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SUMMARY
Property Owners: Property Location: Amendment Type:
BANNERMAN OPP FUND, LLC City
Applicant: 2600 Plant Street Small Scale Map
Amendment
BANNERMAN OPP FUND, LLC
TLCPD Staff: Current Future Land Use & Zoning: LPA Recommendation:
Future Land Use: Government Operational
Jacob Fortunas Zoning: Light Industrial (M-1) Approve
Contact Information: Proposed Future Land Use & Zoning: Staff Analysis:
Jacob.Fortunas@talgov.com Future Land Use: Suburban Consistent
850-891-6418 Zoning: Light Industrial (M-1) (no change) onsisten
Date: 11/30/2023 Updated: 02/27/2024
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A. EXECUTIVE SUMMARY

If approved, this map amendment would change the allowable land uses for a parcel of land totaling
2.3 acres at 2600 Plant Street. The existing Future Land Use Map (FLUM) designation of this parcel
is Government Operational. The proposed amendment would change the FLUM designation to
Suburban (SUB)

Part of the review process determines consistency with the Goals, Objectives, and Policies in the
Tallahassee-Leon County Comprehensive Plan. Reviewing this request, a determination must be made
as to whether the present land use designation is appropriate or whether the Future Land Use Map
should be amended to re-designate the area as requested.

Included in this consideration are the following:
1) Does the area meet the criteria for designation as Government Operational?
2) Does the area better meet the criteria for Suburban?

If the Land Use changes are approved, the next step in the development process is site plan review and
permitting. The site plan stage of development evaluates a proposed development plan for consistency
with City or County Code requirements for stormwater treatment and attenuation, environmental
protection, traffic impacts, concurrency, school impacts, buffers, open space requirements, and all
other applicable development standards. This includes neighborhood compatibility standards and
other buffering and screening standards.

B. APPLICANT’S REASON FOR THE REQUESTED CHANGE

The applicant states that they seek this land use change to implement uses consistent with surrounding
light industrial uses, as allowed by the current zoning, but disallowed by the existing FLUM
designation. This amendment follows the applicant’s August 2022 acquisition of the property from
the Leon County School Board resulting in publicly owned property becoming privately owned.

C. LOCAL PLANNING AGENCY (LPA) RECOMMENDATION

Find that the proposed future land use map amendment is consistent with the Tallahassee-Leon
County Comprehensive Plan, based on the findings and other information contained in this staff report,
and ADOPT the proposed amendment.

Find that the proposed rezoning is consistent with the Tallahassee-Leon County Comprehensive Plan,
based on the findings and other information contained in this staff report, and APPROVE the proposed
rezoning.

D. STAFF ANALYSIS

Staff finds that the proposed future land use map amendment is consistent with the Tallahassee-Leon
County Comprehensive Plan, based on the findings and other information contained in this staff report.
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E. CONSISTENCY WITH THE COMPREHENSIVE PLAN

The criteria required for consideration of a proposed Future Land Use Map change include consistency
with the Tallahassee-Leon County Comprehensive Plan, conformance with the Tallahassee or Leon
County Land Development Code, land use compatibility, changed conditions on the site and other
matters deemed relevant and appropriate.

The proposed amendment is consistent with the following goals, objectives, and policies of the
Tallahassee-Leon County Comprehensive Plan:

1. The Suburban Land Use Category defined by Policy 2.2.5 [L] can be implemented through the
existing zoning category of Light Industrial (M-1). This zoning category is congruent with
existing adjacent land uses.

2. Policy 2.2.16 [L] states that the Government Operational category contains facilities which
include those defined on the Land Use Development Matrix as Community Services, Light
Infrastructure, Heavy Infrastructure and Post-Secondary, that provide for the operation of and
provision of services of properties owned by local, state and federal government.

Local, state, and federal governments do not own or operate the property; therefore, the current
land use does not meet the intended application to public lands as prescribed in Policy 2.2.16

[L].

F. SUMMARY OF FINDINGS
Staff presents the following findings of fact:
History and Background

1. The subject property was acquired by the applicant in August 2022 from the Leon County
School Board.

2. Historic imagery shows that the subject site was first developed between 1937 and 1941.
Imagery shows that the subject site appeared to be actively utilized for warehousing and
stockpiling up until approximately 2019, when the majority of the site’s structures
appeared to have been removed.

3. The applicant states that the subject property was part of the former Dale Mabry Field
military base that was transitioned to a combination of warehouse, light industrial, and
governmental facilities.
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Current and Proposed Future Land Use Categories

The Subject Area is currently designated Government Operational on the Future Land Use Map
(FLUM). The proposed amendment would change the FLUM designation of the subject parcels to
Suburban. A summary of the current and proposed FLUE categories is below, and a comparison of
permitted uses is provided in Section G. The complete comprehensive plan policies for Government
Operational (Policy 2.2.16: [L]) and Suburban (Policy 2.2.5 [L]) are included as Appendix #1.

Government Operational (Current)

The Comprehensive Plan addresses the Government Operational future land use category in Policy
2.2.16, which states that the designation is intended for community services, light infrastructure,
heavy infrastructure, and post-secondary, that provide for the operation of and provision of
services on property owned or operated by local, state and federal government.

Suburban (Proposed)

The Suburban FLUM category allows for a variety of low-medium density residential,
commercial, and mixed uses. The intent of this district is to provide convenient goods and services
to residential areas and employment areas.

Determination for Future Land Use Map Amendment

1) Does the area meet the criteria for designation as the current land use designation of
Government Operational (GO)?

No. Government Operational is intended to be implemented on local, state, and federal
government lands.

2) Does the area better meet the criteria for the proposed land use designation of Suburban (SUB)?

Yes. The now privately owned parcel may retain its current zoning (Light Industrial; M-
1), which complements adjacent M-1 land uses while being situated between municipal
complexes to the north and residential areas to the south. The parcel in question is bordered
by parcels with the designated Suburban (see map below).
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The following maps illustrate the current and proposed FLUM designations for the subject area:

Current Future Land Use Map Designation
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Compatibility with Adjacent and Surrounding Uses

The proposed Suburban FLUM complements surrounding land uses as seen in the map above. As intended
by Policy 2.2.5 [L], this area is located in close proximity to residential areas to the south and east, as well

as established employment centers to the north, northwest, and southwest. The parcel is surrounded by
other Suburban land uses.

The Land Development Code describes requirements for buffering and neighborhood compatibility.
Applicable development standards may include height step back requirements or tall tree buffers,
restrictions on locations of parking lots, loading zones, equipment and trash enclosures, no active

recreation within 200 feet of single family residential, additional transparency and fagade requirements,
and distance requirements for earthwork disturbance.

Existing Land Use Map
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Infrastructure Analysis

Water/Sewer
City of Tallahassee water and sewer services are available to be provided to the subject site.

Schools

The Subject Area is zoned for Kate Sullivan Elementary School, Cobb Middle School, and Leon
High School. As of November 2023, the present capacity of these schools are as follows:

1. Sabal Palm Elementary School: 322 students
2. Nims Middle School: 526 students
3. Rickards High School: 456 students
Any future redevelopment of the area would follow the site plan review process. This process
includes a school concurrency impact analysis.
Roadway Network

The subject site is accessible to the south by Plant Street, an unclassified, or local, roadway. Plant
Street is accessible from the east by Mabry Street and to the west by Eisenhower Street/Chipley
Street.

Consistent with City of Tallahassee development procedure, transportation traffic impacts and
concurrency calculations will be conducted when a site plan for proposed development is
submitted. The traffic impacts and concurrency review will be calculated at the time of site plan
review.

Pedestrian and Bicycle Network
The subject site is not served by sidewalks nor bike lanes. Sidewalks and bike lanes are present
approximately 1000ft to the east of the subject site along Mabry Street.

Transit Network

StarMetro’s Live Oak Route is accessible within a quarter mile of the subject site. Star Metro’s
Forest route is accessible within approximately half a mile of the subject site.

Environmental Analysis

The site plan phase of development would require any redevelopment to meet the environmental
regulations in the Land development Code, including the applicable requirements for a natural
features inventory. The subject site is located within the FEMA 100-year floodway. The subject
site is bordered by the Munson Slough on its northern boundary.
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The Future Land Use Map provides a general pattern for the location, distribution, and character of
land uses. The zoning district implements the underlying land use category and further regulates
allowed and prohibited uses, building densities and intensity of uses, and site design specifics such as
setbacks, parking requirements, infrastructure, and other land development issues.

Permitted Uses- Future Land Use el Proposed:
Government Suburban
Operational
Residential 0 units/acre 01020
units/acre
Single-Family Detached X
Single-Family Attached X
Two-Family Dwellings X
Community and Recreational Facilities X X
Day care centers X
Commercial Goods and Services X
Mixed-Use Development X
Office X X
Medical Facilities X X
Post-Secondary Schools X
Cemeteries X
Light Industrial/Manufacturing X X
Heavy Industrial/Mining X
Sanitary Facilities X
Warehouse X X
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G. PUBLIC OUTREACH AND NOTIFICATION
An initial mailing was sent to 122 property owners within 1,000 feet of Subject Site.

Public Outreach Date Completed
Applications posted to
X Planning Website 10727123
Notices Mailed to Property
X Owners, Renters, and 11/3/23

Homeowners Associations
within 1000 feet

Signs providing details of
X | proposed land use posted on 11/16/23
subject site

X | Public Open House 12/7/23
Staff Reports
Available Online Feb 2024
417123
X Email Subscription Notice 8/29/23
sent to all users of service 10/27/23
1/5/24
12/29/23
Legal Ads posted 01/16/2024

H. STAFF REPORT UPDATE

Below is a list of all public meetings and actions taken by appointed or elected bodies in
consideration of this proposed amendment:

Cycle Meetings Date Completed
X | Local Planning Agency Workshop 1/17/24
X Local Planning Agency 2/06/24

Public Hearing

City Adoption Public Hearing 4/10/24
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Local Planning Agency Workshop — A workshop was held on January 17, 2024, at the Renaissance
Building. Staff provided an overview of the application received and the amendment being requested.
There were no questions from the LPA that resulted in updates to this staff report.

Local Planning Agency Public Hearing — The public hearing was held on February 6, 2024, to vote
on the proposed amendment. Staff provided overview of the application received and the amendment
being requested. The LPA found the proposed future land use map amendment consistent with the
Tallahassee Leon-County Comprehensive Plan, based on the findings, and other information contained
in this staff report, and recommended adoption of the proposed amendment. There were no public
comments on the proposed amendment.

I. APPENDICES
Appendix #1: Comprehensive Plan policies relevant to the proposed amendment
Appendix #2: Land Development Code sections relevant to the proposed amendment and/or
rezoning
Appendix #3: Photo of signs providing details of proposed land use and zoning changes posted on

subject site
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APPENDIX 1

Comprehensive Plan Sections
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