
Conditional Use – No New Construction 
Property address or Location  

Parcel ID #(s)  

Project description  

Property Owner(s) Applicant/Representative, Title, Company 

Street Address Street Address 

City State Zip City State Zip 

Phone Number Phone Number 

Email Address Email Address 

Property Owner(s) Acknowledgements: - This application will not be considered complete without the signature of all property owners of record, which shall 
serve as an acknowledgement of the submission of this application.  The property owner's signature below shall also authorize the Applicant (if other than the 
property owner) and/or Representative to act in his/her behalf for the purposes of seeking approval for the application described herein. 

Property Owner(s) Signature(s) 

STATE OF FLORIDA -- COUNTY 
The foregoing instrument was acknowledged before me this   day of , 20 , by 

 who is personally known to me or has produced 

as identification. 

Signature of Notary (seal) 

I N T A K E  M E E T I N G S  A R E  R E Q U I R E D  F O R  A L L  S U B M I T T A L S .  C A L L ( 7 7 2 ) 46 7 - 3 7 2 9 

TO BE COMPLETED BY STAFF 

Zoning Future Land Use Total Acres Historic District Historic Designation 

Contributing Individual 

Non-Contributing   None 

Pre-Application Meeting Date _______________________ Fees_________  Control #________  B. Permit #________ 
Intake Planner____________________________________ 
Planner Assigned__________________________________ 
Approved By______________________Date ___________ 
Comments_______________________________________ 

_______________________________________ 
_______________________________________ 
__________________________________ 

 Intake Date Stamp 



 C O N D I T I O N A L   U S E:   N O   N E W   C O N S T R U C T I O N

Submit one original, seven (7) hard 
copies and one (1) CD of the following 
for initial submittal, subsequent 

Application Type: 

 Conditional Use: No new construction with no site improvements

 Conditional Use: No new construction with parking and drainage improvements
submittals will be required: 

 If   no   site   improvements   are
required:
 As-built survey

Site Information: 

Building Size  Parking Spaces:  

 Floor    plan    of    existing 
building(s)

 If parking and drainage
improvements are required:
As-built survey;
Site plan, to scale, including
existing improvements and 
proposed parking, driveways,
landscaping & storm drainage;
Lighting plan

 Complete, notarized application

Surrounding Uses:  (i.e. single family home, retail, industrial, etc.) 
 

North South East West 

The application for conditional use with the application for site plan review, when not 
exempt in accordance with the requirements of section 22-75, shall be reviewed as a unit in 
accordance with the requirements of section 22-58 except that: 

(1) The city commission shall hold a public hearing in accordance with the
provisions of section 22-143 prior to acting on the application for conditional
use.

(2) In the event the city planning board disapproved the application for conditional
use or in case of a protest against said application signed by twenty (20) per
cent of the owners within five hundred (500) feet of the area included in said
application, such application shall not be approved except by a four-fifths vote
by the city commission.

(3) In permitting a conditional use or the modification of an existing conditional use,
the city commission may impose, in addition to those standards and
requirements expressly specified in this chapter, any condition which it finds to be
necessary to protect the best interest of the surrounding property of the city.

(i.e. 137, 612 sq. ft. under air)
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Via FedEx 
1st Resubmittal Date: March 15, 2021 
2nd Resubmittal Date: June 23, 2021 

 
Jennifer Hofmeister, 
Planning Director  
City of Fort Pierce Planning Department 
100 N. U.S. Highway 1 
Fort Pierce, FL 34950  
 
 
RE:  Conditional Use Self Storage – Orange Blossom Business Center 
Resubmittal 

Technical Review Project # 20-04000026 
  

 
Dear Jennifer,  
 
This is a resubmittal of the Conditional Use application for a portion of the Orange Blossom 
Mall site as reference above. In response to the January 21, 2021 staff report, please find 
revised detailed responses as required to facilitate the processing of this conditional use 
application. 
 
 
Response to Planning Department Comments 
 

1. It is staffs understanding that the self-storage use will be 100% contained inside the 
existing building and that there will be no exterior improvements to the building 
except for a sign.  
Response: Yes, that is correct. 

 
2. Provide a detailed project narrative that explains the project and what it entails.  

Response: A detailed project narrative is included in this resubmittal.  
 

 
3. Are there any landscaping improvements proposed for the site?  

Response: Landscape areas outside of the building will be updated.  
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4. How many storage units will be contained in the building?  
Response: There will be approximately 1,290 storage units per the industry 
standard calculation. (30% hallways and other leasable area, & 70% storage unites 
at 80 square feet typical unit size) (137,612 SF x 70% = 88,361.7 / 80 SF) 

 
5. Provide a floor plan for how the proposed used will be laid out in the building.  

Response: See the conceptual floor plan attached.  
 

6. What are the anticipated daily trips to and from the site?  
Response: See the attached trip generation chart provided be Susan O’Rourke.  
 

 
Response to Police Department Comments 
 

1. Please ensure the parking lot and building exterior are illuminated to or beyond the 
standards set forth by city code. 
Response: Understood. The parking lot and building exterior will be illuminated to 
or beyond the standards set forth by city code. 
 

We look forward to hearing that this application is complete and working with you on this 
Conditional Use application to the Orange Blossom Mall project. Thank you for your 
assistance with this application.  
  
      
Sincerely, 
 
 
 
 
Michael Houston 
President, HJA Design Studio 
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RE:  Conditional Use Self Storage – Orange Blossom Business Center 
Resubmittal 

Technical Review Project # 20-04000026 
  

 
Dear Jennifer,  
 
This is a resubmittal of the Conditional Use application for a portion of the Orange Blossom 
Mall site as reference above. In response to the January 21, 2021 staff report, please find 
revised detailed responses as required to facilitate the processing of this conditional use 
application. 
 
 
Response to Planning Department Comments 
 

1. It is staffs understanding that the self-storage use will be 100% contained inside the 
existing building and that there will be no exterior improvements to the building 
except for a sign.  
Response: Yes, that is correct. 

 
2. Provide a detailed project narrative that explains the project and what it entails.  

Response: A detailed project narrative is included in this resubmittal.  
 

 
3. Are there any landscaping improvements proposed for the site?  

Response: Landscape areas outside of the building will be updated.  
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4. How many storage units will be contained in the building?  
Response: There will be approximately 1,290 storage units per the industry 
standard calculation. (30% hallways and other leasable area, & 70% storage unites 
at 80 square feet typical unit size) (137,612 SF x 70% = 88,361.7 / 80 SF) 

 
5. Provide a floor plan for how the proposed used will be laid out in the building.  

Response: See the conceptual floor plan attached.  
 

6. What are the anticipated daily trips to and from the site?  
Response: See the attached trip generation chart provided be Susan O’Rourke.  
 

 
Response to Police Department Comments 
 

1. Please ensure the parking lot and building exterior are illuminated to or beyond the 
standards set forth by city code. 
Response: Understood. The parking lot and building exterior will be illuminated to 
or beyond the standards set forth by city code. 
 

We look forward to hearing that this application is complete and working with you on this 
Conditional Use application to the Orange Blossom Mall project. Thank you for your 
assistance with this application.  
  
      
Sincerely, 
 
 
 
 
Michael Houston 
President, HJA Design Studio 

 
 
 

 







 
 

PROPOSED SELF-STORAGE AT THE ORANGE BLOSSOM BUSINESS CENTER 
 
 
Land America, LLC proposes to establish a limited-access self-storage facility in the existing +/- 
141,894 gross square feet building, located at 4204 Okeechobee Road. The building, currently 
unoccupied, is composed of 137,612 square feet of finished floor and under-air facility, and 4,282 
square feet of covered loading and porte-cochere areas which are located along the rear side of 
the existing building. The subject building is an old Sears department store as it used to be owned 
by Sears, Roebuck & Company, which was a major anchor at the former Orange Blossom Mall. 
Today, the entire +/- 51-acre mall is being rebranded as the Orange Blossom Business Center. 
The subject 11.93-acre site containing the former 141,894 gross square feet building Sears 
department store is currently owned by the Saint Lucie County School Board. 
 
The establishment of the proposed self-storage use requires CU (Conditional Use) approval from 
the City of Fort Pierce City Council. The current building layout provides for three existing 
customer loading and/or access areas which will be used for self-storage clients without any 
external modifications to the exiting building. Two loading and/or access areas are located at the 
rear of the existing building. The third access area to the building for customer pick-up and drop-
off is located along the front of the building.  The facility would provide approximately 1,290 
storage units which are all located in the interior of the existing building. No exterior storage doors 
to individual units or outside storage areas are proposed.  The objective of the layout of the 
proposed climate controlled, limited-access self-storage facility is to provide minimal disruption to 
the surrounding properties. The existing landscape areas around the building will be restored and 
enhanced with new landscaping materials in accordance with Code. Security is very important to 
the proposed self-storage facility, both outside and inside the building. Normal daily use and 
access will be closely monitored with limited access to the building. The exterior emergency doors 
are designed to be used to exit the building and do not have door handles on the outside of the 
building to prohibit unauthorized access.  A key switch and/or Knox-box is proposed at the main 
access door to allow for 24/7 fire and/or police access into the facility. 
 
The proposed self-storage facility will serve the City of Fort Piece growing population and supply 
the demand for a climate-controlled storage facility in the City and surrounding neighborhoods. 
In addition, the self-storage use minimizes traffic on the surrounding roads since storage 
facilities are low traffic generators compared to commercial retail uses. Market feasibility and 
traffic studies/statements accompany the subject application for CU approval. The use is 
compatible with the commercial areas and residential neighborhoods surrounding the property. 
Land America, LLC believes that the proposed limited-access self-storage use complies with the 
CU criteria for approval. We firmly believe this is a perfect use for the existing building.  
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Purpose 

To provide a Self-Storage Market Study for a proposed location at the Orange Blossom Business Center in the 

City of Fort Pierce, Florida. This study provides an offsite examination of the subject location which consists of 

a snapshot of the self-storage competitors in the surrounding market and the demographic profile of the 

subject market.  This information is used to determine the need and development feasibility of additional self-

storage in the area.  

 

Site Review 

ACCESS & VISIBILITY: 

The subject facility is proposed on the north side of Okeechobee Road, approximately 1 mile east of Interstate 

95 and just west of the Okeechobee Road/Virginia Avenue intersection.  The subject site is the old Sears & 

Roebuck department store property which is located on the westernmost portion (11.93 acres) of the Orange 

Blossom Business Center, formerly known as the Orange Blossom Mall.  The 126,231 gross square foot 

building is currently vacant.  The 11.93-acre property is currently owned by the Saint Lucie County School 

Board.   

AERIAL VIEW 

     

TRAFFIC COUNTS: 

The subject site is located along the Okeechobee Road corridor, which appears to be one of the most heavily 

traveled roadways within the City of Fort Pierce with 30,500 AADT (per FDOT - 2021) and will have a high 

level of visibility. 
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LOCATION RELATIVE TO COMPETITORS: 
 

The subject facility is in an ideal location for self-storage as there is only two competitors (Public Storage 
located at 5221 Okeechobee Road and Storage King located at 4892 Okeechobee Road) within a 1-mile 
radius of the site and only 4 competitors within a 3-mile radius.  The two closest facilities are single story, 
multiple garage style buildings that were built over 30 years ago.  The proposed facility would be state-of-the-
art; completely enclosed single-story building, providing 100% climate-controlled units.  Once constructed, the 
subject facility will be the only 100% climate-controlled self-storage facility in Fort Pierce.  

 

1-Mile Radius 

 

Name of 
Facility Street Address City, State 

Total 
Square 
Footage 

Climate 
Controlled 

Sq. Ft. 

Non-Climate 
Controlled Sq. 

Ft. 

Public Storage 5221 Okeechobee Rd Ft Pierce, Florida 42,535 14,000 28,535 

Storage King 4892 Okeechobee Rd Ft Pierce, Florida 58,500 35,900 22,600 

 

3-Mile Radius 

Name of 
Facility Street Address City, State 

Total Square 
Footage 

Climate 
Controlled 

Sq. Ft. 

Non-Climate 
Controlled Sq. 

Ft. 

Public Storage 3125 S US Highway 1 Ft Pierce, Florida 74,000 5,000 69,000 

AAA Mini 
Storage 4400 Metzger Rd Ft Pierce, Florida 43,160 16,900 26,260 

Public Storage 5221 Okeechobee Rd Ft Pierce, Florida 42,535 14,000 28,535 

Storage King 4892 Okeechobee Rd Ft Pierce, Florida 58,500 35,900 22,600 
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FEASIBILITY REPORT: 

 

The industry standard for determining if a market can support additional self-storage facilities is based on the 

square foot per person.  Markets that can presumably support additional self-storage facilities will have a 

square foot per person of 12 or less.  Markets that are deemed saturated will have a square foot per person 

more than 12.  As you can see in the charts below, the square foot per person within the 1 and 3-mile radius 

are well below 12 persons per square foot prior to the proposed facility being approved.  If the proposed facility 

is approved and constructed, the persons per square foot would be below 7 within the 1 and 3-mile radius for 

all the climate- controlled facilities.  Therefore, the market area can support the proposed facility.  

 

Chart indicating the existing Self-Storage facilities within the market area: 

All Facilities not incl. Proposed:   

Radius 1-mi. 3-mi. 

Gross SF of A/C Facilities 49,900 71,800 

Efficiency 0.7 0.7 

Net Sq. Ft. of All Facilities 86,065 196,655 

Total Population 19,957 30,060 

SF/Person of All Facilities 4.31 6.54 

SF/Person A/C Only 1.75 1.67 

 

Chart indicates the market area after the proposed 126,231 sq. ft. facility is built: 

All Facilities (Including the 126,231 Proposed Facility)   

Radius 1-mi. 3-mi. 

Gross SF of A/C Facilities 176,131 198,031 

Efficiency 0.7 0.7 

Net Sq. Ft. of All Facilities 174,427 285,017 

Total Population 19,957 30,060 

SF/Person of All Facilities 8.74 9.48 

SF/Person A/C Only 6.18 4.61 
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MARKET RENTS: 

 

Utilizing the unit mix (size of the storage bays) that we have developed over the years, the following chart 

indicates a snapshot of today’s rents showing that the market rates are above $14.25 per square foot.  

 

Summary of Unit Mix and Rental 
Structure (1st Floor) 

        

    
Leasable SF 

    

Type % of 
Units 

Length Width Per Unit Current 
Rent 

Units Monthly 
Rent 

Annual 
Rent 

Total SF 

Indoor, Climate Controlled 0.17 5 5 25 $32.00 17.00 544.00 $6,528 425 

Indoor, Climate Controlled 0.33 5 10 50 $73.33 33.00 2,420.00 $29,040 1,650 

Indoor, Climate Controlled 0.33 10 10 100 $115.67 33.00 3,817.00 $45,804 3,300 

Indoor, Climate Controlled 0.12 10 15 150 $158.67 12.00 1,904.00 $22,848 1,800 

Indoor, Climate Controlled 0.05 10 20 200 $204.00 5.00 1,020.00 $12,240 1,000 
          

Summary of Unit Mix and Rental 
Structure (Above 1st Floor) 

        

Number of Floors Above 1st Floor 0 
        

    
Leasable SF 

    

Type % of 
Units 

Length Width Per Unit Current 
Rent 

Units Monthly 
Rent 

Annual 
Rent 

Total SF 

Indoor, Climate Controlled 0.17 5 5 25 $0.00 - - $0.00 - 

Indoor, Climate Controlled 0.33 5 10 50 $0.00 - - $0.00 - 

Indoor, Climate Controlled 0.33 10 10 100 $0.00 - - $0.00 - 

Indoor, Climate Controlled 0.12 10 15 150 $0.00 - - $0.00 - 

Indoor, Climate Controlled 0.05 10 20 200 $0.00 - - $0.00 - 
          

Summary of Unit Mix and Rental 
Structure (Total/Average) 

        

    
Leasable SF 

    

Type % of 
Units 

Length Width Per Unit Current 
Rent 

Units Monthly 
Rent 

Annual 
Rent 

Total SF 

Indoor, Climate Controlled 0.17 5 5 25 $32.00 17.00 544.00 $6,528 425 

Indoor, Climate Controlled 0.33 5 10 50 $73.33 33.00 2,420.00 $29,040 1,650 

Indoor, Climate Controlled 0.33 10 10 100 $115.67 33.00 3,817.00 $45,804 3,300 

Indoor, Climate Controlled 0.12 10 15 150 $158.67 12.00 1,904.00 $22,848 1,800 

Indoor, Climate Controlled 0.05 10 20 200 $204.00 5.00 1,020.00 $12,240 1,000 

Total 
       

$116,460 8,175 

Average Rent PSF $ 14.27 
        

 

Note: This market rent analysis is only a snapshot in time and is not based on historical, pro forma, or trend analysis. 
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Market Review 
The City of Fort Pierce is located within the Port St. Lucie Metropolitan Statical Area (MSA) and was named as 
one of the top 20 metropolitan areas with the largest net increases in population due to migration. As of 2019, 
Fort Pierce, Florida's estimated population is 46,103 which is an increase of 9.9% over the past 10 years along 
with a median household income is $35,198.  

 

 

 

The City of Fort Pierce is expected to continue growing thanks to its modest home prices and the rising costs 
within the City of Port St. Lucie and neighboring Martin and Palm Beach Counties. The future population 
growth of Fort Pierce will be fueled by younger families as development continues along the City’s western 
boundaries.  
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Executive Summary 

On or about January 2021, we conducted a Self-Storage Market Study for a specific location in the City of Fort 

Pierce, FL market. The study included an offsite examination of the subject property, a review of the self-

storage competitors in the market and the demographic profile of the subject market.  

It is our opinion that the market is extremely favorable for the development of additional self-storage space. 

Our opinion is based on the following:  

• The subject site does enjoy an advantage over most of the market competitors as the site is along the 

Okeechobee Road corridor, which is one of the most heavily traveled roadways within the City of Fort 

Pierce.  

• The population density in proximity to the subject site is at moderately high numbers and there is 

nominal population and household growth projected over the next five years to support an additional 

self-storage facility within the subject market.  

• The square foot demand calculations would appear to indicate that the subject market is under-

supplied and that the anecdotal evidence of higher rental rates among the competitors would support 

this conclusion.  

• The moderately high market rental rates for storage space would support new self-storage 

development of an institutional nature assuming the land costs and development costs were not overly 

excessive. 
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Table 1 - Trip Generation - Daily

In Out In Out Total

Proposed Use

Mini-Warehouse/SS 151            137,612      SF/1000 T=1.51(X) 50% 50% 104       104       208       

Existing Use

General Office 710            137,612      SF/1000 T=9.74(X) 50% 50% 670       670       1,340    

Net Change (566)      (566)      (1,132)   

Source: ITE Trip Generator, 10
th

 Edition

Table 2 - Trip Generation - AM Peak Hour

In Out In Out Total

Proposed Use

Mini-Warehouse/SS 151            137,612      SF/1000 T=0.10(X) 60% 40% 8           6           14         

Existing Use

General Office 710 137,612 SF/1000 T=1.16(X) 86% 14% 138       22         160       

Net Change 3 (130)      (16)        (146)      

Source: ITE Trip Generator, 10
th  

Edition

Table 3 - Trip Generation - PM Peak Hour

In Out In Out Total

Proposed Use

Mini-Warehouse/SS 151            137,612      SF/1000 T=0.17(X) 47% 53% 11         12         23         

Existing Use

General Office 710            137,612      SF/1000 T=1.15(X) 16% 84% 25         133       158       

Net Change (14)        (121)      (135)      

Source: ITE Trip Generator, 10
th  

Edition

Gross Trips

Gross TripsDirectional Split

Land Use ITE Code Trip Generation Rate
Directional Split Gross Trips

Land Use ITE Code Trip Generation Rate

Intensity Units

Intensity Units

Intensity Units

Land Use ITE Code Trip Generation Rate
Directional Split

C5 - Old Blossom Mall Self Storage - Trip Gen 12-11-20- Proposed - SF Susan E. O'Rourke, P.E., Inc.


	Property address or Location: 4204 Okeechobee Road  Fort Pierce, FL 34947
	Parcel ID: 2418-434-0001-000-9 
	Project Description: To convert the existing vacant 141,894 gross SF building to a limited access, climate controlled, indoor Self-Service Storage facility. See project narrative
	1: 
	Property Address: School Board of St Lucie County FL
	ApplicantRepresentative Title Company: Erika Beitler, Jr. Project Manager, HJA Design Studio 
	Street Address: 9461 Brandywine Lane
	Street Address_2: 50 East Ocean Blvd. Suite 101
	City: Port St Lucie
	State: FL
	Zip: 34986
	City_2: Stuart
	State_2: FL
	Zip_2: 34994
	Phone Number: 772-429-3600
	Phone Number_2: 772-678-7200 Ext. 215
	Email Address: marvin.sanders@stlucieschools.org
	Email Address_2: Erika@hjadstudio.com 
	Conditional Use No new construction with no site improvements: On
	Conditional Use No new construction with parking and drainage improvements: Off
	Building Size: 141,894 SF
	Parking Spaces: ± 798 
	NorthRow1: Vacant / Open Space
	SouthRow1: Commercial             
	EastRow1: Business Center         
	WestRow1: Multi-Family             


