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Osceola-Polk Line Rd 
Due-Diligence Report 

Dave Schmitt Engineering Inc. was engaged to perform a due diligence analysis of a 
property located on Osceola-Polk Line Rd Davenport, Florida 33896. The parcel 
is located North of Osceola-Polk Line Road and approximately 0.25 miles West 
of Westmont Blvd.  Table 1 below shows information of the parcel: 

Osceola-Polk Line Rd (PIN: 31-25-28-5455-0001-0490) 
Jurisdiction Unincorporated Osceola County 

Acres 5.0 
Land Use Vacant Residential 
Zoning E-2 (Estate Development)

Future Land Use (LDR) Low-Density Residential 

The following is a list of information documented in this due diligence report: 

• Current Zoning
• Existing & Future Zoning and Land Use
• Set-Back Requirements
• Open Space Requirements
• Topographic Information & preliminary Drainage Pattern
• Public Schools and Impact Rates
• Utility availability
• Electric, Gas, Telephone, and Cable providers
• Federal Emergency Management Agency (FEMA) requirements
• United States Department of Agriculture Soil Conservation Service (SCS) Soils

Map
• Concurrency Review Application
• Local Impact Fees Assessment Statement
• Utility Impact Fees
• South Florida Water Management District (SFWMD)
• Florida Department of Environmental Protection (FDEP)
• Maps
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Current Zoning/Future Land Use & Proposed Zoning 
A review of Osceola County Comprehensive plan was conducted for this property. 
According to Osceola County GIS Interactive Map, the property has a zoning of E-2 (Estate 
Development). The future land use of the parcel is LDR (Low-Density Residential). This 
density allows a maximum of 3-8 du/1ac. 
Current Zoning does not support the intended use for mulit-family developments. 
Per call with Osceola County, the zoning and future land use do not correlate. They 
recommended a pre-app scheduled with the County to confirm the appropriate zoning for 
multi-family residential use. Table 1 below shows the building setbacks and requirements: 

Zoning Building setbacks and Requirements 
Front 

(ft) 
Side 
(ft) 

Rear 
(ft) 

Building 
Height 

Minimum 
Lot 

Area 
(Acres) 

Minimum 
Lot 

Width 
(ft) 

E-2 25 150  

Topographic Information & Preliminary Drainage Pattern
The subject property has elevations ranging from 80’ to 75’. The property is currently 
draining from West to East shown in the contour map in Appendix A. The property is 
within the South Florida Water Management District and the mitigation basin is Reedy 
Creek Swamp Basin. Certain design standards and requirements are to be met:  
Attenuation
SFWMD: 
The proposed ± 5 acres post development peak rate of discharge must not exceed the 
pre-development peak rate of discharge for the ten-year/seventy-two-hour (l0yr-72 hr) 
design storm events. Also the site is located in the Reedy Creek Basin. 

(Stories)

2

Open Space Requirement
A minimum of 20% of developable areas shall be designated as functional open space.

• Open space elements shall be available to all residents and users of the development.
• Preserved wetlands and water management areas, if designed appropriately with

available pedestrian access, may contribute to the open space acreage. Preserved
wetlands and water management areas may not comprise more than 50% of the
required open space acreage.

• Buffers, greenways, wildlife corridors, and recreation areas shall count towards the
required open space acreage.

• Civic spaces and outdoor seating areas that are open to the public and provide features
encouraging casual public engagement, shall count toward the open space
requirement.

• Required parking lot landscaping shall not contribute to the open space requirement.

Table 1: Setbacks and Requirements
220 25
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School Impact Fee Rates 
Land Use Current Impact Fee 

Single Family Detached $12,373 
Multi-Family $11,763 
Townhouse $7,926 

Mobile Home $8,206 
Note: Impact fees are assessed and must be paid in full at the time of building permit issuance

Table 2: School Impact Fee Rates 

Student Generation Rates (SGR) 
SGR Total SGR ES SGR MS SGR HS 

Single Family 0.369 0.139 0.086 0.144 
Townhouse 0.237 0.096 0.052 0.089 

Multi Family 0.354 0.157 0.083 0.114 
Mobile House 0.254 0.107 0.065 0.082 

Table 3: Student Generation Rates 
Condos 0.136 0.0470.0300.059 

Osceola County: 
All development must be designed, constructed, and maintained to meet but not 
limited to the following minimum performance standards: 
Dry-Detention volume shall be provided so that the post-development peak rate of 
discharge shall not exceed the pre-development peak rate of discharge for the ten-
year/seventy-two-hour (l0yr-72 hr) design storm event, with a rainfall depth of 7.6 inches. 

Water Quality 
SFWMD/Osceola County: 
Provide Water Quality Treatment Volume (WQTV) -Retain the run-off from the greater of 
either the first 1 inch of rainfall over the entire drainage area or the first 2.5 inches of 
rainfall over the impervious area (25% reduction for dry-detention) and recover that 
volume at a maximum rate of ½ of WQTV in 24 hours; and the total water quality 
recovered in 72 hours. An additional 50% water quality is to be provided in the on & 
offsite ponds.  

Public Schools 
Below is a list of the closest schools to the project area with distance, approximate travel 
times, and percent to enrollment capacity. As well as, Education Impact Fees and Student 
Generation Fees.
All values shown are found in the Osceola County website. Relevant forms are provided in 
Appendix C.

• Sunrise Elementary School- 5.55 miles from project area, travel time  of
approximately 15-35 minutes. Enrollment capacity 84%

• Horizon Middle School- 5.45 miles from project area, travel time of
approximately 16-35 minutes. Enrollment capacity 94%

• Celebration High School- 2.8 miles from project area, travel time of
approximately 17-30 minutes. Enrollment capacity 95%
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• Water:
• Sewer:
• Phone/Cable
• Electricity:
• Gas:

A utility map was provided by Toho Water Authority showing the nearest existing 
utilities to be approximately 7,000 ft to the West of the property on Sullivan Rd. (Utility 
Maps in Appendix B) 

• 6" Force Main on intersection of Sullivan Rd and Osceola-Polk Lane Rd,
flowing west along Osceola-Polk Line Rd

• 20" Water Main on intersection of Sullivan Rd and Osceola-Polk Lane Rd,
flowing west along Osceola-Polk Line Rd

Federal Emergency Management Agency (FEMA) Requirements 
The FEMA Flood Insurance Rate Map (FIRM) #12097C0045G was most recently 
revised on June 18, 2013  Based on this FIRM, the parcel falls within Zone X and there 
is no risk of flooding. (FEMA map available in Appendix A) 

For a residential plat to be permitted, adequate school capacity must be available or under 
development at the time of the plat. If capacity is not available, the developer, school 
district and affected local government must work together to find a way to  provide 
capacity before the development can proceed, through execution of a Concurrency 
Mitigation Agreement (CMA).

Utility Availability 
The following is a list of utilities service providers: 

USDA Soil Conservation Service (SCS) Soils Survey 
According to the USDA soil survey, the proposed site is composed of approximately:

An exhibit showing the soil groups is available in Appendix A, describing the soil ratings 
pertaining to the project area. 

A wetlands delineation map completed by Verde Environmental Co. is provided at the 
end of Appendix A.

Concurrency Review Application 
The applicant can demonstrate that there is sufficient capacity to meet all county-
mandated concurrency requirements, including schools to meet the needs of the proposed 
development. A concurrency review is needed and an application will be required for 
further additional developments.  

• 34.5% Riviera fine sand, frequently ponded, 0 to 2 percent slopes, rating A/D
• 65.5% Immokalee fine sand, 0 to 2 percent slopes, rating B/D

Toho Water Authority, 407-944-5000, https://www.tohowater.com/ 
Toho Water Authority, 407-944-5000, https://www.tohowater.com/
Spectrum, 888-438-2427,www.spectrum.com
Duke Energy, 800-700-8744, www.duke-energy.com         
Chesapeake Utilities Corporation, 302.734.6799, http://www.chpk.com/ 

https://www.tohowater.com/
https://www.tohowater.com/
http://www.spectrum.com/
http://www.duke-energy.com/
http://www.peoplesgas.com/
Rodrigo Encalada
Sticky Note
Completed set by Rodrigo Encalada

Rodrigo Encalada
Sticky Note
Rejected set by Rodrigo Encalada

Rodrigo Encalada
Sticky Note
None set by Rodrigo Encalada

www.spectrum.com
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Utility Impact Fees
Below are the capital charges for water and wastewater under Toho Water Authority.  

• Water: $8.05 x GPD

• Wastewater: $12.50 X GPD

Impact Fee Rates 
Townhomes 

School 

$484 
Park

$7,926

Fire 
$2,304.72

$484
Note: Impact fees are assessed and must be paid in full at the time of building permit issuance 

Mobility 
Condos 

$7,754 $7,754
$4,472 

$1,117.97

Impact Fees 
Impact fees are charges assessed on new development to help pay for public 
infrastructure required to accommodate the new development. Impact fees are generally 
charged at the issuance of a project’s building permit. Fire, Parks & recreation, school 
and transportation impact fees for single family are available in Appendix C. Below are 
the fees for Multi-Family Condos and Town homes:  

Applicable Flow Rates per the Toho Water Authority website are provided in Appendix C

South Florida Water Management District (SFWMD) 
An Environmental Resource Permit (ERP) authorizes new development or construction 
activities to occur in a manner that prevent adverse flooding, manage surface water; and 
protect water quality, wetlands and other surface waters. An ERP permit is issued for a 
specific purpose and the project must be constructed in accordance with the approved plans 
and associated permit conditions. Permit holders are responsible for complying with the 
terms of the permit and demonstrating that the project has been built as authorized. Proposed 
activities such as residential construction or other activities in or over wetlands or surface 
waters, must obtain an ERP prior to beginning construction. If wetland impacts will occur, 
mitigation will likely be required to offset adverse impacts to wetland or other surface 
functions.  

Florida Department of Environmental Protection (FDEP) 
The FDEP requires you to submit a completed Notice of Intent (NOI) form to the department 
to get coverage under the Generic Permit for storm water discharge from large and small 
construction activities provided in section 62-621.300(4), F.A.C. The generic permit 
document tells what construction activity qualifies for coverage, how to obtain and terminate 
coverage, what must be done to minimize pollution from the construction site, and what 
conditions apply to the project to use generic permit. There are 3 FDEP permits: sewer, 
water and storm water. 
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Osceola County 
The plan review section of Development Engineering reviews all development plans for 
compliance with Osceola County government regulations. All developments should 
adhere to design standards and specifications, submittal requirements.

Toho Water Authority
Developments and procedures to be used for water, wastewater, reclaimed water systems 
will be maintained and operated by the Toho Water Authority. All plans and 
developments should be within the design standards and criteria of the Toho Water 
Authority.

RCID
The fee for Reedy Creek Improvement District will be based on the system discharge for 
the 50year/72 hr storm event and the area being permitted. Below is an example of a 
16.4 ac project permitted with 8.15 CFS discharge. The exact number will be determined 
during the design stage.
FEE CALCULATION 

Post-Development (50/72) 

Discharge per Acre   = Basin  Area = 0.50 CFS/AC 

Discharge  =  Discharge per Acre X 640 AC/ SQ. MI.  = 
317.27 CSM

Discharge Over the Allowable Limit: 

Discharge - Allowable Dischage = 304.27 CSM

Fee Per CSM (Over Allowable Limit): 

$4.15/ AC/CSM X Site Area X Discharge Over the Allowable Limit 
= $20,759.46 

Standard Fee 

$200.00 X Site Area =  $3,288.00  

Total Fee = $24,047.46 
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Appendix C 











Impact and Mobility Fee Rates – Residential 
Effective March 7, 2022 

Residential Impact Fees (DOES NOT include $73.00 in administrative fees) 
Impact Fee 

Type 
Single-Family Rural* 

Single-Family 
Mobile 
Home 

Multi-Family 
Rental 

Multi-Family 
Condo 

Townhouse 

Mobility $9,999.00 $15,941.00 $5,296.00 $7,754.00 $7,754.00 $7,754.00 

School $12,373.00 $12,373.00 $8,206.00 $11,763.00 $4,472.00 $7,926.00 

Park $2,304.72 $2,304.72 $1,698.66 $1,117.97 $1,117.97 $2,304.72 

Fire $391.00 $391.00 $391.00 $484.00 $484.00 $484.00 

Total $25,067.72 $31,009.72 $15,591.66 $21,118.97 $13,827.97 $18,468.72 
*Outside of the Urban Growth Boundary

Mixed-Use Areas (e.g., Celebration & Harmony) 
Impact Fee 

Type 
Single-Family Multi-Family 

Rental 
Multi-Family 

Condo 
Townhouse 

Mobility $7,499.00 $5,815.00 $5,815.00 $5,815.00 

School $12,373.00 $11,763.00 $4,472.00 $7,926.00 

Park $2,304.72 $1,117.97 $1,117.97 $2,304.72 

Fire $391.00 $484.00 $484.00 $484.00 

Total $22,567.72 $19,179.97 $11,888.97 $16,529.72 

 Residential Special Assessments FY2021-2022 
Month of C.O. Fire/Rescue Solid Waste Total Due 

per Dwelling Unit 
October 2021 $213.31 $288.14 $501.45 

November 2021 $193.92 $261.94 $455.86 

December 2021 $174.53 $238.21 $412.74 

January 2022 $155.13 $213.92 $369.05 

February 2022 $135.74 $189.09 $324.83 

March 2022 $116.35 $163.72 $280.07 

April 2022 $96.96 $136.43 $233.39 

May 2022 $77.57 $109.14 $186.71 

June 2022 $58.18 $81.86 $140.04 

July 2022 $271.48 $368.90 $640.38 

August 2022 $252.09 $341.62 $593.71 

September 2022 $232.70 $314.33 $547.03 



~

Educational System Impact Fee at the rates provided herein. 

(B) For the period beginning March 6, 2022, the Educational System Impact Fee rates are 

hereby established as follows : 

Calculated Im act Fees
Residential Category I Unit ·;.-c_o_u_n_t_y_w-id-e~-V-a-c-at-io_n_ V-il-la......s~-S-h_o_rt_-T_e_r_m_ R-en_t_a_ls-----------l 

Single Family Detached _ r QI._!_ -i-- $12 ,373 NIA $6,034 
Townhouse du j $7,926 NIA $4,285 

.Multi-Family du J $1_1,763 NIA $7,283j1
~~~1i~~i~~; --~__ct___c:_:_c_:~-~-~. ~~~ - - $2,~~; 

(C) For the period beginning March 6, 2023, the Educational System Impact Fee rates are 

hereby established as follows : 

Residential Category I Un- - -it .._ 
, Countywide 

Single Family Detacheg_ 
Townhouse 
Multi-Family 
Condominium 
Mobile Home 

t- $12,923 
$8,262 

$12 ,165 
$4,702 
$8,740 

C I It d Ia cu a e mpactFees 
Vacation Villas7 Short-Term Rentals 

NIA I $6,034 
NIA F- $4,620 

-

NIA $7,534 
NIA $2,473 
NIA NIA --

(D) The above Educational System Impact Fee rates are hereby approved. Educational 

System Impact Fees in the amounts set forth above, as herein approved , are hereby 

levied and imposed on all Residential Construction . 

SECTION 4. NOTICE OF EDUCATIONAL SYSTEM IMPACT FEE RATES 

Upon adoption of this Resolution pursuant to Section 24-47 of the Ordinance, the 

Impact Fee Coordinator shall publish a notice once in a newspaper of general circulation 

within the County in the form provided in Appendix A hereto. The date of implementation 

of the Educational System Impact Fee rates established herein , shall not be earlier than 

ninety (90) days after the date of publication of the notice. 

SECTION 5. EFFECT OF ADOPTION OF RESOLUTION. The adoption of this 

Educational System Rate Resolution shall be the final adjudication of the issues presented 

(including , but not limited to, the determination of any adjustments in construction costs 

or land values used to calculate the Educational System Impact Fee rates and the rates 



APPENDIX A 

RESOLUTION NO. 2016-005 

System Development Flow Rates 

SYSTEM DEVELOPMENT CHARGE RATE SCHEDULE 

AND APPLICABLE FLOW RATES 

RATE SCHEDULE 

Per Gallon 

Water (Per Gallon) 

Wastewater (Per Gallon) 

Equivalent Residential Unit 

Water (300 gallons per day) 

Wastewater (276 gallons per day) 
Source: Chapter 2003-368, Laws ofFlorida; Resolutions 2014-004 and 2012-006. 

APPLICABLE FLOW RATES 

Use Cate2ories 

WATER SEWER 

Table of Flow Rates GPD GPD 

Commercial 

Minimum Commercial 300 300 

Beauty Shop (Per Station) 100 100 

Barber Shop (Per -Sq. Ft.) 0.1 0.1 

Per State-Required Sink (Additional) 50 50 

General Retail Sales (Per Sq. Ft.) 0.05 0.05 

General Office (Per Sq. Ft.) 0.15 0.15 

Self Service/Coin Laundry (Per Machine) 

Top Load 210 210 

Front Load 20# 
.. 

175 175 

Front Load 30# 250 250 

Front Load 40# and above 400 400 

Commercial Laundries (Per Machine) 400 400 

Service Stations 

Fuel & Oil Sales Only 

Per Plumbing Fixture 150 150 

Per Employee (Additional) 20 20 

Maintenance Facility (Additional to Fuel & Oil Sales) 

Per Service Bay 100 100 

Per Employee (Additional) 20 20 

Stadium, Race Track, Ball Park (Per Seat) 4 4.5 

Theater (Per Seat) 

Indoor 4 4.5 

Outdoor 4 4.5 

Medical 

Dentist Office (Including Orthodontist & Oral Surgeon) 

Per Dentist/Hygienist 250 250 

Per Support Staff (Additional) 20 20 

  $8.05
$12.50

$2,415.00
$3,450.00
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Lab/Testing Area (Additional, Per Sq. Ft.) 
Doctor Office (Including Medical Clinics) 

Per Doctor 
Per Support Staff (Additional) 
Lab/Testing Area (Additional, Per Sq. Ft.) 

Lodging 
Hotel/Motel (Per Room) 

Maximum 4 Guests Per Room 
5-6 Guests Per Room 
7-8 Guests Per Room 
Additional Occupancy Over 8 (Additional, Per Occupant) 
Kitchenette (Additional, Per Room) 
Refrigerator or Hot Plate (Additional, Per Room) 
Meeting/Banquet Room (Per Seat) 

Travel Trailer/RV Park (Per Space or Lot) 
Spaces without Water and Sewer 
Spaces with Water and Sewer 

Restaurant/Food Service 
Ordinary Restaurant (Per Seat) 

3 Meal Periods Per Day 
2 Meal Periods Per Day 
1 Meal Period Per Day 
Open 24 Hours (Additional, Per Seat) 

Restaurant-Freeway, Commercial (Per Seat) 
3 Meal Periods Per Day 
2 Meal Periods Per Day 
1 Meal Period Per Day 
Open 24 Hours (Additional, Per Seat) 

Fast Food (Per Seat) 
Ordinary (Excluding Fried Chicken) 
Fried Chicken 
Open 24 Hours (Additional, Per Seat 

Sandwich Shop 
3 Meal Periods Per Day 
2 Meal Periods Per Day 
1 Meal Period Per Day 
Open 24 Hours (Additional, Per Seat) 

Pizza Shop 
Dine-in/Carry Out Only (No Seats) 

Specialty Food Shop (Bakery, Donut, Ice Cream, Etc.) 
Food Made Off-Site, No Meals Served, Minimum 

Per Sq. Ft. 
Food Made On-Site, No Meals Served, Minimum 

Per Sq. Ft. 

2 

RESOLUTION NO. 2016-005 
System Development Flow Rates 

0.2 0.2 

250 250 
20 20 
0.2 0.2 

120 135 
180 202.2 
240 270 
28 31.5 
40 45 
16 18 
4 4.5 

50 50 
100 100 

30 30 
25 25 
15 15 
10 10 

50 50 
30 30 
20 20 
10 10 

30 30 
40 40 
10 10 

30 30 
25 25 
15 15 
10 10 

300 300 

300 300 
0.25 0.25 
300 300 
0.5 0.5 



Drive-In Restaurant (Per Space) 
Carry-Out/Drive-Thru (Excludes Seating), Minimum 

Per Sq. Ft. 
As Addition to Other Restaurant (Per Sq. Ft.) 

Dinner Theater (Per Seat, Per Show), Excludes Ancillary Services 
Bar & Cocktail Lounge (Per Seat) 

Industrial 
Factories, exclusive of industrial or process wastewater 

Per Employee, Per Shift 
Showers (Additional, Per Shower) 
Cafeteria (Additional, Per Employee, Per Shift) 

Warehouse (Per Plumbing Fixture) 
Light Industrial (Per Sq. Ft.) 

0-50,000 Sq. Ft. 
50,001 Sq. Ft. - 100,000 Sq. Ft. 
Greater than 100,000 Sq. Ft. 

Institutional 
Hospital 

Per Room/Bed 
Food Service (Additional, Per Seat) 
Outpatient/Administrative Services (Additional, Per Sq. Ft.) 

Nursing/Rest Homes/Care Facilities 
Per Patient/Resident 
Per Employee, Per Shift (Additional) 

Correctional Facility 
Per Patient/Inmate 
Per Employee, Per Shift (Additional) 

School (Per Student) 
Day-type (Public, Charter, Day Care, Etc.) 
Boarding Type 

Swimming/Bathing Facilities - Public (Per Person) 
Church (Per Seat) (Office Space, Day Care, Etc. is Additional) 
Fire Station (Per Firefighter/Staff Member, Per 24-Hour Day) 

Residential 
Single Family Home (Detached, Non-Modular) 

0-4 Bedrooms (Per Unit) 
Per Additional Bedroom (Per Bedroom, Per Unit) 

Multi-Family (Condo, Apartment, Duplex, Etc.) 
1st Bedroom (Per Unit) 
:eer Additional Bedroom (Per Bedroom, Per Unit) 

Mobile/Modular Home (Per Unit) 
Double-Wide 
Single-Wide 

Retirement Community(Qualified Under HUD Guidelines) 
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10 10 
300 300 
0.5 . 0.5 
0.5 0.5 
10 10 
10 10 

' 

/ 

20 20 . 
15 15 
5 5 

150 150 

0.1 0.1 
0.075 0.075 
0.05 0.05 

150 150 
30 30 
0.2 0.2 

100 100 
20 20 

100 100 
20 20 

4.8 5.4 
100 100 
10 10 
2.4 2.7 
110 110 

300 276 
64 69 

127.5 138 
64 69 

255 276 
191 207 
102 111 
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