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Submittal Letter 



Jason Utley, AICP 
Planning Analytics, LLC 
1439 SE Airport Road 
Arcadia, FL  34266 
 
May 18, 2026 
 
Honorable Julie C. Wilkins 
Mayor 
City of LaBelle, Florida 
481 W Hickpochee Avenue 
LaBelle, FL  33935 
 
Honorable Mayor Wilkins, 
 
The purpose of this letter is to inform you that I am making application on behalf of my Client for a Special 
Exception Application for a parcel of land located within the incorporated limits of the City of LaBelle.  The 
Application is a request to allow an Automotive Repair Facility on a 0.631+/- acre parcel located at 682 S Main 
Street, LaBelle, FL  33935.  The parcel has a B-2 zoning designation.  Consistent with the requirements of the City 
of LaBelle’s Land Development Code, a proposed Automotive Repair Facility can only be allowed in the B-2 
zoning district through Special Exception.  It should be noted that previously an Automotive Repair Facility 
operated on the site for many years (Kenny’s Muffler and Tire).  The proposed Special Exception includes 
improvements that will benefit the community, allow for the continued commercial use of the site and promote the 
collection of property tax and sales tax associated with business operations.  The proposed Special Exception is not 
anticipated to create any significant or adverse effects on City of LaBelle facilities or services.  
 
The formal application is attached to this correspondence along with support documentation.   
 
Looking forward to working with your staff.     
 
Please let me know if you need any additional information from me, or my team, to process this application. 
 
Thanks for your time. 
 
 
Sincerely,  
 

 
 
Jason Utley, AICP 
Planning Analytics, LLC 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Project Narrative 



Project Narrative – Special Exception Submittal 

682 S Main Street, LaBelle, Florida (0.631 acres, B-2 Zoning) 

The Applicant is proposing a Special Exception to allow the continued and improved operation 
of a vehicle service and repair facility on the property located at 682 S Main Street in the City of 
LaBelle. The subject site is zoned B-2 (Business General) and has historically been utilized as an 
automotive service use, including Kenny’s Muffler & Tire. The existing development includes a 
4,300 square foot structure and an existing 50-ton truck scale, both of which will remain in place. 

The proposed project is a redevelopment of an existing commercial site and does not include any 
increase in building square footage or expansion of the existing structure. Instead, the project 
focuses on improving site functionality, safety, circulation, and stormwater management. The 
concept plan introduces defined internal traffic circulation improvements to replace the current 
condition, which lacks clearly organized parking and drive aisles. The redeveloped layout 
improves ingress and egress from SR 29/S Main Street, Lincoln Avenue, and Bridge Street, 
thereby enhancing overall site safety and operational efficiency. 

The project provides the required parking for the proposed two-bay automotive facility, totaling 
10 parking spaces, including employee and service-related spaces. Site improvements also 
include the addition of paved parking and drive areas, which will reduce dust and improve clarity 
of vehicle movement throughout the site. 

Stormwater management improvements are proposed through the construction of two dry 
detention areas designed to treat and attenuate runoff from existing and proposed impervious 
surfaces. These improvements will result in a net environmental benefit compared to existing 
conditions, which currently lack formal stormwater treatment facilities. 

As part of this application, the Applicant is requesting a deviation from the Land Development 
Code related to the maximum allowable impervious surface ratio within the B-2 zoning district. 
The Land Development Code establishes a maximum impervious surface limitation of 40 
percent; however, due to the redevelopment nature of the project, existing site constraints, and 
the long-standing developed condition of the property, strict compliance is not practicable. The 
proposed redevelopment does not increase building square footage or intensify the use of the 
property, but instead formalizes and improves existing site conditions through paved circulation 
areas, organized parking, and enhanced stormwater treatment. In addition, the majority of the 
existing site is already either impervious or characterized by compacted soils with limited 
pervious function. The proposed dry detention areas and stormwater improvements will provide 
substantially improved runoff treatment and attenuation compared to existing conditions. 

The property is located within FEMA Flood Zone AH, and all redevelopment activities will 
comply with applicable floodplain regulations. 



Outdoor storage areas associated with the automotive use will be clearly defined on a revised 
concept plan and screened with opaque fencing ranging from 6 to 10 feet in height. All fencing 
will be designed to maintain compliance with required visibility triangles along adjacent 
roadways. No vegetative buffering is required due to the surrounding zoning context, which 
consists primarily of B-2 zoning with adjacent I-1A zoning to the east. 

The proposed use is consistent with the surrounding commercial and light industrial character of 
the area and is compatible with adjacent properties. No additional building height or mass is 
proposed, and no changes to utility infrastructure are anticipated. Solid waste will be handled 
through can service, and a condition will be accepted requiring timely removal and disposal of 
unusable tires. 

A trip generation comparison report will be submitted as part of this application package. The 
Applicant will also coordinate with the South Florida Water Management District regarding 
stormwater improvements, although it is anticipated that the project may qualify for Engineer-of-
Record 10/2 self-certification for stormwater attenuation and water quality treatment. 

Overall, the proposed Special Exception and associated redevelopment improvements facilitate 
the continued productive use of a long-standing commercial property, improve site safety and 
functionality, reduce environmental impacts such as dust and unmanaged runoff, and support 
continued economic activity along the SR 29 corridor within the City of LaBelle. 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Special Exception Application 













 

 

 

 

 

 

 

 

 

 

 

 

 

 

Property Record Card 











 

 

 

 

 

 

 

 

 

 

 

 

 

 

Aerial of the Site 



Developed by

Parcel ID 2 29 43 01 010 0082-A05.0
Sec/Twp/Rng 01-43-29
Property Address 682 S MAIN ST 

LABELLE

Prop ID 31169
Class 2500 - SERVICE SHOP
Acreage 0.6313

Owner Address MADRID INVESTMENTS #1 LLC  
2003 LIGHTHOUSE CT  
LABELLE, FL 33935

District 2
Brief Tax Description LA BELLE BLK 82 HAYNES SOUTH CENTRAL S/D SEC A LOTS 1 THRU 4 + 25 THRU 28 + N 1/2 OF LOTS 5 + 24 +

VACATED ALLEY BTWN AFOREMENTIONED LOTS
(Note: Not to be used on legal documents)

Date created: 5/6/2026 

Last Data Uploaded: 5/5/2026 9:00:53 PM
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Project Ownership 







 

 

 

 

 

 

 

 

 

 

 

 

 

 

Zoning Map of Parcels in the Vicinity of the Project 



Zoning Map of the Vicinity 

 

The parcel highlighted in yellow is the parcel subject to the Special Exception Application 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Response to Special Exception Review Criteria 

(LDC Section 3-21 A-K) 



SPECIAL EXCEPTION REVIEW CRITERIA ANALYSIS 

City of LaBelle Land Development Code Section 3-21(A–K) 

The Applicant respectfully submits the following findings in support of the requested Special Exception 
for the continued and improved operation of a vehicle service and repair facility located at 682 S Main 
Street, LaBelle, Florida (0.631 acres, zoned B-2). 

The project represents a redevelopment of an existing commercial automotive use, with no expansion of 
building square footage and with significant site improvements including stormwater management, traffic 
circulation improvements, and site safety enhancements. 

 

(a) Ingress and Egress; Traffic Flow; Safety; Emergency Access 

The subject property benefits from frontage on three public roadways: SR 29/S Main Street, Lincoln 
Avenue, and Bridge Street, providing multiple access opportunities. 

The proposed concept plan improves ingress and egress conditions over existing conditions by 
formalizing access points and establishing defined internal circulation routes. The existing site currently 
lacks clearly defined parking areas and organized vehicular circulation. The proposed redevelopment 
corrects these deficiencies by: 

 Establishing defined drive aisles and circulation paths  

 Improving separation between customer, employee, and service vehicle movements  

 Enhancing pedestrian safety through a dedicated sidewalk system  

 Maintaining full emergency access from multiple street frontages  

These improvements enhance traffic flow, safety, and emergency access compared to existing site 
conditions. 

 

(b) Off-Street Parking and Loading; Impacts on Adjacent Properties 

The proposed development complies with Section 4-85.10 parking requirements, providing a total of 10 
parking spaces, including service bay parking and employee parking. 

The improved site layout provides a significant enhancement over existing conditions, where parking is 
not formally defined. The redevelopment: 

 Organizes parking to reduce vehicle conflict points  

 Improves circulation and reduces congestion within the site  

 Reduces dust impacts through paving of previously unmanaged surfaces  

 Minimizes potential glare, noise, and odor impacts through improved site organization  

Given the surrounding B-2 and I-1A zoning, the proposed use is compatible and consistent with adjacent 
land uses. 

A trip generation comparison letter/report will be submitted in conjunction with this application to further 
evaluate traffic impacts. 

 

(c) Refuse and Service Areas 

Refuse disposal will be handled through can service (no dumpster enclosure proposed). 



The site will include designated service areas consistent with operational needs of an automotive repair 
facility. Additionally: 

 Any outdoor storage areas will be clearly defined on a revised concept plan  

 Outdoor storage areas will be screened with opaque fencing to fully shield materials from public 
view  

 The City-required condition for timely removal and disposal of unusable tires will be accepted 
and implemented  

These measures ensure refuse and service areas are orderly, controlled, and visually compatible with 
surrounding properties. 

 

(d) Utilities 

The site will continue to utilize existing utility infrastructure. No adverse impacts to utility capacity are 
anticipated. 

Proposed stormwater improvements include two dry detention areas, designed to manage runoff from 
existing and proposed impervious surfaces. 

Per City staff pre-application comments, the Applicant will coordinate with the South Florida Water 
Management District (SFWMD) regarding stormwater management improvements. However, based on 
the nature of the redevelopment and engineering evaluation, the Applicant believes the project qualifies 
for 10/2 Engineer-of-Record self-certification for stormwater attenuation and water quality treatment in 
lieu of formal SFWMD review. 

 

(e) Screening and Buffering 

No vegetative buffering is required due to the surrounding zoning context, which consists primarily of B-
2 zoning on three sides and I-1A zoning on the fourth side. 

All outdoor storage areas will be screened with opaque fencing, providing complete visual separation 
from adjacent roadways and properties. 

Fencing standards will include: 

 Minimum height: 6 feet  

 Maximum height: 10 feet  

 All fencing shall be designed to avoid any obstruction of required visibility triangles  

These measures ensure appropriate visual screening while maintaining traffic safety. 

 

(f) Signs and Exterior Lighting 

No adverse impacts are anticipated from signage or exterior lighting. 

 No lighting is proposed that will create off-site glare impacts or impair motorist visibility  

 Existing lighting will remain substantially unchanged  

 Any future signage will comply with City of LaBelle requirements  

The proposed improvements will maintain compatibility with surrounding commercial and light industrial 
uses. 



 

(g) Required Yards and Open Space 

The proposed redevelopment maintains existing structural setbacks and conforms to applicable yard 
requirements where feasible within the constraints of an existing developed site. 

As a redevelopment project, the site represents a constrained infill condition, and improvements are 
focused on functionality, safety, and stormwater management rather than expansion of building envelope. 

 

(h) Height and Mass of Structures 

No increase in building height or building mass is proposed. 

 Existing structure height remains unchanged  

 No vertical expansion is proposed  

 No additional building square footage is contemplated  

Accordingly, no adverse impacts related to massing or height will occur. 

 

(i) Impacts on Neighboring Properties (Noise, Glare, Odor, Economic Effects) 

The proposed redevelopment is expected to result in net positive impacts to surrounding properties. 

 Noise impacts are consistent with existing automotive and light industrial uses in the area  

 Dust will be significantly reduced through asphalt improvements  

 Odor impacts will not increase beyond existing conditions  

 Improved site organization reduces operational disorder  

Economically, the project supports increased property utilization and enhances long-term stability of the 
surrounding commercial corridor. 

 

(j) General Compatibility with Adjacent Properties 

The subject property is surrounded predominantly by B-2 zoning, with adjacent I-1A zoning to the east, 
making the proposed automotive service use fully compatible with surrounding land uses. 

The redevelopment: 

 Maintains an existing commercial/industrial use pattern  

 Eliminates underutilized or deteriorated site conditions  

 Improves visual quality and site organization  

 Enhances long-term viability of the corridor  

The use is consistent with the established character of the area. 

 

(k) Consistency with the Comprehensive Plan 

The proposed Special Exception is consistent with the City of LaBelle Comprehensive Plan, particularly 
policies related to: 



 Redevelopment of existing commercial properties  

 Efficient use of previously developed land  

 Economic development and job retention  

 Transportation safety and circulation improvements  

 Stormwater management and environmental protection  

 Elimination of blight and promotion of corridor revitalization  

The project provides a clear public benefit through: 

 Improved traffic circulation on a previously undefined site  

 Reduction of dust and uncontrolled surface conditions  

 Enhanced stormwater treatment via dry detention systems  

 Continued economic productivity of a long-standing commercial parcel  

 Increased property tax contribution to the City  

 

CONCLUSION 

The proposed Special Exception satisfies all criteria set forth in LDC Section 3-21(A–K). The 
redevelopment enhances an existing automotive service site through meaningful improvements to 
circulation, stormwater management, safety, and site organization while maintaining compatibility with 
surrounding zoning districts. 

Accordingly, the Applicant respectfully requests approval of the Special Exception as submitted, subject 
to any reasonable conditions deemed appropriate by the City of LaBelle. 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Comprehensive Plan Consistency Analysis 



COMPREHENSIVE PLAN CONSISTENCY ANALYSIS 

682 S Main Street – Special Exception Request 

City of LaBelle, Florida 

1. Introduction 

The Applicant is requesting approval of a Special Exception to allow a vehicle service and repair 
facility within the B-2 (Business General) zoning district pursuant to Section 4-70.8 of the City 
of LaBelle Land Development Code. 

The subject property is located at 682 S Main Street, LaBelle, Florida, and contains 
approximately 0.631 acres. The site has historically operated as an automotive service facility 
and includes an existing 4,300 square foot building and a 50-ton truck scale. The proposed 
project is a redevelopment effort intended to improve site functionality, circulation, drainage, and 
overall site appearance without increasing building square footage or building height. 

The proposed Special Exception is consistent with the goals, objectives, policies, guiding 
principles, and programs of the City of LaBelle Comprehensive Plan as discussed below. 

2. Redevelopment and Efficient Use of Land 

The proposed project supports Comprehensive Plan policies encouraging reinvestment and 
redevelopment of existing commercial properties within the City. 

The subject property represents a previously developed commercial parcel with existing 
infrastructure, roadway access, utilities, and established commercial use patterns. The project 
does not propose urban sprawl or expansion into undeveloped areas, but instead promotes 
efficient reuse of an existing site. 

The redevelopment will improve the overall condition and functionality of the property through: 

 Improved parking organization and onsite circulation  

 Addition of paved parking and drive aisles  

 Improved stormwater management facilities  

 Enhanced pedestrian circulation  

 Improved site aesthetics and operational organization  

These improvements support the City’s long-term planning objectives related to corridor 
revitalization and economic reinvestment. 

 

 



3. Economic Development and Community Benefit 

The proposed Special Exception supports continued commercial activity and economic 
productivity along the SR 29 corridor. 

The redevelopment of the site will: 

 Return a historically productive commercial property to active use  

 Support local employment opportunities  

 Increase the long-term taxable value of the property  

 Reduce blighting influences associated with underutilized commercial sites  

 Promote continued investment within the City limits  

The project therefore advances Comprehensive Plan policies supporting economic development, 
tax base stabilization, and commercial corridor enhancement. 

4. Transportation, Access, and Circulation 

The subject property is bordered by SR 29/S Main Street, Lincoln Avenue, and Bridge Street, 
providing multiple points of access. 

The proposed redevelopment significantly improves onsite traffic circulation compared to 
existing conditions. Currently, the site lacks clearly defined parking and circulation patterns. The 
proposed concept plan formalizes access and parking areas, thereby improving: 

 Vehicular circulation  

 Pedestrian safety  

 Traffic organization  

 Emergency access capability  

 Site operational efficiency  

The project also proposes installation of a sidewalk to better separate pedestrian and vehicular 
movement onsite. 

A trip generation comparison letter/report will be submitted in conjunction with the application 
materials. 

These improvements are consistent with Comprehensive Plan objectives promoting safe and 
efficient transportation systems. 

 

 



5. Stormwater Management and Environmental Improvements 

Currently, the site does not contain formal stormwater treatment or attenuation facilities. 

The proposed redevelopment introduces two dry detention areas intended to provide stormwater 
treatment and attenuation for runoff associated with the site improvements. These improvements 
represent a substantial environmental benefit compared to existing conditions. 

The project also reduces dust and uncontrolled runoff conditions through paving and grading 
improvements. 

The Applicant will coordinate with the South Florida Water Management District regarding 
stormwater improvements. However, the Applicant believes the proposed redevelopment may 
qualify for Engineer-of-Record 10/2 self-certification for stormwater attenuation and water 
quality treatment. 

These improvements are consistent with Comprehensive Plan policies relating to water quality 
protection, drainage improvements, and environmental stewardship. 

6. Floodplain Considerations and Resiliency 

The subject property is located within FEMA Flood Zone AH as identified on Flood Insurance 
Rate Map No. 12051C0039D with an effective date of July 6, 2015. 

No increase in building height or building footprint is proposed. Any future vertical construction 
or substantial improvements will comply with applicable City floodplain management 
regulations. 

The proposed stormwater improvements are expected to improve drainage performance and 
reduce offsite runoff impacts during storm events. 

7. Compatibility with Surrounding Development 

The proposed automotive service and repair use is compatible with surrounding land uses and 
zoning classifications. 

The subject property is surrounded primarily by B-2 zoning, with I-1A zoning located to the east. 
The site has historically operated as an automotive service use and therefore maintains 
consistency with the established development pattern of the area. 

Additional compatibility measures include: 

 Opaque fencing around outdoor storage areas  

 Improved site organization and circulation  

 Reduced dust conditions through paving improvements  

 Compliance with visibility triangle requirements  



 No increase in building height or mass  

No vegetative buffering is required due to the surrounding zoning pattern. 

8. Conclusion 

The proposed Special Exception is consistent with the City of LaBelle Comprehensive Plan and 
supports the City’s goals relating to redevelopment, economic investment, transportation safety, 
environmental improvement, and compatible land use patterns. 

The redevelopment of this long-standing commercial automotive site provides meaningful public 
benefits through improved circulation, stormwater management, reduced dust impacts, enhanced 
site organization, and continued productive commercial use of the property. 

Accordingly, the Applicant respectfully requests approval of the proposed Special Exception. 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Conceptual Plan 











 

 

 

 

 

 

 

 

 

 

 

 

 

 

Trip Generation Letter Report 



Prepared by:  Planning Analytics, LLC 

682 S Main Street, LaBelle Special Exception 
TRIP GENERATION COMPARISON LETTER REPORT 

Submitted May 18, 2026 
  
Narrative 
 
The Applicant has proposed a Special Exception with site plan improvements on the following parcel of land: PID # 2 
29 43 01 010 0082-A05.0.  The physical address associated with the parcel is 682 S Main Street, LaBelle, FL 33935.  
The parcel consists of approximately 0.631 +/- acres of land.  This parcel is located in the southeast quadrant of SR 29/S 
Main Street and Lincoln Avenue within the incorporated boundaries of the City of LaBelle Florida as depicted in Figure 
1 below. 
 
 

Figure 1. Project Location 
 

682 S Main Street, LaBelle 

 
 

The Applicant is proposing to continue using the site as an Automobile Care Center as depicted on the attached 
development concept plan.  Based upon a review of the Hendry County Property Record card, the total enclosed square 
footage of the existing building is: 1,920 square feet of shop space and 720 square feet of supporting office space for a 
total of 2,640 square feet of total enclosed space.  The Applicant does not propose any additional enclosed square footage 
associated with this Special Exception.  The purpose of this Trip Generation Comparison Letter Report is to document 
there is no difference between the existing 1,920 square foot Automobile Care Center and the contemplated 1,920 square 
foot Automobile Care Center.   
 
For the purposes of this analysis, the Analyst will evaluate the trip generation difference between the previously 
contemplated land use and the proposed land use.       
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For this trip generation comparison letter report, ITE Land Use Code 942 was selected in order to evaluate the potential 
trip generation associated with the previous Automobile Care Center and the potential trip generation associated with 
the contemplated Automobile Care Center. 
 
Trip Generation 
 
The table that follows indicates the estimated project traffic using ITE Trip Generation 12th Edition. 
  

 
 

 
 

 
 
Access 
 
The Applicant has previously discussed the future access locations and potential future ROW needs with City of 
LaBelle staff. 
 
Conclusion 
 
The proposed Automobile Care Center land use produces the same number of trips that the previous Automobile Care 
Center produced.  The proposed project is not anticipated to create any significant and/or adverse impacts on adjacent 
transportation facilities.  It is anticipated that the proposed land use will generate 13 PM Peak-Hour trips which is the 
same number of trips associated with the previous land use.   
 
                                                                                     
 
 
 
 
 

2-
Way In Out 2-Way In Out

Automobile Care Center 942 KSF 33.89 2.64 89 45 45 0% 0 0 0 89 45 45

Automobile Care Center 942 KSF 33.89 2.64 89 45 45 0% 0 0 0 89 45 45

Potential Change in Trips 0 0 0 0 0 0

Table 1 - Daily Trip Generation Estimates

In Out

Proposed Land Use

Pass-By Trips Net-New Trips

ITE Land-Use Category
ITE Land Use 

(Code) Independent Variable Average Rate Size Total Trips
Pass-By 

Capture Rate
Previously Proposed Land Use

2-
Way In Out 2-Way In Out

Automobile Care Center 942 KSF 3.87 2.64 10 7 3 0% 0 0 0 10 7 3

Automobile Care Center 942 KSF 3.87 2.64 10 7 3 0% 0 0 0 10 7 3

Potential Change in Trips 0 0 0 0 0 0

Table 2 - AM Peak Hour Trip Generation Estimates

Out
Pass-By 

Capture Rate

Pass-By Trips Net-New Trips

Previously Proposed Land Use
ITE Land-Use Category

ITE Land Use 
(Code) Independent Variable Average Rate Size Total Trips In

Proposed Land Use

2-
Way In Out 2-Way In Out

Automobile Care Center 942 KSF 4.90 2.64 13 6 7 0% 0 0 0 13 6 7

Automobile Care Center 942 KSF 4.90 2.64 13 6 7 0% 0 0 0 13 6 7

Potential Change in Trips 0 0 0 0 0 0

Previously Proposed Land Use

Table 3 - PM Peak Hour Trip Generation Estimates

Total Trips In Out
Pass-By 

Capture Rate

Pass-By Trips Net-New Trips
ITE Land Use 

(Code)

Proposed Land Use

ITE Land-Use Category Independent Variable Average Rate Size
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Support Documentation 
 

The following is a list of support documentation that has been included as a part of the Trip Generation Letter Report 
submittal. 

 
1. Aerial of the Project Location 
2. Hendry County Property Record Card 
3. ITE Daily Trip Generation for LUC 942 
4. ITE AM Peak-Hour Trip Generation for LUC 942 
5. ITE PM Peak-Hour Trip Generation for LUC 942 
6. Proposed Concept Plan 
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Signature Sheet and Disclaimer 

 
This Trip Generation Letter Report was completed by Planning Analytics, LLC.  The trip generation estimates 
utilized in this report are based upon Trip Generation, 12th Edition published by the Institute of Transportation 
Engineers.  Any driveway connections and/or site-related design features must be accepted and approved by 
City of LaBelle staff prior to construction. 
 
Respectfully submitted by, 

 
 

 
 

Jason Utley, AICP 
Project Manager 
Planning Analytics, LLC 
richardjasonutley@hotmail.com 
941.258.5061 





















 

 

 

 

 

 

 

 

 

 

 

 

 

 

FEMA Flood Zone 
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Stormwater / Drainage Information 



Stormwater 

 

A Pre-Application Conference was held on May 6, 2026 with City of LaBelle Staff.  At the time of the 
Pre-Application Conference one of the reviewers requested that the Applicant coordinate with SFWMD 
staff regarding stormwater/drainage. 

Consistent with Chapter 403 Section 814 of the Florida Statutes, coordination with the SFWMD does not 
appear to be required for a project of this magnitude.  The Applicant’s Engineer will self-certify via an 
FDEP 10-2 Certification at the time of site permitting. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

Draft Resolution 



DRAFT RESOLUTION 

A RESOLUTION OF THE CITY COMMISSION OF THE CITY OF LABELLE, 
FLORIDA, APPROVING A SPECIAL EXCEPTION TO ALLOW AN AUTOMOTIVE 
SERVICE AND REPAIR FACILITY WITHIN THE B-2 (BUSINESS GENERAL) 
ZONING DISTRICT FOR PROPERTY LOCATED AT 682 SOUTH MAIN STREET, 
LABELLE, FLORIDA; PROVIDING FOR FINDINGS OF FACT; PROVIDING FOR 
CONDITIONS OF APPROVAL; PROVIDING FOR CONFLICTS; AND PROVIDING 
FOR AN EFFECTIVE DATE. 

RESOLUTION NO. ________ 

WHEREAS, the Applicant has submitted a request for a Special Exception pursuant to Section 4-
70.8 of the City of LaBelle Land Development Code to allow a vehicle service and repair facility 
within the B-2 (Business General) zoning district for property located at 682 South Main Street, 
LaBelle, Florida; and 

WHEREAS, the subject property consists of approximately 0.631 acres and is more particularly 
described in the application materials submitted by the Applicant; and 

WHEREAS, the subject property is currently zoned B-2 (Business General) pursuant to the City 
of LaBelle Official Zoning Map amended July 2023; and 

WHEREAS, the subject property has historically operated as an automotive service and repair 
facility known as Kenny’s Muffler & Tire and contains an existing 50-ton truck scale; and 

WHEREAS, the proposed redevelopment does not increase building square footage or building 
height and instead focuses on improving site circulation, stormwater management, parking 
organization, pedestrian safety, and overall site functionality; and 

WHEREAS, the Applicant has requested approval of a deviation from the maximum impervious 
surface limitation applicable to the B-2 zoning district due to the redevelopment nature of the 
project and the existing developed condition of the site; and 

WHEREAS, the City Commission finds that strict application of the maximum impervious 
surface requirement is not practical under the circumstances of this redevelopment project 
because the property has historically functioned as an intensively developed commercial 
automotive site with existing impervious areas and compacted soils; and 

WHEREAS, the City Commission further finds that the proposed redevelopment results in 
substantial site improvements over existing conditions, including improved stormwater treatment 
and attenuation facilities, improved traffic circulation, reduced dust impacts, improved pedestrian 
circulation, and enhanced site organization; and 

WHEREAS, the proposed redevelopment does not increase building square footage, building 
height, or materially intensify the historic use of the property; and 



WHEREAS, the City Commission has reviewed the application materials, concept plan, staff 
report, public testimony, and all evidence presented during the duly advertised public hearing; 
and 

WHEREAS, the City Commission finds that the proposed Special Exception and associated 
deviation satisfy the applicable review criteria set forth in Section 3-21 of the City of LaBelle 
Land Development Code; and 

WHEREAS, the City Commission finds that approval of the Special Exception and associated 
deviation are consistent with the goals, objectives, policies, guiding principles, and programs of 
the City of LaBelle Comprehensive Plan. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COMMISSION OF THE CITY OF 
LABELLE, FLORIDA, AS FOLLOWS: 

SECTION 1. RECITALS 

The foregoing recitals are true and correct and are incorporated herein by reference as findings of 
the City Commission. 

SECTION 2. APPROVAL OF SPECIAL EXCEPTION AND DEVIATION 

The City Commission hereby approves: 

1. The Special Exception request to allow an automotive service and repair facility within 
the B-2 (Business General) zoning district; and  

2. A deviation from the maximum impervious surface limitation otherwise applicable within 
the B-2 zoning district;  

for the property located at 682 South Main Street, LaBelle, Florida, subject to the conditions set 
forth herein. 

SECTION 3. FINDINGS OF FACT 

The City Commission hereby finds: 

A. Compatibility 

The proposed use is compatible with surrounding properties and zoning classifications, including 
surrounding B-2 and adjacent I-1A zoning districts. 

B. Redevelopment and Site Improvements 

The project constitutes redevelopment of an existing commercial automotive site and provides 
substantial improvements over existing conditions, including: 

 Improved internal traffic circulation and defined parking areas  



 Reduced dust through asphalt parking and drive aisle improvements  

 Addition of stormwater treatment and attenuation facilities  

 Improved pedestrian safety through installation of sidewalks  

 Enhanced site organization and operational efficiency  

The redevelopment improves overall site functionality and appearance without increasing the 
size of the existing structure. 

C. Traffic and Access 

The proposed concept plan improves ingress and egress conditions and maintains adequate 
access from SR 29/S Main Street, Lincoln Avenue, and Bridge Street. 

The redevelopment provides safer and more organized onsite circulation than currently exists by 
establishing defined parking areas, drive aisles, and pedestrian circulation improvements. 

D. Stormwater Improvements 

The project introduces dry detention treatment areas where no formal stormwater treatment 
currently exists, resulting in improved stormwater attenuation and water quality treatment 
compared to existing conditions. 

The City Commission finds that the proposed stormwater improvements represent a substantial 
environmental benefit to the property and surrounding area. 

E. Impervious Surface Deviation 

The City Commission finds that approval of the requested deviation from the maximum 
impervious surface limitation is justified due to the redevelopment nature of the project and the 
long-standing developed condition of the site. 

The Commission further finds that: 

 The site has historically functioned as an automotive service facility with substantial 
impervious and compacted surface areas;  

 The redevelopment does not increase building square footage or building height;  

 The project improves existing conditions through formalized circulation, paved parking, 
and stormwater management facilities;  

 Strict compliance with the impervious surface limitation would create practical 
redevelopment constraints and could discourage meaningful site improvements; and  

 The proposed stormwater treatment and attenuation facilities substantially improve 
environmental performance compared to existing conditions.  



Accordingly, the requested deviation is found to be reasonable and appropriate under the 
circumstances presented. 

F. Comprehensive Plan Consistency 

The proposed Special Exception and associated deviation are consistent with the City of LaBelle 
Comprehensive Plan, including policies encouraging redevelopment, economic reinvestment, 
transportation safety improvements, environmental enhancement, and continued productive use 
of commercially designated property. 

SECTION 4. CONDITIONS OF APPROVAL 

Approval of the Special Exception and deviation is subject to the following conditions: 

1. Development of the site shall be substantially consistent with the approved Concept Plan, 
as may be revised and approved administratively by City staff.  

2. A revised Concept Plan shall further define all outdoor storage areas associated with the 
automotive repair use.  

3. All outdoor storage areas shall be screened from public view by opaque fencing.  

4. Any fencing installed on the site shall maintain a minimum height of six (6) feet and shall 
not exceed ten (10) feet in height.  

5. No fencing, landscaping, storage, signage, or other site improvements shall obstruct 
required visibility triangles or otherwise impair vehicular sight distance along adjacent 
roadways.  

6. The Applicant shall maintain the site in a neat and orderly condition, including timely 
removal and lawful disposal of unusable tires.  

7. The Applicant shall coordinate with the South Florida Water Management District 
regarding stormwater management improvements, as applicable.  

8. Stormwater facilities shall comply with applicable City standards and any required 
Engineer-of-Record certifications.  

9. Any future signage or lighting shall comply with the requirements of the City of LaBelle 
Land Development Code.  

10. Any substantial deviation from the approved use or Concept Plan may require additional 
review and approval by the City.  

SECTION 5. CONFLICTS 

All resolutions or parts of resolutions in conflict herewith are repealed to the extent of such 
conflict. 



SECTION 6. EFFECTIVE DATE 

This Resolution shall become effective immediately upon adoption. 

DULY ADOPTED in regular session this ____ day of __________________, 2026. 

 

CITY COMMISSION 
CITY OF LABELLE, FLORIDA 

By: ____________________________________ 
Mayor 

ATTEST: 

 

City Clerk 

 

APPROVED AS TO FORM AND LEGAL SUFFICIENCY: 

 

City Attorney 
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Pre-Application Notes 



  

Hugo Vargas                              Jackie Ratica 

 Commissioner                                                       Commissioner 

 

 

Kevin Holland                                             Bobbie Spratt 
   Commissioner                                    Commissioner 

“The City of Oaks” 

Julie C. Wilkins 

Mayor 
 

Pre-Application Meeting Notes 

682 S. Main Street  

Special Exception for Florida Tires & More 

May 6, 2026 

 

The following notes are provided as a courtesy and additional information provided at time of application 

submission may result in modified and/or new comments.  

 

Project: Automotive Repair / Tire Service Facility 

Request Type: Special Exception – Automotive Repair Use in B-2 Zoning 

Location: Corner parcel at Bridge Street / Main Street intersection 

 

Project Overview 

• Applicant proposes reuse of the existing former automotive repair building for a similar automotive 

service/tire-related use.  

• Existing building includes:  

o Office area on south end  

o Covered/open service area at rear  

o Outdoor tire and material storage areas  

• Concept plan submitted to address:  

o Parking layout  

o Circulation improvements  

o Outdoor storage screening  

o Potential fenced storage areas  

 

Transportation 

• Existing site previously lacked defined parking.  

• Staff generally supported the revised parking arrangement.  

• Traffic reviewer noted:  

o Potential internal conflict point near Bridge Street/Main Street circulation  

o Vehicles crossing internal circulation routes may create turning conflicts  

o Speeds are expected to remain low, minimizing operational concern  

 

Fire Department Comments 

• No objection to proposed use itself.  

• Fire expressed concern regarding:  

o Long-term outdoor storage of used tires  

o Historical accumulation issues on prior ownership  

• Recommendation:  
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P.O. Box 458   LaBelle, Florida 33975      Phone (863) 675-2872   Fax (863) 675-0156 
www.citylabelle.com      

o Include condition requiring timely removal/disposal of unusable tires  

• Additional note:  

o If rear covered area is enclosed in the future, sprinkler requirements may be triggered 

depending on square footage and storage configuration.  

Stormwater / Drainage 

• Applicant intends to pursue drainage review through South Florida Water Management District.  

• Site concept currently proposes retention treatment areas.  

• Staff recommended:  

o Coordinate directly with SFWMD  

o Confirm exemption or permitting pathway in writing  

o Provide pre/post drainage calculations  

o Show discharge locations and retention calculations on grading/drainage plan  

• Drainage and grading may be combined onto one engineering sheet for this site.  

 

Code Enforcement 

• No active code enforcement cases on the property at this time.  

 

Planning 

Outdoor Storage & Screening 

• Outdoor tire/material storage will require screening per City Code.  

• Applicant indicated willingness to:  

o Install opaque fencing  

o Add vegetative buffering if needed  

o Clean up and formalize outdoor storage areas  

• Staff clarified:  

o Outdoor storage screening is required regardless of whether tires/materials are new or used  

o Screening must consist of:  

▪ 100% opaque fence/wall, or  

▪ Vegetative hedge  

o Minimum height: 6 feet  

o Maximum height: 10 feet  

Landscaping 

• No additional landscaping requirements triggered due to surrounding B-2 zoning.  

• Formal landscape plan not required. 

Special Exception  

• Applicant will be required to submit:  

o Full Special Exception application  

o Narrative responses to review criteria (LDC 3-21(A-K))  

o Site plan and supporting materials  

o Outdoor storage screening details  

o Optional building renderings, including one that shows the outdoor storage screening 

• Once application is deemed complete:  

o Staff review will occur internally  

http://www.labelleflorida.us/
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o Property will be noticed for public hearing  

o Adjacent property owners will receive mailed notice  

o Request will proceed to City Commission for consideration  

Next Steps 

• Applicant to prepare and submit:  

o Special Exception application  

o Narrative justification responses  

o Finalized site/circulation plan  

o Outdoor storage screening details  

o Drainage/stormwater documentation  

• Planning staff will provide:  

o Meeting recap notes  

o Application materials  

o Relevant code sections and review criteria  

o Outdoor storage screening requirements 

 

http://www.labelleflorida.us/
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