





ATTACHMENT B

STAFF ANALYSIS OF SUPPLEMENTAL MATERIALS FROM APPLICANT






Public Works Business Center
Transportation Planning
Transportation Impact Report - Addendum

Report Date: November 30, 2007
Prepared By: Paula R. Wiggins, P.E., Manager, Public Works Mobility

Subject: Palmer Place DOCC/Rezone Petition 07-11
Palmer Boulevard and lona Road

In a letter to the County, dated November 21, 2007, addressing issues that emerged
during the August 29, 2007 pubic hearing, the Applicant is requesting modifications to
Transportation DOCC Condition H.1 and proffering a stipulation to address the condition
of Palmer Boulevard. Staff has reviewed the revised and/or new conditions and proffered
stipulation. The following are staff’s comments:

1. A positive finding of concurrency for the Palmer Place DOCC is contingent upon
intersection improvements that are part of the Cattlemen Phase Il Capital
Improvement Program project. The improvements will add capacity to the
roadway network and increase the operational efficiency of the signals. The
Applicant’s proposed modifications to Transportation DOCC Condition H.1 are
inconsistent with policy and regulation which states, “the approval of
Development Orders shall be contingent upon a finding that adequate Public
Facilities have been determined to be available, consistent with their Adopted
levels of Service and concurrent with the impact of the proposed Development”.

The Applicant has provided additional analysis demonstrating that the
construction of an exclusive eastbound to southbound right-turn lane is an
operational improvement not a capacity improvement. Therefore, the original
Condition H.1 should be modified as follows:

No Construction Plan approval shall be issued for any Palmer Place development
until such time as a funding commitment has been provided for the following
improvements are the subject of a binding contracts for construction of the
following improvements have been executed, and no certification of occupancy
nor temporary certificate of occupancy shall be issued until such time as these
improvements have been accepted by Sarasota County:

b- a. Construction of Palmer Boulevard at Cattlemen Road intersection:
i. An eastbound through lane for a total of two;
ii. A westbound through-right lane;
iii. A northbound through-right lane; and
iv. A southbound through lane for a total of two; and
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¢ b. Construction of Palmer Boulevard at South Packinghouse Road:
i. A westbound to northbound right turn lane; and
ii. An eastbound through lane for a total of two; and

d- c. Construction of an exclusive northbound to westbound left-turn lane at
the Bee Ridge Road /Mauna Loa Boulevard intersection.

2. Staff is in agreement with the intent of the stipulation requiring improvements to
Palmer Boulevard. However, staff recommends the following changes:

Prior to or concurrent with the development of the subject parcel, structural
deficiencies first-phase—of PalmerPlace,—the-Apphicant-shal-improve Palmer
Boulevard shall be corrected; the travel lanes shall be widened to 11-feet wide;
sidewalks and bicycle lanes shall be provided; and the entire roadway shall be
resurfaced from the improved asphalt cross section east of tena-Read-te Webber

Road to Iona Road p#owde—two—ﬁ-foot—travel—lanes—b#eJa%&and—srdewalks

Feasonableueost_oﬁany—suelcmgh{-of-wayThe |mprovements shaII be mcluded in

the construction plans for the proposed development. When the amount of any
additional Palmer Boulevard right-of-way needed to accommodate the bicycle
and sidewalk improvements have been established, the developer shall be
responsible for the reasonable cost of any such right-of-way.

The abovementioned stipulation should be added as Stipulation No. 2 in the
Development Order conditions for Rezone Petition No. 07-11.

3. In accordance with the Concurrency Management Regulations, transportation
improvements needed to mitigate a development’s impacts on a significantly
impacted roadway may be found to have available facility capacity if an
Applicant makes a proportionate fair-share contribution if the project is fully
funded in the adopted Five-Year Schedule of Capital Improvements. Cattlemen
Phase Il is not fully funded in the current 5-year CIP. Therefore, due to its
inconsistency with existing County policy and regulation, staff does not
recommend that the Applicant’s proposed new DOCC Condition be included in
the rezone petition conditions.

However, if the County commits to entering into a proportionate share agreement
pursuant to Florida Statute 163.3180(16)(f), staff recommends the following
modifications to DOCC Condition H.1:
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No Construction Plan approval shall be issued for any Palmer Place development
until such time as a funding commitment has been provided for the following
improvements are the subject of a binding contracts for construction of the
following improvements have been executed, and no certification of occupancy
nor temporary certificate of occupancy shall be issued until such time as these
improvements have been accepted by Sarasota County:

b: a. Construction of Palmer Boulevard at Cattlemen Road intersection:
i. An eastbound through lane for a total of two;

i. A westbound through-right lane;

i. A northbound through-right lane; and

iv. A southbound through lane for a total of two; and

¢ b. Construction of Palmer Boulevard at South Packinghouse Road:
v. A westbound to northbound right turn lane; and
vi. An eastbound through lane for a total of two; and

d- c. Construction of an exclusive northbound to westbound left-turn lane at
the Bee Ridge Road /Mauna Loa Boulevard intersection.

The developer shall have the option of entering into a proportionate share
agreement with the County pursuant to Florida Statute 163.3180(16)(f), pursuant
to which the development shall be found to have met transportation concurrency
with respect to the improvements identified in H.1.a and H.1.b provided:

a. The developer constructs the following improvements to the Palmer
Boulevard at Cattlemen Road intersection:
i. An exclusive eastbound right-turn lane;
ii. An exclusive westbound right-turn lane; and
iii. An additional northbound left-turn lane; or
iv. Other transportation improvements of equal cost as identified by
Sarasota County (““Proportionate Share Improvements”).

The proportionate share agreement shall include a finding by the County that the
foregoing improvements significantly benefit the transportation network and a
commitment by the County to program the improvements in the next Capital
Improvement Element and Capital Improvement Program update.
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THE SCHOOL BOARD OF SARASOTA COUNTY, FLORIDA
Ken Marsh, Director, Long Range Planning
1960 Landings Boulevard Sarasota, FL 34231
Telephone: (941) 927-9000, Ext. 31111 Fax: (941) 927-4013

MEMORANDUM

TO: Todd Dary, Senior Planner

FROM: Ken Marsh, Director, Long Range Planning
DATE: December 3, 2007

RE: Palmer Place DOCC and Rezone 07-11

At the August 2007 Board of County Commissioners’ public hearing to consider the Palmer Place
project, there occurred numerous references to the lack of capacity to house the students to be
generated by the 1,488 dwellings. This memorandum seeks to clarify the Sarasota County
Schools’ response to the application for this development.

The Palmer Place developer initially approached the school district in 2005 to discuss the scope
and impact of the proposed project. From the beginning, the developer has expressed
understanding that he would be responsible for mitigating the impact on our public schools.
Together, we have understood that the issue of available school capacity could be handled early,
by means of a Developer’s Agreement, or later, at the time of Site Plan or Plat approval pursuant
to School Concurrency. Due to the difficulty in estimating the students to be generated from the
744 units of workforce housing at that location, a Developer’s Agreement has not been prudent
for us or for the developer.

This past summer, we submitted review comments which concluded with the following —

At this time there is no available elementary or middle school capacity

for the proposed project. The need for additional student stations will

need to be addressed at the time of each development application.
In addition, we included three development order conditions, found on page 66 of the original
public hearing packet, speaking to the applicant’s responsibility to ensure adequate school
capacity.

Since the public hearing, the school district and developer have discussed the possibility of
including a site for a future middle school within the project boundaries. The subject parcel
happens to have also been identified as an appropriate school site by a Site Selection Committee
that has included county planning staff. A preliminary investigation of the parcel finds that soil
conditions and drainage are adequate for a school; a more definitive due diligence would be
performed once the actual site, road network, utilities and storm water issues were resolved.

In conclusion, pursuant to discussions with the developer, the school district hereby forwards two

stipulations which have been modified from Dan Bailey’s letter of November 21, 2007, and to
which the developer has agreed, as follows:
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3. Until School Concurrency is adopted by amendment to Sarasota County's Comprehensive
Plan, applications for site and development plans and subdivision plats will be evaluated and their
impacts addressed under the concurrency methodology of the proposed plan amendments, as set
forth in Section 4 of the "Amended Interlocal Agreement for Public School Facility Planning™
dated May 31, 2007.

4. Until a concurrency determination is made for the Palmer Place development, the Applicant
shall reserve a parcel within the Palmer Place development of at least 35 usable acres for a middle
school campus. If, after that determination, the site is not to be used for school purposes, the
Applicant may use the parcel for other purposes consistent with the terms of this Development
Order.

Xc: Alan Roddy, Esq.
Dan Bailey, Esq.
Bo Medred
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M. SARASOTA COUNTY

“Dedicated to Quality Service”

INTEROFFICE MEMORANDUM

To:

Todd Dary, DRI Coordinator, Planning

Through: Jody Kirkman, P.E., Manager, Utilities Planning and Regulatory

From: Michael Mylett, Technical Specialist, Utilities Planning
Subject: Palmer Place DOCC
Date: November 28, 2007

The letter dated November 21, 2007 from Dan Bailey regarding the Palmer Place DOCC offers
revisions, listed below, to the Water Supply and Wastewater Management stipulations previously
submitted for this project.

WATER SUPPLY

5.  Prior to Construction Authorization, the Applicant shall transfer ownership of the
existing Southwest Florida Water Management District Water Use Permit Number
10458.001 to Sarasota County. The transfer shall be considered a donation with no cost

to the County.

Rationale: The Applicant holds a water use permit which authorized the withdrawal of
476,000 gallons per day of ground water for irrigation purposes. The Applicant is
willing to donate this permit to Sarasota County for its use.

The above stipulation is approved without comment.

WASTEWATER MANAGEMENT

4, The Developer shall provide an isolated reclaimed water storage pond and central
irrigation system for the development to enable the use of reclaimed water. Sarasota
County shall be the purveyor of reclaimed water generated by this project. The Palmer
Place development shall be deemed a priority reuse water customer of Sarasota County.
However, in the event Sarasota County is unable to supply the development with an

ENVIRONMENTAL SERVICES, Utilities Planning and Regulatory = 1001 Sarasota Center Boulevard, Sarasota, FL 34240
Tel 941-861-0954 » Fax 941-861-0986
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?%j SARASOTA COUNTY

‘ _ “Dedicated to Quality Service”
L

adequate quantity of reuse water, the Applicant may obtain irrigation water from an
alternative source.

Rationale: Once the Applicant donates its water use permit to Sarasota County, it will
lose its existing source of irrigation water. Sarasota County will thereafter become the
purveyor of reuse water to the development to the extent that the County has a sufficient
reuse water supply to do so. If, however, the quantity of reuse water to be supplied by the
County is inadequate to meet the development’s irrigation requirements, the Applicant
must necessarily reserve the right to seek such water from another source, e.g. the City of
Sarasota.

The revised language added to the above stipulation is approved. The statement in the included
rationale indicates the ability of the applicant to seek the delivery reclaimed water from the City
of Sarasota. The applicant will not be allowed to contract with the City of Sarasota for reclaimed
water.

ENVIRONMENTAL SERVICES, Utilities Planning and Regulatory = 1001 Sarasota Center Boulevard, Sarasota, FL 34240 @ Paper
Tel 941-861-0954 » Fax 941-861-0986
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ATTACHMENT C

Proffered Housing Development Order Condition
August 29, 2007






HOUSING CONDITION NO. 3

3. Prior to the approval of a preliminary plat or site and development plan for the first
phase of development, the Applicant shall record in the public records an Agreement with
Sarasota County, approved by the County Attorney, pursuant to section 12.1.1.e.7. iii, of
Ordinance No. 2003-052, as amended by Ordinance 2006-078, that provides for three
phases of development:

(a) During the first such phase, no fewer than 186 of the Community Housing Units
and/or Affordable Housing Units shall be constructed prior to the issuance of a Building
Permit for more than 279 of the Market Rate Units. As to the first phase, the Agreement
shall state the income ranges for the Community Housing Units and/or Affordable
Housing Units, correlated to a percentage of annually adjusted AMI to be served by said
units, and anticipated sales price or rental rate of each such unit.

(b) During the second phase, no fewer than 186 additional Community Housing Units
and/or Affordable Housing Units (for a total of 372 in the aggregate) shall be constructed
prior to the issuance of a Building Permit for more than 279 additional Market Rate Units
(for a total of 558 in the aggregate).

(c) During the third phase, no fewer than 372 of the Community Housing Units and/or
Affordable Housing Units (for a total of 744 in the aggregate) shall be constructed prior
to the issuance of a Building Permit for more than 186 of the Market Rate Units (for a
total of 744 in the aggregate).

(d) At the request of the Applicant, the foregoing ratios may, however, be revised at the
discretion of the Board of County Commissioners.

(e) The foregoing Agreement shall be amended prior to the approval of a preliminary plat
or site and development plan for each subsequent phase, to state the income ranges for
the Community Housing Units and/or Affordable Housing Units, correlated to a
percentage of annually adjusted AMI to be served by said units, and anticipated sales
price or rental rate of each such unit in the ensuing phase, and shall be recorded.

(f) The foregoing Agreement and any subsequent amendments thereto shall be subject to
approval by the Board of County Commissioners in public session.







ATTACHMENT D

Correspondence in Support/Opposition
Since the August 29, 2007
Board of County Commissioners Public Hearing






Misty Creek BRNC

In response to your request for our comments on the revised and/or new conditions proffered in
Willams Parker letter dated November 21, 2007, we offer the following:

TRANSPORTATION

#1 & #3 -- We are still reviewing the revisions and reserve the right to make our comments at a
later date.

#2 -- As we indicated in our earlier email, our August 29 testimony showed Palmer Blvd. is 10-
feet wide from lona Rd. to approximately 400 feet west of Webber Rd. The applicant's

improvements as proffered leave a segment of Palmer Blvd., including the bridge over Main "A"
Canal, at the current substandard width.

We suggest transportation planning make a field measurement to determine precisely where the
10-foot wide travel lanes end.

WATER SUPPLY

#5 -- No comment or objection

WASTEWATER TREATMENT

#4 -- No comment or objection

EDUCATION

#3 -- We suggest that county legal staff carefully review this condition to ensure that the language
requires the entire Palmer Place development to comply with the future school concurrency

regulations as if the regulations had been in effect at the time of DOCC approval.

#4 -- We are still reviewing the revisions and reserve the right to make our comments until we
have an opportunity to review the referenced school district memo.

Setting aside 35 acres for school use in a PUD changes everything. We believe that the Binding
Concept Plan must be revised to show where this 35 acres is located within the PUD if setting it
aside for school use is a condition of development.

We believe that including a middle school in the PUD should warrant additional transportation
impact analysis. It is easy to see that a middle school located on the parcel would alter the
existing traffic patterns and cause significant additional trips on the surrounding roads.
According to where the school is located, there may a significant impact on Webber Rd.

We fully expect an opportunity to give our comments on this issue at the upcoming hearing.
OTHER OUTSTANDING ISSUES

At your request, we have transmitted a link to our Comments and Recommendations booklet we
submitted at the August 28 BCC hearing. We continue to make the arguments we presented at
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that time because they have not been answered. We hope you give them serious consideration as
you prepare your supplemental information packet.

Several concerns were raised by others at the hearing that also deserve your attention. Among
them are:

At the August hearing, the applicant indicated there were new price points for the affordable
housing. Has the applicant amended the application to make these new price points a condition
of approval?

The transportation concurrency analysis did not include the impact on Drebrecen Rd., yet it is
the preferred route to Fruitville Rd. for local residents traveling westbound on lona Rd. It also is
the quickest path to northbound 1-75 from the project. We have twice confirmed that almost 50%
of westbound traffic on lona Rd. turns north on to Drebrecen Rd. The analysis should be revised
to investigate what if any improvements need to be made at that intersection to accommodate the
additional traffic from the project.

Best regards,
Ron Collins

Dear Commissioners,

I am writing to bring to your attention how much many of us who live in the community near the
proposed Palmer Place project at lona Road & Palmer Blvd. object to this project and would very
much appreciate your consideration to terminate or relocate the development plans.

The traffic increase would be more than the roads can accommodate. The taxpayer burden to
support this type of housing is too high. It would overcrowd the current school capacity. This
would be a too heavily populated project for this area and does not compliment, but actually takes
away from the existing surrounding communities. We have all been willing to pay the price of
the extra demand of time & resources to live in communities that are not so over crowed and have
a feel of getting away from more densely populated communities. We have been willing to drive
the extra distance out of town to do so.

Please reconsider terminating or relocating this project and supporting one that pays for the
infrastructure that it would require and would be more suitable to its surrounding areas. Thank
you very much for your time and consideration.

Gina Walsh
Laurel Lakes Resident

To the Commissioners,
Palmer Place is TOO INTENSE for its countryside setting outside the Urban Service Boundary,

Palmer Place is INCOMPATIBLE AND OUT OF CHARACTER with the surrounding
communities
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John & Ellen Zoller
2860 Seasons Blvd.

We are strongly opposed to the enormous housing project proposed for Palmer Place at the end of
Palmer Road. The nature of this area is rural and far outside the Urban Service Boundary. We
thought the voters of Sarasota County sent a clear message a few weeks ago when we approved
the limitations on inappropriate growth. If not, we will use future elections to do so. This project
will:

1. cost taxpayers of the county millions of dollars in subsidies,

2. lower the real estate values of the homes in the surrounding area,

3. increase competition for the sale of all existing homes in the county,

4. increase the need for significant improvements in roads and other infrastructure,

5. bring into the county lower-income residents from elsewhere, often with a greater need for
county support (larger family size can strain schools, probability of less health insurance, etc.),
6. increase road traffic - before new roads are built, during the road construction process, and
even after roads are improved.

Residents have begun the process of organizing efforts to fight this project, and we welcome the
opportunity of joining them. We look forward to your comments on this issue.

Arthur and Mady Kaufman
8328 Barton Farms Blvd.
Sarasota, FL 34240

We believe that the development proposed at lona and Palmer Blvd of 1,488 homes is too intense
for this area. The traffic in the mornings and late afternoon is already heavy and this increase in
homes will bring more traffic into the area without major road improvements. We are also
wondering what plans have been enacted to handled the increase in school enrollments as a result
to the project?

How will the funding be obtained to make the housing units affordable to the buyers they plan to
attract? We do not want a project that requires huge taxpayer supported subsidies.

Further we believe that Palmer Place is incompatible and out of character with the surrounding
communities.

Jean Zucchelli

Dear Ms. Patterson:

As a resident of the Laurel Lakes subdivision, I am writing to voice my strong objection to the
proposed development at lona Rd. & Palmer Blvd. | believe that this project would not be in the
best interest of this community and that the biggest benefactor would be the developer. Please
listen to the people who live in the neighborhoods that would be drastically affected by this
proposal!

Thank you,
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Dana Zielinski
8216 Barton Farms Blvd.
Sarasota, FL 34240

Please be advised that we oppose the development at lona Rd. and Palmer Blvd. It is just not the
place to develop as it would be out of character with the surrounding communities. We would
prefer smart growth that pays for all the infrastructure and doesn't require suck a massive project
that requires huge taxpayer supported subsidies. The roads are inadequate for increased traffic
and additional school capacity would be required. AT this time construction and costs related to
this proposal is not the way to proceed at this time. My votes will go to the people who are in
favor of controlled growth and not big business opportunities!! Thank you,

Robert c. Bayer
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ATTACHMENT E

Minutes from the August 29, 2007
Board of County Commissioners Public Hearing






August 29, 2007 MINUTES 9:00 a.m.
BOARD OF COUNTY COMMISSIONERS

SARASOTA COUNTY ADMINISTRATION CENTER
1660 RINGLING BOULEVARD
COUNTY COMMISSION CHAMBER
SARASOTA, FLORIDA

Nora Patterson, Chair, District 4
Shannon Staub, Vice Chair, District 3
Paul H. Mercier, District 1

Joseph A. Barbetta, District 2

Jon Thaxton, District 5

Also Present were:

James Ley, County Administrator
Stephen DeMarsh, County Attorney
Spring Dickson, Deputy Clerk
Latressa Preston, Deputy Clerk

(09:00 a.m.)
INVOCATION

Environmental Services Environmentally Sensitive Lands Purchase Program
Coordinator Brooke Elias

(09:01 a.m.)
PLEDGE OF ALLEGIANCE

Commissioner Barbetta

PUBLIC HEARINGS:

(04:33 p.m.)
8. PLANNING AND DEVELOPMENT SERVICES

A. Public hearing to consider proposed Ordinance No. 2007-072, Palmer Place
Development of Critical Concern (DOCC), a petition by Kemmons Wilson, Inc., to
construct 1,488 mixed residential dwelling units with 50 percent designated as
Community Housing and Affordable Housing dwelling units on 412 acres + located
south of Fruitville Road and east of the Palmer Boulevard and lona Road
intersection in a RSF-3/PUD (Residential Single-Family, 4.5 units/1 acre, Planned
Unit Development) zone district. (Planning Commission recommended approval.);

B. Public hearing to consider proposed Ordinance No. 2007-073, Rezone Petition
No. 07-11, a petition by Robert Medred, Agent, to rezone 412 acres + located
south of Fruitville Road and east of the Palmer Boulevard and lona Road
intersection from OUR (Open Use, Rural, 1 unit/10 acres) to RSF-3/PUD zone
district. (Planning Commission recommended approval.)
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http://sarasotacounty.granicus.com/MediaPlayer.php?view_id=5&clip_id=524&meta_id=31078
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Chair Patterson opened the public hearings simultaneously.

Staff Presenters: Planning and Development Services Senior Planner Todd Dary,
Public Works Mobility Transportation Planning Manager Paula Wiggins, Planning
and Development Services Planning Director Anne McClung, Environmental
Services Resource Protection Environmental Specialist 11l Todd Hershfeld, and
County Attorney Stephen DeMarsh

Public Presenters: Agent Robert Medred, Attorney Dan Bailey, Attorney Charlie
Bailey, Donald Schulz, Judy Merkt, Judi Patton, Glen Hamilton, Steve Scott,
Amanda Stiff, Tom Mulvihill, Ray Peterson, Ted Hadjian, John Pecilunas, Susan
Gregory, Ronald Collins, and Don Kirkley

RECESS: 6:37 p.m. - 6:49 p.m.

Public Presenters: (Continued) Mike DiMicele, Craig Colburn, Carrie Leach,
Annette Martin, Alex Morris, Alan Tuck, Cheryl Luehr, Attorney Matthew Martell,
Nancy Spinks, Valerie Hillerich, Nathan Hardy, Mary Booth, Martina Guilfall,
Ronald Shapo, Cathy Layton, and Billy Springer

Items submitted: Copies of correspondence relative to the petition, a copy of a
packet entitled "Comments and Recommendations: Palmer Place Development of
Critical Concern and Rezone Petition No. 07-11," a copy of an article entitled "You
Can Call Him a Hero, but You Can’t Call Him Your Neighbor," and a copy of an e-
mail from Ann Kaplan

7:45 p.m. Board Action: Approved Staff’'s recommendations to add Stipulation No.
13 of proposed Ordinance No. 2007-073 as follows:

"Prior to or concurrent with development of the subject parcel, Palmer Boulevard
shall be widened to two 11-foot wide travel lanes from Webber Road to lona
Road. The improvement shall be included in the construction plans for the
proposed development." Moved by Mercier, seconded by Staub, carried by a 3-2
vote; Patterson and Barbetta voted "No."

8:19 p.m. Board Action: Closed the public hearings. Closed by Patterson, without
objection.

8:21 p.m. Board Action: Reopened the public hearings. Reopened by Patterson,
without objection.

8:25 p.m. Board Action: Continued the public hearings to December 11, 2007, at
1:30 p.m., or as soon thereafter as possible. Moved by Mercier, seconded by
Staub, carried by a 4-1 vote; Barbetta voted "No."

Note: Oath/Signature Cards Filed for Record.
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