIMENSIONS
Min. Lot Size
Min. Depth
Min. Width
Maximum Height
Maximum Lot Coverage
Minimum Open Space
Minimum Unit Size
MAXIMUM BUILDING SETBACKS
Front (SR 80)
Side
Rear
Accessory Structures
Minimum Building Separation

10,000 sq. ft.
100 sq. ft.
100 sq. ft.
50 ft.
40%
30%
750 sq. ft.
20 ft.
15 ft.
25 ft
Same ss principal structures
20 feet or ½ the building height,
whichever is greater
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EXHIBIT D
MASTER CONCEPT PLAN
(SEE 11X17 ATTACHED)
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