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PLANNING, ENVIRONMENTAL, AND DEVELOPMENT, SERVICES DEPARTMENT 
ZONING DIVISION PUBLIC HEARING REPORT 

February 25, 2025 
The following is a public hearing on an appeal before the Board of County Commissioners on 
February 25, 2025, at 2:00 p.m. 

 
APPLICANT/APPELLANT: LOGAN OPSAHL FOR SATELLITE BLVD IOS 
 

 
REQUEST: Special Exception in the I-4 zoning district to allow a septage 

management facility. 
 

LOCATION:  10002 Satellite Boulevard, Orlando, Florida 32837, 
west side of Satellite Blvd., north of Central Florida 
Pkwy., south of Taft Vineland Rd., east of S. Orange 
Blossom Trl. 

 
LOT SIZE:   +/- 2.99 acres 
   
ZONING:    I-4 

      
DISTRICT:    #3 

 
PROPERTIES NOTIFIED:  2,544 

 
BOARD OF ZONING ADJUSTMENT (BZA) HEARING SYNOPSIS ON REQUEST: 

 
 Staff described the proposal, including the location of the property, the site plan, and photos of 

the site. Staff provided an analysis of the six (6) criteria and the reasons for a recommendation 
for approval. Staff noted that one (1) comment was received in support, and eight hundred 
eleven (822) comments were received in opposition to the request. 

 
The applicant and team agreed with the staff presentation and elaborated on the processes and 
operation of the facility. 
 
Members of County Staff from the Environmental Protection Division and Utilities Division 
answered questions from the BZA regarding permitting and oversight of this type of use. 
 
No one spoke in favor of the request. Twenty-two (22) people spoke in opposition to the request. 
 
The BZA discussed the request, citing concerns related to odor and intrusion into the area, 
compatibility with the surrounding development and the current development pattern in the area, 
and other similar facilities. The BZA recommended denial of the Special Exception by a 4-3 vote. 
 
BZA HEARING DECISION: 

 
A motion was made by Juan Velez, seconded by John Drago, carried to recommend 
DENIAL of the Special Exception request in that the Board finds it does not meet the  
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requirements governing Special Exceptions as spelled out in Orange County Code, 
Section 38-78, and that the granting of the Special Exception does adversely affect 
general public interest (4 in favor: John Drago, Juan Velez, Deborah Moskowitz, Thomas 
Moses; 3 opposed: Roberta Walton Johnson, Sonya Shakespeare, Chris Dowdy; 0 
absent) 
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Meeting Date: DEC 05, 2024 Commission District: #3 
Case #: SE-24-08-067 Case Planner: Taylor Jones, AICP 

(407) 836-5944 
Taylor.Jones@ocfl.net 

GENERAL INFORMATION 

APPLICANT(s): LOGAN OPSAHL FOR SATELLITE BLVD IOS 
OWNER(s): SATELLITE BLVD IOS LLC 

REQUEST: Special Exception in the I-4 zoning district to allow a septage management facility. 
PROPERTY LOCATION: 10002 Satellite Boulevard, Orlando, Florida, 32837, west side of Satellite Blvd., north 

of Central Florida Pkwy., south of Taft Vineland Rd., east of S. Orange Blossom Trl. 
PARCEL ID: 10-24-29-5133-00-052 

LOT SIZE: +/- 2.99 acres 
NOTICE AREA: 1 Mile 

NUMBER OF NOTICES: 2,544 
STAFF RECOMMENDATIONS 

 

LOCATION MAP 

 

 

 

BZA STAFF REPORT 
Planning, Environmental & Development Services/ Zoning Division 

Approval, subject to the conditions in this report. 
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SITE & SURROUNDING DATA 

 Property North South East West 
Current Zoning I-4 I-4 I-4 I-4 I-2/I-3 

Future Land Use IND IND IND IND IND 
Current Use 

Warehouse 
Warehouse 

(Brinks 
Security) 

Religious 
Facility Warehouses 

Multi-tenant 
industrial and 

mechanical 
garages 

 
BACKGROUND AND ANALYSIS 

DESCRIPTION AND CONTEXT 
This case was continued at the September 5, 2024, BZA meeting in order to have a second community meeting.  
 
The subject property is located in the 1-4 Industrial zoning district, which allows the most intense industrial 
uses, including the processing of bulk materials, manufacturing and open storage of materials. In addition, 
certain uses, such as septage management facilities are permitted through the Special Exception process. The 
Future Land Use is Industrial (IND), which is consistent with the zoning district. 
 
The area consists of industrial properties, with the properties along Satellite Blvd. and further to the east of 
Satellite Blvd. having been developed with warehouse buildings, and the properties to the west of the subject 
property, which have frontage on S. Orange Blossom Trail, containing a variety of industrial uses, with many 
being auto related uses, including mechanical garages, auto repair, and auto sales. 
 

 

The subject property is a 2.99 acre parcel, platted in 1995 as a portion of Lot 5 of the LOCI Park Plat.  The subject 
property was created in its current configuration through a lot split in 1999 (99-135), and is considered a 
conforming lot.  The parcel was developed in 1999 with an 11,140 sq. ft. warehouse/office building used for 
storage (B99902532).  The west rear property line of the parcel contains a 65 ft. wide private drainage easement 
(OR 3924 PG 0196), and within that easement is an existing drainage ditch and vegetation. A permit 
(B23906645) was issued to add pavement and a retention pond to the existing site, and those improvements are 
reflected on the submitted site plan. Additionally, a permit (B24900047) was issued to add additional overhead 
doors to the existing warehouse.  However, the improvements associated with those issued permits have not 
yet been constructed.  
 
The current request is for a Special Exception for a septage management facility.  Orange County code, Sec. 38-1, 
defines septage, and a septage management facility as follows: 
 

Septage shall mean a mixture of sludge, fatty materials, human feces, and wastewater removed during 
pumping of an onsite sewage treatment and disposal system. Excluded from this definition are the 
contents of portable toilets, holding tanks, and grease interceptors. 
 
Septage management facility shall mean a stationary facility that treats only domestic septage or 
combinations of domestic septage, food establishment sludges, wastes removed from portable toilets, 
and wastes removed from holding tanks associated with boats, marinas, and onsite sewage treatment 
and disposal systems, before use or land application. 
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Septage management facilities are only permitted by special exception in the I-4, A-1, and A-2 districts, subject 
to Sec. 38-19(181) of code, and are prohibited in all other zoning districts. Sec. 38-79(181) lists the requirements 
for submittal of applications, as well as specific standards for outdoor storage  of septage.  
 
The proposed facility is a liquid waste treatment and disposal facility for storage and processing of non-
hazardous septage.  The facility will accept non-hazardous wastes from grease traps from restaurants, food 
processing/packaging, butcher shops and grocery stores, convenience stores, as well as sanitary wastes, 
septage, and sewage from holding tanks, lift station, and septic tanks.  A full description of the proposed 
operation is included in this report in the applicant’s Cover Letter, under the heading “Facilities Processing 
Description.” 
 
The proposed operation will take place completely inside the existing building onsite.  All waste materials are 
stored, processed, and treated inside the existing building, with no storage or processing occurring outside the 
building. The operation will utilize an air scrubber inside the building to control the odors associated within the 
use.   County code requires a distance separation of 1,300 ft.  from this type of use to other off-site buildings 
when the septage management facility is outdoors.  However, when the operation is completely within an 
enclosed building, and a system is in place to capture, prevent or treat objectionable odors, no distance 
separation is required.  As the proposed use will be completely in an enclosed building with no storage or 
treatment outside and will utilize an air scrubber inside the building to prevent objectionable odors, no distance 
separation is applicable to the proposed use.    
 
The proposal meets all performance standards within the 1-4 zoning district. For buffering, 10 ft. to 65 ft. wide 
landscape buffers will be maintained and provided around the perimeter of the site, exceeding the 7 ft. 
minimum requirements for industrial properties, required by Chapter 24, of Orange County Code.  Parking 
requirements for the property are 1 space for each bay, plus 1 space for each 1,000 square feet for industrial 
uses.  The 11,140 sq. ft. building with 7 bays would require 19 spaces.  The site currently is providing 27 parking 
spaces. 
 
The County Environmental Protection Division (EPD) has reviewed the submittal for compliance with county 
requirements as it pertains to odor and air quality, as well as noise, and have no objections.  Based on the 
information submitted, no Air Permit is required from EPD, as the use is contained completely indoors and the 
site as proposed would be in compliance with all applicable noise and air quality standards.  EPD supports the 
proposed condition of requiring all uses to remain completely inside, as well as the proposed conditions that at 
any point in time during the operation, the county can require additional odor control or noise abatement 
measures, should the need arise.  
 
EPD also noted that environmental review only addresses Orange County environmental regulatory code, 
however, the project shall also obtain and comply with all other existing environmental permits and applicable 
environmental regulations of, but not limited to: the Army Corps of Engineers, the Florida Department of 
Environmental Protection, the applicable Water Management District, the U.S. Fish and Wildlife Service (USFWS) 
and the Florida Fish & Wildlife Conservation Commission (FWC). It is possible that one of the other agencies 
could deny a request even if the County approves it. It is imperative that this proposed plan be addressed on a 
multi-agency basis. The permittee must comply with the most stringent requirements. The proposed use may 
require the following permits: 

a. Environmental Resource Permit (ERP) from South Florida Water Management District (SFWMD) 
b. Multi-Sector Generic Permit (MSGP) from Florida Department of Environmental Protection (FDEP) 
c. Industrial Wastewater Permit (IWW) from Florida Department of Environmental Protection 

(FDEP) 
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The Transportation Planning has reviewed the request and has provided comments that the number of trips 
generated by the use is minimal. 
 
On Tuesday, July 23, 2024, a Community Meeting was held at Walker Middle School to allow for input. The 
meeting was attended by the applicant team, County staff, and 40 attendees. The attendees spoke negatively 
about the proposal. Comments mainly included concern about the potential for odor impacts, and the effect and 
impact it would have on abutting properties and property values. There were many questions directed to the 
applicant on how they would negate odor impacts, and how other sites that they have operated have impacted 
abutting properties.  The applicant team explained the operation in detail, and answered questions about other 
sites, how the air scrubber worked, and how they intended to utilize the property.  
 
On Monday, November 25, 2024, a second community meeting was held at the Taft Community Center, to allow 
for additional community input, and information to be provided.  This meeting was attended by the applicant 
team, the District 3 Commissioner, County staff, and at least 60 attendees.  The applicant presented, in detail,  
the process and proposed operation of the use on the site.  There were many questions directed to the applicant 
on how they would negate owners, as well as questions to county staff on the enforcement of odor impacts.  
The applicant also answered specific questions on the operation and process.  There were many in attendance 
who were not supportive of the proposed use at the specific location.  
 
Staff recommends approval of the Special Exception because it is consistent and compatible with the 
surrounding uses since it is in an area that is almost exclusively used for heavy industrial uses, and the use will 
be entirely indoor, making this an appropriate location for the use.    
 
As of the date of this report’s update, no comments have been received in favor of the request and 
approximately 822 correspondences have been received in opposition to the request.  
  
District Development Standards 

 Code Requirement Proposed 

Max Height: 50 ft. 21.6 ft. (existing building) 
Min. Lot Width: N/A 349.55 ft. 

Min. Lot Size: N/A 130,654 sq. ft. 
 
Building Setbacks  

 Code Requirement Proposed 

Front: 35 ft. 109.3 ft. (East) 

Rear: 10 ft. 154.63 ft. (West) 

Side: 25 ft. 
96.81 ft. (North)  

141.71 ft. (South) 
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SPECIAL EXCEPTION CRITERIA 
Consistent with the Comprehensive Plan 
The provision of a septage management facility as conditioned through the Special Exception process is 
consistent with the Comprehensive Plan since such a use provides a benefit and service to the surrounding 
residential areas. 
 
Similar and compatible with the surrounding area 
The proposed septage management facility is compatible with other existing nearby industrial uses such as 
warehousing, mechanical garages, truck parking, outdoor storage, and manufacturing, as well as other uses 
permitted in the I-4 zoning district.  Furthermore, the operations and activities of the septage management 
facility take place completely inside the existing building, which is located approximately 1,500 ft. from the 
nearest residence.  
 
Shall not act as a detrimental intrusion into a surrounding area 
The proposed operation on the subject property will not negatively impact the surrounding area, as there is 
heavy industrial in the area. The operation proposes to use an existing building, and have all activities take place 
within that building only.   
 
Meet the performance standards of the district  
The use meets all setbacks, height limits, parking requirements, and other performance standards as required 
for septage management facilities.  The proposed operation meets all performance standards for this type of 
facility. 
 
Similar in noise, vibration, dust, odor, glare, heat production  
There are no proposed activities on the property that would generate noise, vibration, dust, odor, glare, or heat 
that is not similar to the uses permitted in the zoning district, and adjacent and nearby uses.  All activities will be 
taking place completely inside the existing facility, not outdoors, and an air scrubber will be utilized to manage 
odors, in compliance with code requirements.  
 
Landscape buffer yards shall be in accordance with Section 24-5 of the Orange County Code  
The existing site and building are developed with code compliant landscaping, which currently exists.  As the 
property abuts other properties that are also zoned industrial, no additional buffer yards per Sec. 24-5 are 
required.  In addition to the code compliant landscaping that already exists, the rear property line also contains a 
drainage ditch and heavy vegetation, which provides additional buffering beyond what is required by code.  

 
 
 
 
 
 

STAFF FINDINGS 
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CONDITIONS OF APPROVAL 
 
1. Development shall be in accordance with the site plan dated May 16th, 2024, and elevations dated 

December 15, 2023, subject to the conditions of approval, and all applicable laws, ordinances, and 
regulations. Any proposed non-substantial deviations, changes, or modifications will be subject to the 
Zoning Manager's review and approval. Any proposed substantial deviations, changes, or modifications will 
be subject to a public hearing before the Board of Zoning Adjustment (BZA) where the BZA makes a 
recommendation to the Board of County Commissioners (BCC). 

2. Pursuant to Section 125.022, Florida Statutes, issuance of this development permit by the County does not 
in any way create any rights on the part of the applicant to obtain a permit from a state or federal agency 
and does not create any liability on the part of the County for issuance of the permit if the applicant fails to 
obtain requisite approvals or fulfill the obligations imposed by a state or federal agency or undertakes 
actions that result in a violation of state or federal law. Pursuant to Section 125.022, the applicant shall 
obtain all other applicable state or federal permits before commencement of development. 

3. Any deviation from a Code standard not specifically identified and reviewed/addressed by the Board of 
County Commissioners shall be resubmitted for the Board's review or the plans revised to comply with the 
standard. 

4. All storage, processing, and treatment of septage materials associated with the operation shall be 
conducted entirely inside the existing building.  No outdoor storage, outdoor processing, or outdoor 
treatment of septage material shall be permitted.  

5.  At any time during the operation of the facility, the County may require the implementation of additional 
odor control measures to address odors found to be in violation of rules, regulations, or laws of Orange 
County or any other applicable governmental agency. 

6.  At any time during the operation of the facility, the County may require the implementation of additional 
noise abatement measures to address sounds or other noise complaints found to be in violation of rules, 
regulations, or laws of Orange County or any other applicable governmental agency.  

7. Building permits for the required building improvements shall be obtained within 3 years of final action on 
this application by Orange County or this approval becomes null and void. The zoning manager may extend 
the time limit if proper justification is provided for such an extension. 
 

 
C: Logan Opsahl 
 215 N. Eola Drive 
 Orlando, Florida 32801 
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 COVER LETTER  
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COVER LETTER 
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COVER LETTER 
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COVER LETTER 
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COVER LETTER 
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ZONING MAP 
 

 
 

 AERIAL MAP 
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ENHANCED AERIAL MAPS 
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SITE PLAN 
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LANDSCAPE PLAN 
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FLOOR PLAN 

 

 

 

 



23 
 

ELEVATIONS 
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SITE PHOTOS 

 
Facing northwest, towards front of subject property 

 
Facing southwest, towards front of subject property 
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SITE PHOTOS 

 
View of rear yard, facing north  

 
Existing canal at the western, rear yard boundary, facing west 
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SITE PHOTOS 

 
Rear of existing building, facing east 

 
Side of existing building, facing south 
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SITE PHOTOS 

 
Sideyard, facing south (toward abutting religious facility) from subject property 

 
From front of property, facing north, down Satellite Blvd. 
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