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ATTACHMENT CAP-A 

APPLICATION FOR CRITICAL AREA PLAN OR AMENDMENT 

1. Applicant/Agent (attach additional sheets as necessary): 
Planning Department UseMartin Black, AICP, ICMA-CM Name: _______________________________________ 
CAP Name:_____________________19503 S West Villages Pkwy Ste 14 Mailing Address: ______________________________ 
CAP No. _______________________Venice, FL 34293 
Date Application Received:________  

941.915.3435Phone Number: _______________________________ 

2. Property Owner(s) (attach additional sheets as necessary): 
Winchester Florida Ranch, LLLC 3. Name: ______________________________________ 
19503 S West Villages Pkwy Ste 14 4. Mailing Address: ______________________________ 

Venice, FL 34293 

941.999.4822 

5. ____________________________________________ 

Phone Number: _______________________________ 

3. Lessee/Contract Purchaser: 
Name: _______________________________________________________________________ n/a 

Mailing Address: ______________________________________________________________ 
Phone Number: _______________________________________________________________ 

4. General Location: 
South of the incorporated limits of the City of North Port, and east and west of River Road 

5. Type of Critical Area Plan: 
A Critical Area Plan for large tracts of land under common ownership. 

6. A General description of Study Area of amendment in Sarasota:_______________________ 

3,660a. Said CAP Areas contains _____ acres + 
OUE-1 and OUR b. Present Zoning _____________________ 

7. Provide a brief description of the type and intensity of the development anticipated. 
Indicate within this description any anticipated rezoning 
and/or special exception requests. 
Pursuant to FLU Policies 3.1.5 & 3.1.6, the Winchester Florida Ranch CAP will provide for the coordinated 

planning of contiguous Urban & Future Urban Areas under unitifed control with the necessary urban services. 

8. Provide at a minimum, the following exhibits to enable the Planning Department to accurately 
assess your application. 

a. A map showing the proposed boundaries of the Study Area and/or amendment area for the 
CAP. 

b. A proposed Scope of Work for preparing the CAP. 
c. A locality map which indicates the relationship of the proposed Study Area within the 

County. 
d. A recent, legible aerial photograph of the proposed Study Area. 
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e. An ownership and parcel size map of the proposed Study Area and adjacent land within 300 
feet of the boundary.  Any small trees or land under one acre in size or within a platted 
subdivision can be exempted. 

f. A generalized existing land use map of the proposed Study Area and adjacent land within 300 
feet of the boundary. 

9. Specify any criteria from Section E of the CAP Regulations which is not appropriate for the CAP 
or amendment and explain why:_________________________________________ See attached Scope of Work. 

10. Provide any other information that Planning Staff should be aware of when assessing this CAP 
amendment: 
See attached Scope of Work. 

30 May 18Signed this ____ day of ___________, 20____ 

Signature of Applicant: 
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Stantec Consulting Services Inc. 
6900 Professional Parkway East 
Sarasota FL 34240-8414 
Tel: (941) 907-6900 
Fax: (941) 907-6910 

June 1, 2018 
Via:  Hand Delivery 

File: 215614330  220 

Sarasota County Planning and Development Services 
1660 Ringling Boulevard 
1st Floor 
Sarasota, FL  34236 

Attn: Planner of the Day 

Reference: Winchester Ranch Critical Area Plan Application 

To Whom It May Concern: 

On behalf of our Client, Winchester Florida Ranch LLLP, we submit the following in support of the 
Application to prepare the Winchester Ranch Critical Area Plan (CAP): 

• One (1) check in the amount of $7,500, for the Critical Area Application fee; 

• One (1) letter in response to the April 11, 2018 letter from Steve Kirk of Sarasota County 
Planning Services containing Sarasota County Pre-Application Meeting comments 
regarding Winchester Ranch Critical Area Plan; 

• One (1) completed Application for a Critical Area Plan; 

• One (1) completed and signed Billable Fee Payment Agreement; 

• One (1) copy of the proposed Scope of Work 

• One(1) copy of the Map Series 

– Location Map 

– Boundaries of the Study Area 

– Aerial Photo Generalized Existing Land Uses 

– Impact Area Parcel Ownership; and 

• One (1) copy of Winchester Ranch CAP Study Area and Impact Area Ownership. 

The Pre-Application Conference for the Winchester Ranch CAP was held on Thursday, April 5, 
2018. A copy of Sarasota County’s Pre-Application meeting comments is attached to our 
response letter dated May 29, 2018. 

The Winchester Ranch CAP Study Area includes 3,660 acres under common ownership 
and control, almost 2,900 acres of which are within the Future Urban Service Area, 
bounded by the West Villages and the City of North Port to the north and east. 

The Winchester Ranch CAP will be designed to encourage a form of development in the 3,660-
acre CAP Study Area. The CAP is consistent with and furthers FLU Policies 3.1.5 and 3.1.6 of the 
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Winchester Ranch CAP Application 
June 1, 2018 

Sarasota County Comprehensive Plan and will ensure that development will occur in an orderly 
manner and provide for an orderly transition from rural to urban land uses through a planning 
process that couples a build-out vision with the proper timing and location of adequate public 
facilities. 

Please contact our office should you have any questions or require any additional information. 

Sincerely, 

Stantec Consulting Services, Inc. 

Crystal Allred 
Senior Planner 
Tel:  (941) 907-6900, ext. 489 
Fax:  (9410 907-6910 
E-Mail: crystal.allred@stantec.com 

Enclosures 

C: Matthew Osterhoudt, Sarasota County Planning and Development Services, w/enclosures 
Michelle Norton, Sarasota County Planning and Development Services, w/enclosures 
Martin Black, West Villages Partners, West Villages Improvement District, w/enclosures 
Tyler Vansant, Winchester Florida Ranch LLLP, w/enclosures 
Charlie Bailey, Esq., Williams, Parker, Harrison, Dietz & Getzen, w/enclosures 
Dana West, Environmental Consulting & Technology, Inc., w/enclosures 
Kerri MacNutt, Environmental Consulting & Technology, Inc., w/enclosures 

V:\2156\active\215614330\admin\documents\final_document\letter\let_sc-p-d_winchester-CAP__App-ca_20180601.docx 

mailto:crystal.allred@stantec.com


-------------

-------------------------- --------

--------- ---
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. BILLABLE FEE PAYMENT AGREEMENT 

Petition Number: 

I/WE agree to pay all the costs associated with processing this application petition. Payment is due within 10 
days of receipt of an invoice, and all processing of the petition will stop if payments, including advances, are 
not made within 10 days. All funds that remain at the end of the processing will be returned to the entity which 
paid funds to the County. A petition is considered complete once the Board of County Commissioners has 
rendered a decision and the change has been recorded on the official zoning maps, or the petition has been 
withdrawn by the Applicant. 

Winchester Ranch Florida LLLC 
Name( ) s: 

dd 19503 S West Villages Pkwy Ste 14 Venice Florida 34293 8 .11 . 
1 mg a ress: --------------------------------

Winchester Ranch Florida LLLC 
E Imp oyer: --- -------------------------------

941 999 22Employer's phone: __ _·_ _ _.4_8_ ___________________________ _ 

Home address: 

Home phone: ---------------------------------

Drivers License No: State 

I understand and agree to the conditions outlined in this agreement, and certify that all the information I 
have provided is correct. 

Witness: Crystal Allred Signature:___~--~~---------

Print Name: Mart;n P Black Print Name: ~ 

Applicants are billed for actual costs of processing the petition. Fees will var~e1)ding upon the amount of 
staff time required and the cost of advertising the two required public hearings. The following initial fees shall 
be paid to the County at the time of submission for the following applications: 

Comprehensive Plan amendments $5,000 
Developments of Critical Concern $10,000 
Critical Area Plans and amendments $7,500 
Rezone Petitions $7,500 
Special Exception Petitions $7,500 

If costs exceed the initial deposit, the person designated as responsible for fee payment will be billed for 
additional expenses. Billing will include maintenance of a minimum escrow balance in addition to expenses 
incurred during the billing period. Please note payment is due within 10 days of billing, and that all processing 
of an application will stop if payment is not received within that period. 

Upon completion of the process and recording of any final instruments the person named in the application as 
responsible for payment of fees should submit a written request for a refund of any remaining funds . 

Revised 130625 
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Winchester Ranch Critical Area Plan 
Proposed Scope of Work 

INTENT AND VISION 

The Winchester Ranch Critical Area Plan (CAP) Study Area includes 3,660 acres under common ownership 
and control, almost 2,900 acres of which are within the Future Urban Service Area, bounded by the West 
Villages and the City of North Port to the north and east. This represents the only Future Urban Service 
Area eligible for eventual inclusion in the Urban Service Area as envisioned by the county since the 
adoption of the 1989 Comprehensive Plan. The balance of the acreage within the CAP Study Area (the 
southern approximately 760 acres) is within the Urban Service Area. This CAP is being filed consistent with 
and in order to implement Comprehensive Plan Amendment CPA 15-B adopted by the County Commission 
through Ordinance No. 2015-067 which added policies allowing up to 1.99 dwelling units per acre within 
the Future Urban Area and the blending of densities across lands within the Future Urban Service Area 
and Urban Service Area which are contiguous and under unified ownership and control, subject to an 
approved Critical Area Plan. This Comprehensive Plan Amendment created Future Land Use Policies 3.1.5 
and 3.1.6 which specifically relate to the subject property. 

Pursuant to these FLU Policies, Sarasota County recognizes that the Winchester Ranch lands within the 
Future Urban Service Area and Urban Area under common ownership and control constitute a critical area 
of concern, and recommends that they undergo and be made subject to the Critical Area Planning process. 
The Winchester Ranch CAP will be designed to encourage a form of development in the CAP Study Area 
that is consistent with the larger West Villages Improvement District, so development occurs in an orderly 
manner that promotes a pattern of development to reduce reliance on the personal automobile by 
allowing a greater variety of land uses closer to work and home; respect native habitat; and provide for 
an orderly transition from rural to urban land uses through a planning process that couples a build-out 
vision with the proper timing and location of adequate public facilities through the preparation of 
Winchester Ranch Village Pattern Plan(s).  The West Villages Improvement District is an independent 
special district created by Chapter 2004-456, Laws of Florida, as amended, pursuant to Chapter 189, 
Florida Statutes. The District was created for, among other things, the purpose of planning and 
constructing public facilities within the District.  As all of the Winchester Ranch land that is the subject of 
the proposed CAP lies within the territorial boundaries of the District, the landowner will partner with the 
District to examine the need for public facilities, in conjunction with other appropriate governmental 
entities, and address the funding, planning, design, permitting and construction of such facilities. 

The Winchester Ranch Critical Area Plan (CAP) is a long-term plan that respects and supports the current 
and future agricultural/silviculture use of the land; and provides a mechanism for cooperative long-range 
land use and infrastructure planning between Sarasota County, City of North Port, West Villages 
Improvement District, Englewood Water District and private land owners. When completed, this CAP is 
intended to foster well-planned development at the right location, and at densities and intensities 
adequate to support the extension of necessary public facilities within the Study Area and coordinated 
with the needs of the surrounding areas. 

65/01/18 Page 1 of 22 
Scope-o-Work_Winchester-Fl-Rnch_CAP_20180601.docx 



    
 

  

  

        
  

  

     
  

     
   

       
     

     
    

  

       
 

   

        
   

      
  

   
 

     
   

  

    
   

 
   

 

    
         

     
   

CAP 18-01-SP; 18-133643 GA 
Rcv'd 6/1/2018

Winchester Ranch CAP Study Objectives 

The objectives of the Winchester Ranch CAP are as follows: 

• Support and encourage existing and continued agriculture/silviculture activities within the 
Winchester Ranch CAP Study Area; 

• Establish a broad framework for building functional communities in a rational and effective manner; 

• Comprehensively address the timing, location, and development of public facilities and services, 
interconnectivity, walkability, and mixed uses; 

• Promote a pattern of development that supports and encourages non-vehicular transportation and 
reduces the reliance on the automobile; 

• Provide for an orderly transition of land uses through a planning process that couples the vision of the 
Winchester Ranch with the proper timing and location of necessary public facilities and services; 

• Establish a planning process that recognizes the long-term buildout of the Winchester Ranch CAP 
lands by establishing the appropriate level of information be required at the appropriate development 
review stage; and 

• To protect and enhance significant environmental assets of lands within the Winchester Ranch CAP 
Study Area. 

Desired Outcome of Winchester Ranch CAP Study Process 

The Winchester Ranch CAP will consist of Winchester Ranch Index Map(s) and Conditions for Development 
Approval. 

The Winchester Ranch Index Map(s) will consist of a series of maps and illustrations that are intended to 
illustrate general locations for future development and phases of development (e.g., villages, village 
centers), primary roadway network, and may include design strategies that integrate natural, aesthetic 
and developed features. 

The Conditions for Development Approval will provide specificity to be carried out and implemented in 
the rezone and/or land development process and will ensure future development within the boundaries 
of the CAP are consistent with and further the Sarasota County Comprehensive Plan. 

As stated above, the entirety of the Winchester Ranch lands being made subject to this CAP are located 
within the West Villages Improvement District, created to assure timely, cost-effective, and high-quality 
design and implementation of infrastructure, including community development systems, facilities, 
services, projects, and related improvements to serve development occurring within it. 

SCOPE OF WORK 

In accordance with Section E of the Critical Area Planning (CAP) Regulations (Ordinance No. 2016-062), 
the following Scope of Work elements are intended to ensure consistency with the Comprehensive Plan 
by providing an area-wide assessment of historical, environmental, drainage, transportation systems and 
other urban services and facilities within the CAP Study Area; assessing the future development potential 

65/01/18 Page 2 of 22 
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within the Study Area, ensuring compatibility with the adjacent uses; and ensuring the necessary services 
and infrastructure will be available to serve development within the CAP Study Area. Elements listed in 
Section E of the CAP Regulations which are relevant to the Winchester Ranch CAP have been identified 
and are addressed below. Anny components of the elements listed in the CAP Regulations which are not 
relevant to this CAP study are also indicated. 

Elements 

General 

The Winchester Ranch properties associated with this CAP application are located within the 
unincorporated portion of the West Villages Improvement District, and are under common ownership and 
control. Portions of these lands are designated Moderate Density Residential and Major Employment 
Center on the Sarasota County Comprehensive Plan’s Future Land Use Map, approximately 78% of these 
lands are located within the Future Urban Service Area and represent the only Future Urban Service Area 
eligible for eventual inclusion in the Urban Service Area as has been contemplated since 1989. Future 
Land Use Policies 3.1.5 and 3.1.6 provide for a residential density of 1.99 units per acre within the Future 
Urban Area if subject to an adopted CAP. Additionally, the CAP may include contiguous lands within the 
Urban Service Area under common ownership and control, and blend densities “… so long as development 
does not exceed the total maximum number of dwelling units allowed within the combined Future Urban 
and Urban Service Area lands contained within such Study Area.” 

Proposed Conditions for Development Approval 

See Proposed General Conditions 1 through 3 (Attachment A). 

Historic Preservation 

A Cultural Resource Assessment Survey(s) (CRAS) will be conducted for the entire Winchester Ranch CAP 
Study Area in compliance with the requirements of Sarasota County and the Florida Division of Historical 
Resources. 

The purpose of the survey is to locate and identify any cultural resources within the Winchester Ranch 
CAP Study Area and assess their significance in terms of eligibility for listing in the National Register of 
Historic Places (NRHP) and the Sarasota County Registry of Historic Places (SCRHP). The survey will focus 
on areas of known historic resources and areas that are considered to have moderate or high probability 
for historic resources. The CRAS will be in compliance with the Historic Preservation Chapter of the 
Sarasota County Comprehensive Plan and Article III, Chapter 66 (Sub-Section 66-73) of the Sarasota 
County Code. The survey will also comply with Chapters 267 and 373, FS, Florida’s Coastal Management 
Program, and other state regulations regarding possible impact to significant historical properties. 

Methodology 

The previous survey conducted by Janus Research in 2007 for a +/-2,851-acre portion of the property 
entitled “Cultural Resource Assessment Survey of the Proposed Gottfried Village Project Area, Sarasota 
County” (FMSF#14890), will be updated in accordance with the State and Sarasota County regulations 
cited above.  Additionally, a new cultural resource assessment survey of the 875 acre (mol) portion of the 
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site that was excluded from the original Gottfried CRAS will also be completed per the same guidelines 
and both reports will be in compliance with the current standards outlined in Chapter 1A-46 Florida 
Administrative Code (F.A.C.). The surveys will be conducted in coordination with both the Sarasota County 
Archaeologist and Florida Division of Historical Resources. 

The work will be performed by an RPA-registered professional archaeologist and an architectural historian 
that meets the qualifications established by the National Park Service and Secretary of the Interior. The 
report will include background research with an up-to-date archaeological literature review, review of the 
Florida Master Site Files, historic map and document research, environmental review, and current 
predictive model. Survey methodology will utilize judgmental testing and standard transect testing 
according to probability zones based on a predictive model developed for the site. Within high probability 
zones, shovel tests will be placed at 25-m intervals, while in moderate probability zones, shovel tests will 
be placed at 50-m intervals. Within low probability zones, judgmental testing will be used, with at least 
10 percent of the area tested. Shovel tests will measure 50 cm diameter and will be dug to the depth of 
one meter or groundwater. All soil will be screened through ¼” hardware cloth and all material recovered 
will be stabilized and analyzed at the respondent’s laboratory facilities. Following completion of the 
survey(s), a final report(s) will be completed for submission to the Florida State Historic Preservation 
Officer (SHPO) and the Sarasota County Archaeologist. A recommendation for determination of eligibility 
or ineligibility for the National Register of Historic Places for newly identified cultural resources will be 
contained in the report. 

Maps/Reports: 

Cultural Resource Assessment Survey(s) reports for the entire Winchester CAP parcel in compliance with 
Sarasota County and the Florida Division of Historical Resources requirements. 

Proposed Conditions for Development Approval 

See Proposed Historic Preservation Condition 4 (Attachment A). 

Environmental Systems 

Environmental resources will be inventoried following the methodologies outlined below for purposes of 
satisfying requirements of the Environmental Element (Section E.2.c) of Sarasota County’s Critical Area 
Plan (CAP) Ordinance. For purposes of the CAP Application, the environmental overview will provide a 
narrative with supporting exhibits that: identify existing native habitats within and adjacent to the Study 
Area; identify all native habitats and their management designations (i.e. preservation vs. conservation) 
based on Sarasota County’s Comprehensive Plan; and indicate observations of any rare, unique, 
threatened, or endangered plant or animal species, as defined in the Official Lists of Endangered Fauna 
and Flora in Florida by Florida Fish and Wildlife Conservation Commission (FFWCC), that are located within 
or adjacent to the Study Area with general recommendations for managing these species. Methodologies 
used to characterize habitats and listed species occurring on the site are outlined below. 

Native Habitat Assessment Methodology 

A native habitat assessment will be conducted to map and assess the upland and wetland habitats within 
the Winchester Ranch CAP Study Area and 300-foot Impact Area, in accordance with the Florida Land Use, 
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Cover and Forms Classification System (FLUCFCS / FDOT 1999). As part of the habitat mapping efforts, 
Applicant’s environmental consultant, Environmental Consulting & Technology, Inc. (ECT) will also identify 
and map native habitats based on Sarasota County’s Comprehensive Plan (i.e., coastal streams, wetlands, 
mesic hammock, xeric scrub) and their designation(s) for preservation or conservation based on the 
County’s management guidelines. The approximate limits of all wetlands and upland habitats will be 
mapped through aerial interpretation based on field reviews and desktop analysis of aerial photographs 
and readily available public data. The approximate extent of state jurisdictional wetlands will be mapped 
in accordance with state methodology outlined in Chapter 62-340, F.A.C. Delineation of the Landward 
Extent of Wetlands and Surface Waters, but formal wetland delineations (flagging or staking, and 
subsequent survey) will not be conducted for habitat mapping purposes as part of this CAP study. Adjacent 
land uses and habitats within the 300-foot Impact Area surrounding the CAP Study Area will be mapped 
strictly through aerial interpretation and desktop analysis since access is limited. 

Formal wetland delineations, surveys, and agency verification by the Southwest Florida Water 
Management District (SWFWMD) will be conducted concurrent with future site and development 
applications. Formal wetland delineations are not appropriate for this early entitlement process since 
development may not occur for another 10-20 years (or more) for portions of the project area and 
delineations are only binding for five (5) years following SWFWMD approval. Likewise, upland habitat 
delineations (and surveys) will also be conducted concurrent with formal wetland delineations in support 
of future site and development applications. 

The habitat assessment will characterize the vegetative cover and general conditions of wetland and 
upland habitats.  Native tree masses will also be evaluated during the habitat assessment and any 
observations of potential Grand Trees will be noted. No formal Grand Tree surveys will be conducted as 
part of the CAP process. 

Listed Species Methodology 

A preliminary listed species survey will be conducted for the Winchester Ranch CAP Study Area to 
evaluate for wildlife species considered Endangered, Threatened, or of Special Concern by the Florida Fish 
and Wildlife Conservation Commission (FFFWCC) under Chapter 68A-27 of the Florida Administrative 
Code (F.A.C.) or as Endangered or Threatened by the U.S. Fish and Wildlife Service (USFWS) under 50 Code 
of Federal Regulations (CFR), 17 and 23. The preliminary survey will only focus on species that are known 
to occur in Sarasota County and will also target species that have potential to utilize habitats such as those 
found onsite. 

Based on the available habitats, the following wildlife species will be evaluated (at a minimum),  gopher 
tortoises (Gopherus polyphemus), Southeastern American kestrel (Falco sparverius paulus), Florida 
sandhill cranes (Grus canadensis pratensis), Florida scrub jays (Aphelocoma coerulescens), bald eagles 
(Haliaeetus leucocephalus), burrowing owls (Speotyto cunicularia floridana), wood storks (Mycteria 
americana), Eastern indigo snakes (Drymarchon couperi), and Sherman’s fox squirrels (Sciurus niger 
shermani). 

Before conducting field surveys, a desktop review will be conducted to research listed species databases 
published by FFWCC, US Fish and Wildlife Service (USFWS), and Sarasota County to evaluate whether any 
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listed species (nests or colonies) are known to occur on or around the project area. Field surveys will then 
be conducted to evaluate each habitat type for listed wildlife species or indications of their presence (i.e., 
gopher tortoise burrows). Field surveys will target each habitat type and will consist of meandering 
pedestrian transects (at randomly spaced intervals) in which case observations of listed species or 
indications of their presence (e.g. burrows, territorial markings, nests, rookeries, etc.)  will be recorded 
using a GPS unit. As part of the field surveys, a cursory review will also be conducted for plant species that 
are listed as Rare, Threatened or Endangered by the Florida Department of Agriculture and Consumer 
Services (FDACS). 

Even in the absence of listed species observations, areas of suitable habitat will be identified that may 
require more formal listed species surveys prior to site and development approval. No formal listed 
species surveys (i.e., formal scrub-jay surveys, gopher tortoise survey, wading bird surveys) will be 
conducted as part of the CAP. Formal surveys will be conducted concurrent with future site and 
development applications and coordinated directly with FWC and USFWS. 

Maps/Reports: 

• Environmental narrative that summarizes native habitats and listed species identified (or having 
potential to occur) in the Study Area. 

• FLUCFCS Map that identifies all land uses and native habitats within the Winchester CAP Study 
Area and 300-foot Impact Area around the site. The FLUCFCS Map will also include locations of 
potential Grand Trees and native tree masses. 

• Native Habitat Map that identifies all native habitats (within the CAP Study Area and 300-foot 
Impact Area) that may be subject to be conservation/preservation in accordance with the 
management guidelines contained within Sarasota County’s Comprehensive Plan 

• Listed Species Map that identifies all observations of listed species or indications of their presence 
(i.e., gopher tortoise burrows) overlaid on the FLUCFCS map. 

Proposed Conditions for Development Approval 

See Proposed Environmental Systems Conditions 5 through 7 (Attachment A). 

Elements Not Addressed 

The following elements listed in Subsection E.2.c. of the CAP Regulations are not relevant to the CAP Study 
Area or Impact Area: 

(5) Indicate natural coastal processes which may significantly affect development, such as beach 
erosion and build up, tidal flow, currents and wave action. 

Neither the CAP Study Area or Impact Area contains any coastal areas. 

Utility Services 

Inventory and Analysis 

Estimate future potable water & wastewater service needs in the Winchester Ranch CAP Study Area in 
accordance with Sarasota County Ordinance No. 2011-044. 
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Evaluate how potable water, wastewater and reclaimed water service can be brought to the Winchester 
Ranch CAP Study Area. The evaluation will include the review of “shared” facilities with adjacent/ nearby 
properties/ projects and the coordination with West Villages Improvements District, Englewood Water 
District, the City of North Port and Sarasota County Utilities. 

Map 

A map of the existing utility service areas will be provided. 

Proposed Conditions for Development Approval 

See Proposed Utility Services Condition 8 (Attachment A). 

Stormwater 

Inventory and Analysis 

1. Stormwater 

Review the current Sarasota County watersheds within the Study Area and provide a narrative 
summarizing how the stormwater management requirements for the property will be met, in the 
future. 

2. Air and Water Quality 

Identify any potential sources and the significance of pollution within the Study Area which could 
adversely affect the quality of water resources. Address when and how future monitoring will be 
handled. 

Maps 

Maps of the following water resources within the Winchester Ranch CAP Study Area and 300-foot Impact 
Area will be provided: 

• A general location of the drainage basin(s) in which the Study Area is located, and an explanation 
of any modifications to existing basin boundaries; 

• Generalized drainage flow patterns; 
• Major surface water bodies and manmade drainage facilities; and 
• The location of any 25- and 100-year floodplain areas. 

Proposed Conditions for Development Approval 

See Proposed Stormwater Conditions 9 and 11 (Attachment A). 

Additional conditions for Development Approval relating to the consistency with Watershed Basin Plans 
may be included. 

Community Services 

Inventory and Analysis 

Provide an overview of existing and planned Schools, Libraries, Parks & Recreation facilities, and Police, 
Fire and EMS serving the Study Area, as follows: 
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1. Parks and Recreation Areas 

Inventory and analysis of existing and proposed passive/active public parks and recreational areas 
serving the Winchester Ranch CAP Study Area. Estimate future recreational needs within the 
Winchester Ranch CAP Study Area. 

2. Schools and Libraries 

Inventory and analysis of existing and proposed schools and libraries. Estimate future demands 
generated by development within the Study Area upon the school system and libraries based on 
adopted LOS standards in the Sarasota County Comprehensive Plan. 

3. Emergency Services 

Inventory and analysis of police, fire and EMS that serve the Winchester Ranch CAP Study Area 

Map 

A map of the existing and proposed community services serving the Winchester Ranch CAP Study Area 
will be provided. 

Proposed Conditions for Development Approval 

Please refer to the Proposed Winchester Ranch Design Principles (Attachment B). 

Transportation 

Inventory and Analysis 

1. Traffic 

Identify existing and projected traffic volume and level of service conditions on roadways 
anticipated to be impacted by development within the Study Area. 

A methodology statement will be prepared and submitted to Sarasota County Transportation 
Planning, with meetings with Transportation Planning to negotiate the level of analysis needed 
for the CAP.  The main elements to be negotiated are as follows: 

a. Conduct a build-out roadway conditions analysis on the 2040 Cost Feasible Network. A 
planning level transportation impact analysis will be conducted to evaluate the long-range 
road network needs for the existing and proposed land use scenarios within the study area.; 

b. Assumes no intersection analyses needed; and 

c. Assumes a simple tabular listing of roadway needs submitted in a letter report with 
accompanying 2 (two) FSUTMS model runs and output reports. 

2. Internal Access 

Provide an overview of internal access within the Winchester Ranch CAP Study Area, consistent 
with Sarasota County Access Management Regulations. 

3. Transit 
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Provide an overview of existing and planned transit service within the south Sarasota County area. 
Indicate the potential demand for transit service within the Winchester Ranch CAP Study Area 
and the need for, and possible future bus shelter locational criteria. 

4. Bicycle/Ped circulation system 

Provide an overview of bicycle and pedestrian access within the Winchester Ranch CAP Study 
Area. 

Maps 

Map(s) depicting the conceptual internal multi-modal transportation system will be provided. 

Proposed Conditions for Development Approval 

See Proposed Transportation Condition 12 (Attachment A). 

Land Use 

Inventory and Analysis 

Provide an overview of the Comprehensive Plan’s Future Land Use designations and implementing policies 
relevant to the preparation of the CAP. 

Provide a general description of existing land uses within the Winchester Ranch CAP Study Area and 
Impact Area. 

Estimate the buildout population within the Winchester Ranch CAP Study Area. 

Address land use and compatibility between the Study Area and Impact Area. 

Provide an overview of workforce housing availability within the South County area. 

Provide a description of the proposed land uses that will be shown on the Winchester Ranch Index Map, 
their density and/or intensity. The Winchester Ranch Critical Area Plan will include a Winchester Ranch 
Index Map and a companion Winchester Ranch Pattern Book, which will guide future development of 
Winchester Village District Pattern Plans. 

Winchester Ranch Index Map. At a minimum, the Winchester Ranch Index Map shall show the following: 

(1) The general location(s), size(s) and configuration(s) of all villages, village centers as defined by 
existing and proposed natural and manmade features. 

(2) The map shall illustrate the relationship between each village, and village center(s). 

(3) The map shall depict the open corridors providing for village edges, major environmental, multi-use 
pathways and village, and village center inter-connections, including all modes of transportation. 

(4) The map shall show the general location of public use sites, acreage pursuant to previous stipulations 
or agreements. 

(5) The Winchester Ranch village center boundaries, proposed roadway corridor alignments, mass transit 
corridors and open space corridors, which are subject to adjustments based on more detailed 
planning and designs. 
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Winchester Ranch Village Pattern Book shall be prepared by the property owner and submitted for staff 
review, as part of the Critical Area Plan process. The building blocks of the Winchester Ranch Villages will 
be comprised of villages that will be tailored to fit the specific location, and will be designed consistent 
with the criteria outlined in the Winchester Ranch Village Pattern Book. At a minimum, the Pattern Book 
shall contain the following information: 

(1) Conceptual design drawings of collector and higher roadways. Typically, this will include one (1) or 
more cross sections illustrating the road, pedestrian ways, street lighting, and street furniture. 

(2) Conceptual design drawings of the open space and environmental systems. 

(3) Landscape standards. 

(4) Architectural styles for public buildings. 

(5) One (1) prototype example of site design requirements for the village center(s). 

(6) The general locations of items (1)— (4) above shall be shown on the Winchester Ranch Index Map. 

(7) Calculation of the total acres, by use, to be included in the overall Village development. 

Support for the land uses as identified on the Winchester Ranch Index Map will include: 

• rationale for allocating residential areas and densities on the CAP Future Land Use Map; 
• rationale for allocating non-residential uses and their intensities; 
• support for internal commercial allocations 

Maps 

The following maps will be provided: 

• Site Location Map 
• Aerial Photo with Existing Land Uses and Zoning 
• Comprehensive Plan Future Land Use Map 
• Winchester Ranch Index Map for the Winchester Ranch CAP 

At a minimum, the Winchester Ranch Index Map shall show the following: 

(1) The general location(s), size(s) and configuration(s) of all villages and village centers as 
defined by existing and proposed natural and manmade features. 

(2) The map shall illustrate the relationship between each village and village center(s). 

(3) The map shall depict open space areas providing for village edges, major environmental, 
multi-use pathways and village and village center inter-connections, including all modes of 
transportation. 

(4) The map shall show the general location of public use sites, pursuant to previous stipulations 
or agreements. 

(5) The village center boundaries, proposed roadway corridor alignments, mass transit 
corridors, and preservation/conservation areas, which are subject to adjustments based on more 
detailed planning and designs. 
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• Other maps or graphic illustrations as may be necessary. 

Proposed Conditions for Development Approval 

See Proposed Land Use Conditions 13 through 18 (Attachment A). 

Intergovernmental Coordination 

Section E.2.i of the Critical Area Plan Regulations provides: “If the Study Area is located within ¼ mile of 
any municipality or adjacent county, or within a greater distance as stated in an interlocal agreement on 
coordination, provide assurances that development within the Study Area will be compatible with any 
affected jurisdictions comprehensive plan.” The Winchester Ranch CAP Study Area lies adjacent to the 
City of North Port municipal limits and is entirely within the territorial boundaries of the West Villages 
Improvement District. Adjacent to the Study Area to the east is the Myakka State Forrest. The majority of 
the Winchester Ranch Study Area also lies within the Englewood Water District and a portion lies within 
the Englewood Community Redevelopment Area (CRA). 

Throughout the development of the CAP, the Applicant will send copies of the CAP Boundaries and 
Criteria, Critical Area Plan, and all review correspondence to the following entities: 

• City of North Port 
• West Villages Improvement District 
• Englewood Water District 
• Englewood Community Redevelopment Agency 
• Florida Forest Service within the Department of Agriculture and Consumer Services, in connection 

with the Myakka State Forrest 

The Applicant will also coordinate with the Englewood Water District, the City of North Port Utilities 
Department, the West Villages Improvement District and Sarasota County Utilities Department to 
coordinate the provision of water and waste water services to the Winchester Ranch CAP Study Area. 

The Applicant will prepare and submit a School Impact Analysis Application to the School Board of 
Sarasota County and ensure that the School Board’s Planning Department is provided copies of all CAP 
applications through the CAP review process. 

Proposed Conditions for Development Approval 

See Proposed Intergovernmental Coordination Condition 19 (Attachment A). 

Capital Facilities 

Inventory and Analysis 

Identify any improvements that may be necessary to support future development within the Winchester 
Ranch CAP Study Area. 

Proposed Conditions for Development Approval 

Please refer to Proposed Utility and Transportation Conditions (Attachment A). 
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ATTACHMENT A 

Proposed Conditions for Development Approval 

General 

1. Except as otherwise noted herein, future development approvals (e.g., Rezone Petitions, Special 
Exceptions, Winchester Ranch Village Pattern Plans (WRVPP), Site and Development Plans, 
Construction Plans, Preliminary Subdivision Plans, and Final Subdivision Plans) shall be consistent 
with Figure X, the Winchester Ranch Villages Index Map and the conditions set forth herein. 

2. Conflicts between Regulations 

a. Where there are conflicts between WRVPP, the Sarasota County Zoning Regulations, Land 
Development Regulations, subdivision or other applicable regulations (collectively, “County 
Regulations”), those adopted and shown on the approved Winchester Pattern Book and 
WRVPP shall apply. 

b. Where the WRVPP does not address an area, the County Regulations shall apply. 

c. Deviations from the County Regulations may be requested by the applicant, but shall be 
specified on the WRVPP and approved by Sarasota County administratively. 

3. Design Review. The Winchester Ranch will use the existing West Villages Design Review 
Committee to equitably administer the plan review process for proposed developments within 
Winchester Ranch Villages. The West Villages Design Review Committee will consist of two West 
Villages Improvement District representatives and one developer representatives.  

Historic Preservation 

4. If any significant archaeological sites are identified that are determined to be eligible for listing in 
the NRHP and/or the SCRHP, potential for adverse impacts to these sites will be evaluated 
concurrent with site and development applications which will be subject to review and approval 
by SHPO and Sarasota County. 

Environmental Systems 

5. Wetland delineations, surveys, and appropriate agency verification of wetlands and uplands (i.e., 
mesic hammock) will be required concurrent with future site and development applications. 

6. Grand Tree surveys will be required concurrent with future site and development applications. 

7. Listed species surveys will be conducted concurrent with future site and development 
applications and coordinated directly with FWC and USFWS, as appropriate. 

Utility Services 

8. The West Villages Improvement District (the “District”) is an independent special district created 
by Chapter 2004-456, Laws of Florida, as amended, pursuant to Chapter 189, Florida Statutes. The 
District was created for, among other things, the purpose of planning and constructing public 
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water facilities, wastewater facilities and wastewater reuse facilities within the District. The 
Winchester Ranch land that is the subject of the proposed CAP lies within the territorial 
boundaries of the District. As the District and the landowner examine the need for water facilities, 
wastewater facilities and wastewater reuse facilities, in conjunction with the City of North Port, 
the Englewood Water District, and the County, the District will enter into appropriate interlocal 
and development agreements addressing the funding, planning, design, permitting and 
construction of such facilities. The timing of any such agreement will be determined during the 
Rezone Process. 

Stormwater 

9. Future development within the Lemon Bay Watershed Basin Plan shall demonstrate consistency 
with the Lemon Bay Watershed Basin Plan. 

10. Future development within the Myakka River Watershed Basin Plan shall demonstrate 
consistency with the Myakka River Watershed Basin Plan.  

11. Pre-development ambient water quality monitoring plan (to be addressed) 

Transportation 

12. The West Villages Improvement District (the “District”) is an independent special district created 
by Chapter 2004-456, Laws of Florida, as amended, pursuant to Chapter 189, Florida Statutes. The 
District was created for, among other things, the purpose of planning and constructing public 
roadways and other transportation facilities within the District. The Winchester Ranch land that 
is the subject of the proposed CAP lies within the territorial boundaries of the District. As the 
District and the landowner examine the need for transportation facilities, in conjunction with 
FDOT and Sarasota County, the District will enter into appropriate interlocal and development 
agreements addressing the funding, planning, design, permitting and construction of such 
facilities. 

Land Use 

13. A maximum of 10,610 residential dwelling units may be developed within the Winchester Ranch 
CAP. 

14. One (1) accessory dwelling unit shall be permitted per residential lot or parcel, subject to the 
following standards: 

a. The accessory dwelling unit may be part of or attached to the principal structure, or may 
be a separate structure. All principal structure setbacks and yard requirements shall be 
met. 

b. The property owner shall occupy either the principal dwelling or the accessory dwelling 
unit. Restrictions on the rental of a dwelling that apply within the district shall also apply 
to the accessory dwelling unit. 

c. The total floor area of the accessory dwelling unit shall be less than 50% of the total floor 
area of the principal dwelling unit. 
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d. 

e. 

For the purposes of density calculations, accessory dwelling units under 900 square feet 
shall not be counted towards the density calculations. 
Accessory dwelling units over 900 square feet shall be counted as ½ dwelling unit. 

f. One additional parking space on the same premises shall be required for the accessory 
dwelling units over 900 square feet. Tandem parking and shell or grass surfacing are 
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permitted for such parking space. 

15. A maximum of ___ acres of Commercial General (CG) uses may be developed within the 
Winchester Ranch CAP. A maximum of ___ acres of CG uses may be located at the intersection of 
Winchester Boulevard and River Road following the approval of a Winchester Ranch Village 
Pattern Plan for that area. 

16. A Winchester Ranch Village Pattern Plan (WRVPP) shall be approved for all Development areas as 
depicted on the Winchester Ranch Index Map. Development within the Development Areas as 
depicted on the Winchester Ranch Index Map shall be permitted upon the approval of a 
Winchester Ranch Pattern Plan (WRVPP) by Sarasota County. (See Attachment B). 

17. Notwithstanding Condition No. 15 above, agricultural, silvicultural, organics processing, apiary, 
aggregate and fill, as well as related principal and accessory agricultural and silvicultural uses, and 
utility and transportation infrastructure improvements may proceed absent an approved WRVPP. 

18. In order to ensure incremental development within the Winchester Ranch CAP is consistent with 
the Winchester Ranch Villages Index Map and the density and intensity thresholds established for 
each Winchester Ranch Village Pattern Plan, a Land Use Mix and Tracking Chart shall be included 
on the cover sheet of subsequent Subdivision/Site and Development Plans. 

Intergovernmental Coordination 

19. Where applicable, the Applicant shall pursue an interlocal agreement or development agreement 
with Sarasota County, the West Villages Improvement District and the City of North Port, or other 
utility providers, to interconnect water, wastewater, and reuse systems. 
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ATTACHMENT B 

Proposed Winchester Ranch Design Principles 

It is the intent of the Winchester Ranch CAP to ensure that development subject to the CAP will be 
consistent with the larger West Villages Improvement District. The Winchester Ranch CAP provides for a 
planning process that couples a build-out vision with the proper timing and location of adequate public 
facilities through the preparation of Winchester Ranch Village Pattern Plan(s) similar to the process 
established by the City of North Port for the incorporated portion of the West Villages. 

I. General Winchester Ranch Design Principles 

A. Each Winchester Ranch Village shall adhere to the following general Community Planning 
Principles: 

(1) Planning for Winchester Ranch Villages shall be in the form of distinct communities served 
by a mixed-use community center. 

(a) Each neighborhood shall contain a neighborhood center consisting of a civic space to 
accommodate a park or other similar neighborhood servicing civic facility. 

(b) Neighborhood commercial development shall be permitted in the neighborhood center. 

(2) Winchester Ranch Village size shall be designed so that the community/neighborhood 
centers are generally within a one (1.0) to two (2.0) mile radius of the Village Center (shops, 
services and other activities). (3) All Winchester Ranch Villages containing more than two (2) 
communities/neighborhoods should contain a diversity of housing types to encourage 
citizens from a wide range of economic levels and age groups to live within its boundaries. 

(3) Transit stops shall be incorporated into the design of community centers, where possible. 
The location shall be coordinated with the Sarasota County Area Transit (SCAT). 

(4) The Village shall have a center focus that combines commercial, civic, cultural, or recreational 
uses. 

(5) Winchester Ranch Village open space areas may include squares, greens and parks whose 
frequent use is encouraged through access, placement, and design. 

(6) Each Winchester Ranch Village shall have a well-defined edge, such as open space or 
transportation corridor, or through the use of urban design features, which distinctly define 
the edge of the village. 

(7) Local and collector streets, pedestrian paths and bike lanes and multi-use paths shall 
contribute to a system of fully connected and interesting routes from individual 
neighborhoods to the Village Center and to neighboring Villages. Their design shall 
accommodate pedestrian and bicycle use. 
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(8) The natural terrain, drainage patterns and vegetation of preserved tracts of native habitats 
shall be connected with parks or open space areas. 

(9) Winchester Ranch Village Centers shall be designed to encourage and accommodate linkage 
with the Sarasota County Area Transit (SCAT) system. 

(10) Planning requirements for the design of each Winchester Ranch Village Pattern Plan shall 
be consistent with: 

(a) The requirements of the Florida Fish and Wildlife Conservation Commission, the United 
States Fish and Wildlife Service, and the Environment Chapter of the Sarasota County 
Comprehensive Plan with regard to listed species and their associated habitats; 

(b) The protection of wetlands pursuant to Chapter 373, Florida Statutes permitting 
requirements as administered by the Florida Department of Environmental Protection 
and the Southwest Florida Water Management District. 

(11) Development(s) in storm surge II areas shall comply with appropriate County, State and 
Federal requirements. 

B. Winchester Ranch Village Standards 

The following general Community Planning Principles shall apply to Winchester Ranch Villages: 

(1) Winchester Ranch Villages shall consist of a minimum 50 acres and be composed of no less 
than: 

(a) Two (2) Communities/neighborhoods, except where constrained by natural or 
manmade features. 

(b) Civic space in the form of a park and/or school. 

C. Winchester Ranch Village Center Standards 

(1) Winchester Ranch Village Centers shall function as a community of compatible uses in a 
compact setting serving the surrounding neighborhoods. 

(2) Winchester Ranch Village Centers shall provide for a mix of land uses such as residential, 
commercial, office uses, personal and household service establishments, civic uses, public 
facilities, parks, playgrounds, or other similar services designed to meet the needs of the 
adjoining communities/neighborhoods. 

Maximum 
Size: 

50 adjusted gross acres and location to be determined by Winchester 
Ranch Village Pattern Plan 

Maximum 
Density: 

9.0 units/gross acre, except 13.0 units/gross acre within MEC 

Maximum 
FAR: 

1.0 
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Land Use Mix 
Minimum Land 
Area Required 

Maximum Land 
Area Required 

1. Residential 10% 60% 

2. Commercial Retail & Services 30% 85% 

3. Office 0% 30% 

4. Light Industrial 0% 20% 

5. Overall Commercial, Office and 
Industrial (2, 3 & 4) 

30% 85% 

6. Parks and Open Space 10% No Max 

(3) The Winchester Ranch Village Center may be located on a collector road serving the village 
or at the intersection of two (2) collector roads. 

(4) The Winchester Ranch Village Center may be located on an arterial road. 

(5) The Winchester Ranch Village Center shall be designed to accommodate linkage with the 
regional transit system. The transit stops shall be located so that they are easily accessible to 
commercial uses. 

(6) The Winchester Ranch Village Center may be consolidated into a larger commercial complex 
serving more than one (1) Village, in circumstances where it can be demonstrated that 
placing Village Centers proximate to each other will improve accessibility and reduced vehicle 
trips. 

(7)  Winchester Ranch Village Centers should generally maintain a separation of approximately 
one (1) mile from another Village Center and one-half (½) mile from a Neighborhood Center. 

D. Winchester Ranch Neighborhood Center standards: 

A. Commercial development shall be permitted in conjunction with a Neighborhood or Village 
Center. 

(1) Neighborhood Centers. Area set aside for commercial development shall be in addition to 
that required for any civic use. Commercial development shall be permitted in Neighborhood 
Centers in association with the following standards: 

(a) Total land area shall not exceed ten (10) acres (not including lands uses such as civic 
areas, open space, schools) 

(b) Floor area ratio (FAR) may not exceed one-half (0.5) FAR with maximum gross floor area 
of approximately one hundred thousand (100,000) square feet. 

(c) Located within walking distance criteria required in this section(s). 
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(d) Should be located on or near major collector or arterial roads. 

(e) Site design, which incorporates the use of landscaping and pedestrian amenities such 
as public art, benches, water fountains, trash receptacles, bike parking and coordinated 
architectural scheme. The Neighborhood Center shall be linked to the adjoining 
neighborhood by sidewalks and bike paths and racks 

E. Density and Intensity shall be calculated for the land areas identified in each Winchester Ranch 
Village Pattern Plan’s Development Standards Table, and as shown on the Proposed Winchester 
Ranch Village Pattern Plan. 

(1) If first phase residential/multifamily buildings are constructed with ceiling heights that may 
accommodate conversion to non-residential/live/work buildings, the land area allocated to 
those buildings and associated parking shall count toward commercial/office, for the 
purposes of calculating Land Use Mix. 

(2) Land area dedicated to vertically integrated mixed-use buildings that include retail and/or 
office uses on the ground floor, and associated parking, shall count toward commercial/office 
for the purpose of calculating Land Use Mix. 

II. Winchester Ranch Village Pattern Plan (WRVPP) process. 

A. Purpose and intent of the WRVPP administrative review process provides for a broader approach to 
land uses, which ensures that future land development proposals are consistent with the Critical Area 
Plan for Winchester Ranch and the rezoning approved for the area to be embraced by the WRVPP. This 
process occurs following the rezoning of the subject CAP Area. 

B. The WRVPP shall be consistent with the Winchester Ranch Village Pattern Book and the Winchester 
Ranch Index Map that are approved with the Critical Are Plan for Winchester Ranch. 

C. Initiation of a Winchester Ranch Village Pattern Plan. 

(1) Detailed Winchester Ranch Village boundaries shall be established through the adoption of 
a Winchester Ranch Village Pattern Plan (WRVPP). 

(2) Development within a Neighborhood, Neighborhood Center or Village Center shall be 
permitted upon the approval of WRVPP for the entire Winchester Ranch Village by Sarasota 
County. Notwithstanding the above, agricultural, silvicultural, organics processing, apiary, 
aggregate and fill, as well as related principal and accessory agricultural and silvicultural uses shall 
be permitted. 

(3) The initiation of a WRVPP does not constitute proposal of an actual plan of development by 
the developers of land within the Winchester Village. 

(4) The approval of a WRVPP by Sarasota County does not constitute an authorization to 
commence development within the Winchester Ranch Village. 

(5) Following approval of a WRVPP, a developer of land within the Winchester Ranch Village 
shall apply for and obtain approval of specific plans for development, which are consistent with 
the approved WRVPP. 
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(7) A WRVPP shall be prepared in sufficient detail to allow evaluation of the interrelationship of 
its parts and establish consistency with the General Village Design Principles. 

(8) The preparation of the WRVPP shall include at a minimum the following information: 

(a) Site analysis. Prior to the initiation of the WRVPP, a site analysis shall be prepared including, 
but not limited to, the following information: 

(i) Identification of extent and location of natural features in the WRVPP area. The 
preparation of any WRVPP shall utilize, but not be limited to, the baseline environmental 
mapping, consistent with Chapter 62-340, F.A.C., the State of Florida Unified Wetland 
Delineation Methodology, the Florida Land Use Forms and Classification System, and shall 
comply with the regulatory requirements of State and Federal agencies identified in the 
General Winchester Ranch Village Design Principles. 

(ii) Identification of the quality and character of the native habitats in the WRVPP area 
within an environmental report, which identifies corresponding opportunities and 
constraints to development within the area. 

(iii) Identification of the usable land area, and the need for the proposed development. 

(iv) Identification at a conceptual level of the area suitable to address stormwater 
management requirements. 

(v) Identification of public facilities and services available to the area; capacity available; 
and, any deficiencies. 

(vi) In addition to the criteria in the Village Land Use Classification, preparation of 
specific guidelines and standards for staff and community review which will guide 
development of the WRVPP. 

(vii) Identification of existing and proposed land uses in proximity to the property, 
which should be considered in preparation of the WRVPP. 

(viii) Preparation of a map identifying any perceived opportunities and constraints to 
development of the Village. 

(9) WRVPP. Preparation of a Winchester Ranch Village Pattern Plan shall include the following 
elements: 

(a) Statement of the community goals and objectives to be accomplished by the WRVPP. 

(b) Preparation of the WRVPP exhibits: 

(i) Land use plan. 

(a) For the neighborhoods, a computation of the gross density should be provided 
along with the permitted uses and proposed lot sizes. 

(b) For neighborhood and village center, a computation of gross density shall be 
provided, as well as the area and percentage of land use mix in conjunction with 
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Winchester Ranch Village Standards and Neighborhood Center Standards, outlined 
above, including preliminary data on number of dwelling units by type, number of 
bedroom and estimated sales price range, nonresidential uses by type and square 
feet per use. 

(ii) Transportation plan. 

Circulation routes for auto, transit, pedestrian, and bicycles including consideration 
for connection with the surrounding area. For each facility to be included in the 
WRVPP, design criteria shall be included addressing: 

(a) Approximate center line locations of proposed primary roadways. 

(b) Right-of-way widths. 

(c) On street parking (if applicable). 

(d) Landscape and streetscape treatments. 

(e) Design cross section(s). 

(f) The transportation plan shall be accompanied by an analysis report 
demonstrating the impact on transportation facilities, and documenting the 
timing and estimated cost for transportation improvements required by 
development. 

(iii) Environmental impact plan. 

(a) Identification of anticipated impacts to native habitats including: 

[i] Wetlands and representative tracts of upland habitats. Native habitats not 
proposed for impact shall be preserved in a manner that protects or enhances 
any significant ecological functions. 

[ii] Particular emphasis shall be placed on the conservation of wetlands and 
upland habitats as linked ecological components within open space corridors. 

[iii] Land uses shall be distributed in a manner that minimizes the effect and 
impact on wetlands. The protection and conservation of wetlands shall be 
encouraged during the preparation of the WRVPP. 

[4] The type, intensity or density, extent, distribution and location of allowable land 
uses and the types, values, functions, sizes, conditions and locations of wetlands are land 
use factors which shall be considered when directing incompatible land uses away from 
wetlands during the preparation of the WRVPP. When no reasonable alternatives to avoid 
wetland impacts exist, mitigation shall be considered as one (1) of the means to 
compensate for loss of wetland functions, pursuant to State and Federal requirements. 
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(iv) Public facilities plan. 

Identify the location and size of necessary water and wastewater systems. Include 
an analysis of demand, the location and size of plants, major distribution and 
collection systems. 

(v) Design performance standards. 

(c) Preliminary criteria for each land use category proposed for the WRVPP including, but not 
limited to: 

(i) Minimum lot size. 

(ii) Setbacks. 

(iii) Height. 

(iv) Density. 

(v) Floor area ratio (non-residential). 

(vi) Signage. 

(vii) Architectural style for non-residential areas. 

(d) Upon approval by staff, the Proposed WVPP shall become the “Final” WVPP. 

III. Winchester Village Open Space Corridors 

A. Purpose of Open Space Corridors are intended to incorporate passive recreation uses such as hiking 
and surface water management systems.  In open space corridors, which contain listed plant or animal 
species, or unique habitat types; no development other than passive recreational facilities may be 
permitted within these areas. Significance shall be determined based upon an environmental assessment 
report and consultation with appropriate State or Federal agencies. 

(1) Design standards: In addition to discouraging sprawl by creating a definable Village, the 
following design standards may be applicable depending on the Village type and the site 
constraints and opportunities. 

(a) Where incompatible uses exist between villages, open space corridors shall function 
to buffer incompatible uses from a visual, auditory and separation perspective. For 
example, the open space corridor may be designed to reduce noise impacts created by a 
principle arterial. 

(b) Significant environmental features may be linked by or incorporated into open 
space corridors. 

(c) Open space corridors shall be designed to preserve/enhance ambient water quality 
with contiguous wetland ecosystems. 

(d) Open space corridors shall create and enhance a mosaic of preserved representative 
tracts of native habitat (both uplands and wetlands). 
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(e) Open space corridors and features shall be compatible with the village type and shall 
include major shade trees. 

(f) Where the Village Center may be located near or adjacent to the periphery of the 
Village, the village edge shall include urban design features such as: 

(i) The buildings placed adjacent to the sidewalk along the arterial or collector 
road; 

(ii) Distinctive architectural style or site design requirements that differentiate 
one (1) Village Center from another; and 

(iii) The creation of pedestrian promenades which by their landscaping and 
other amenities clearly define one (1) village edge from another. 

IV. Collector and arterial roadways 

A. To protect the Village form of complete and integrated neighborhoods, villages shall not be designed 
to be served by arterial highways as defined by Sarasota County, or the Florida Department of 
Transportation (FDOT). 

B. Arterials shall include a separation from the Village perimeter to the edge of the roadway. The area 
of separation shall be maintained as a permanent open space corridor. 

C. Arterials shall avoid, where possible, or minimize impacts on preserved tracts of native habitat or 
conflict with the maintenance of wetland or preserved native habitat functions. 

D. As a requirement of approval, a Winchester Ranch Village Pattern Plan shall consider provision and 
location of rights-of-way for any collector or arterial roadway. 

E. Area sufficient to accommodate long range plans for mass transit shall be considered when acquiring 
rights-of-way for collector and arterial roadways serving the Winchester Ranch CAP area included in the 
Village Land Use Classification. 
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 Stantec Consulting Services Inc.       
6900 Professional Parkway East 
Sarasota FL  34240-8414 
Tel: (941) 907-6900 
Fax: (941) 907-6910  

May 29, 2018 

Via: Email and Hand Delivery 
File:215614330/220 

Sarasota County Planning & Development Services 
Land Development Services 
1001 Sarasota Center Boulevard 
Sarasota, FL 34240 

Attn: Ms. Michelle Norton, Planning Director 

Reference: Response to Pre-Application Meeting Comments regarding Winchester Ranch Critical 
Area Plan 

Dear Ms. Norton: 

We have reviewed the Pre-Application Meeting comments from Sarasota County Planning dated 
April 11, 2018, regarding an application to prepare the Winchester Ranch Critical Area Plan and 
offer the following responses: 

PLANNING SERVICES (Steve Kirk) 861-5202 skirk@scgov.net 

1. Please be aware of the application and processing requirements contained in 
Ordinance 2016-062, “Critical Area Planning Regulations”. A meeting with Planning staff is 
advised to discuss and review submittal and processing requirements, prior to filing an 
application. 

Response 
We acknowledge compliance with the application and processing requirements of the 
Critical Area Planning Regulations as adopted by Ordinance No. 2016-062. 

2. Submit your complete application on a CD. Please be sure the legal descriptions are in 
Microsoft Word. Please schedule an appointment to submit your application by calling 
the Planning office at 941-861-5244. 

Response: 
A hard copy of application for the Winchester Ranch Critical Area Plan will be submitted 
along with a CD containing the CAP application and legal description. 

3. Please comply with the School Concurrency requirement for new residential 
development. 

School Concurrency Application Process: 
All proposed new residential development shall submit a complete School Impact 
Analysis Application packet, including the applicable fees (checks made payable to the 
Sarasota School District), for review and analysis by the School District. The application 
may be submitted by mail, in person or via email to the Sarasota School District. 

mailto:skirk@scgov.net
File:215614330/220
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Winchester Ranch CAP Pre-Application 
Meeting Response Comments 
Page 2 of 9 

Responses: 
As Critical Area Plans do not grant development approval, a School Impact Analysis 
Application is premature. An application for School Capacity Determination is required 
and will be summitted at which time a rezone petition for lands within the CAP Study 
Area is submitted. 

The Scope of work for the Winchester Ranch CAP includes an inventory and analysis of 
existing and proposed schools and an estimate future demands for schools generated 
by future development within the Study Area, based on adopted Level of Service (LOS) 
standard for schools contained in CIC Policy 1.5.1 of the Sarasota County 
Comprehensive Plan. 

LONG RANGE PLANNING (Steve Kirk) 861-5202 skirk@scgov.net 

General 

Because of the scope and complexity of the proposed Critical Area Plan (CAP) and associated 
rezone application(s), The applicant should meet with Planning staff to review and discuss the 
options for the structure, interface, and processing of the CAP and rezone application(s), to best 
meet the needs of the applicant and the requirements of the Comprehensive Plan, Zoning and 
Land Development Regulations. 

Responses: 
A meeting between Sarasota County Planning staff and the Winchester Ranch CAP team was 
held on May 15, 2018 at the Sarasota County Administration Center.  At that meeting, we 
discussed the processing requirements of the CAP, the long-range nature of the Winchester 
Ranch CAP and how it will be designed to encourage a form of development in keeping with 
the larger portion of the West Villages Improvement District in the City of North Port. The CAP will 
include a Winchester Ranch Index Map, and Winchester Ranch Village Pattern Book, which will 
contain the development standards all future “villages” will implement. Detailed analyses, such 
as transportation, engineering, etc., will be provided when Village District Pattern Plans (VDPP) 
are prepared for future villages. 

Once the Winchester Ranch CAP has been submitted and undergone formal review, it is their 
intent to put the CAP on hold and submit a rezone application to the County for review, and 
have the CAP and rezone heard by the Board at the same time. 

Scope of Work 

In addition to that provided in the proposed Scope of Work, the following elements should be 
included: 

General 
Executive Summary outlining key findings of the CAP, along with a description of the objectives 
of the CAP. 

Identification of proposed capital improvements projects and community services necessary to 
support proposed development, and method of funding. 

Community Service 
Police, Fire Protection, and Emergency Services – describe the demand of the proposed 
development for these services including the need for any additional facilities or services. 

mailto:skirk@scgov.net
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Winchester Ranch CAP Pre-Application 
Meeting Response Comments 
Page 3 of 9 

Land Use 
Details of calculation of units based on acreage and future land use designations. In addition, 
provide an analysis/explanation of how the MEC units are part of a mixed use development as 
required by FLU Policy 1.2.14 

Statement and analysis of proposed zoning district(s) to be used. If planned districts, explanation 
and analysis of any needed modifications. Also, if the rezoning of property is to be 
accomplished in phases, an outline of the areas and timing. This should be discussed with 
Planning staff prior to development of the CAP. 

A clear and detailed description of the proposed review process (Winchester Ranch Village 
Pattern Plans), including areas subject to the process, timing, information to be submitted, and 
the level of detail required. The review process will need to be outlined and defined either in 
conditions for development approval in the CAP, or stipulations in a rezone ordinance 

Responses: 
We acknowledge the general and specific requirements to be addressed in the Winchester 
Ranch Critical Area Plan (CAP), as provided by Ordinance No. 2016-062. The Scope of Work for 
the Winchester Ranch CAP was prepared in accordance with the adopted CAP Regulations. 

Please note, the Sarasota County Attorney’s Office has previously advised that Critical Area 
Plans are not to designate lands for specific zone districts, consistent with Section A of the CAP 
Regulations: 

Adoption of a Critical Area Plan does not, in itself, grant or guarantee rezoning 
and/or development approval. An adopted CAP is not a "development order" … 
and does not by itself have the effect of permitting or prohibiting development of 
any property. 

As noted in the CAP regulations, the ultimate responsibility for the approval and adoption of 
CAPs remains with the Sarasota Board of County Commissioners. It is our intent that the 
ordinance presented to the Board for the adoption of the Winchester Ranch CAP will include 
the Winchester Ranch Village Pattern Plan (WRVPP) review and approval process. Once 
adopted, the ordinance will provide sufficient detail and guidance for County staff for the 
administrative review and approval of subsequent Winchester Ranch Villages. 

Proposed Conditions for Development Approval 
The Conditions for Development Approval would typically be developed in conjunction with, or 
subsequent to the execution of the CAP scope of work. A complete review of the proposed 
Conditions for Development Approval cannot be undertaken without the completed CAP. 
However, the following comments are provided in response to the draft submitted. 

General 
Proposed modified regulations applicable to the proposed development (design principles) will 
need to be part of the CAP or Rezone adopting ordinances. 

Deviations from the Zoning or Land Development regulations design standards are possible 
through planned districts (PUD, PCD), however, these modifications can only be approved by 
the County Commission. 

Land Use 
Details of calculation of units based on acreage and future land use designations will be 
provided with the CAP. 
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Discussions with Planning staff regarding accessory dwelling units is needed to insure consistency 
with Comprehensive Plan Policies and other standards for residential unit calculations. 

Responses: 
We have provided preliminary Conditions for Development Approval to assist the reviewers in 
evaluating the Scope of Work for the Winchester Ranch CAP, given the long-range build-out of 
the CAP study area. It is also acknowledged that as the Winchester Ranch CAP is finalized and 
submitted to the County for review, the Conditions for Development Approval may be revised 
and updated as necessary. 

We also understand that parallel efforts are underway which may render moot, some provisions 
which are intended to make it easier to provide more diverse housing options. Our intent is for the 
development within the Winchester Ranch CAP to be a logical continuation of development 
within that portion of the West Villages Improvement District within the City of North Port, where 
accessory dwelling units are permitted by right. 

Winchester Ranch Design Principles 
It is assumed that all or part of the Winchester Ranch Design Principals would be adopted with 
the CAP or associated rezone ordinance(s). Given the scope and complexity of the proposed 
Critical Area Plan and associated rezone application(s), applicant should meet with Planning 
staff to review and discuss the options for incorporating the design principals. 

Many of the design principals will work in concert with the Future Land Use Plan (Winchester 
Ranch Index) Map. Some of the information to be provided in the CAP will provide a basis and 
understanding of the design principals. A complete review of the cannot be accomplished 
without the benefit of the CAP and FLU (Index) Map(s). 

Responses: 
Acknowledged. 

AFFORDABLE HOUSING (Vivian Roe) 861-5106 vroe@scgov.net 

In the CAP Scope of Work, please add a section related to Affordable and Community Housing. 
Describe how the development will be providing Affordable and Community Housing within the 
10,610 proposed units. Also describe how they will be monitored, whether the units will be for sale 
and/or for rent, and the tenure of affordability. 

Responses: 
We recognize that affordable housing is a significant issue in Sarasota County. Although there is 
no requirement for CAPs to address affordable housing, as part of the Scope of Work, we are 
evaluating workforce housing availability within the South County area. Preliminary analysis 
indicates that North County is more cost-burdened than South County (Sarasota County 
Situational Report: Housing Affordability Major Initiative, May 2017). The CAP cannot approve 
development and as such, will have no ability to monitor the sale and/or rental of future housing 
within the Study Area. It is our intent that the Winchester Ranch CAP will contain incentives for a 
variety of more affordable housing options to be developed within the Study Area. 

PARKS AND RECREATION (Mike Sosadeeter) msosadee@scgov.net 

Parks, Recreation and Natural Resources requests a meeting with the applicant to discuss and 
clarify: 

1. Required park acreage and distribution in the development. CAP regulations requires the 
use of the adopted Level of Service in the Comprehensive Plan. 

mailto:vroe@scgov.net
mailto:msosadee@scgov.net
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Winchester Ranch CAP Pre-Application 
Meeting Response Comments 
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2. The potential need for a County park in this area per the 2016 Parks, Preserves, and 
Recreation Strategic Master Plan. 

3. Methodology for determining the most appropriate types of park and recreational 
facilities/amenities. 

Responses: 
In a follow-up phone conversation with Mike Sosadeeter, it was mutually agreed that a meeting 
was not necessary. According to the Sarasota County Parks, Preserves and Recreation Strategic 
Master Plan, South County currently exceeds the Parks LOS standard and will continue to do so 
through the year 2035. Please note, the Winchester Ranch Village Pattern Book will include 
provisions for civic spaces, parks and interconnected multi-use trails. 

TRANSPORTATION PLANNING (Marquis Bing) 861-0766 mbing@scgov.net 

The proposed CAP required a detailed traffic impact analysis. The 2014 analysis is unacceptable 
for this CAP. Please contact Transportation Planning at 941-861-0925 to set up a methodology 
meeting before conducting the analysis. 

Responses: 
A transportation methodology meeting was held on May 7, 2018.  Following the meeting, the 
Scope of Work for the transportation analysis was revised. Please refer to Page 8 of the 
Winchester Ranch CAP Scope of Work. 

WATERSHED MANAGEMENT (Benjamin Choroser) 861-6707 bchoroser@scgov.net 

1. The applicant shall be required to provide a stormwater management system to satisfy 
treatment and attenuation of surface water runoff requirements for the development per 
the Land Development Regulations. Please maintain historic drainage flow patterns and 
inflow/discharge points for the site. 

2. Please provide a detailed drainage narrative to summarize how the stormwater 
management requirements for the site will be met for attenuation, water quality 
treatment, and floodplain compensation. If the stormwater management system is 
provided offsite, please provide details on location and type of system that will be 
provided. Please be aware that the proposed improvements appear to be located in 
the 100-year floodplain on the site. 

3. For clarity, please provide the following “site data” area totals on the Development 
Concept Plan for this application: (1) Existing Impervious Area, (2) Existing Impervious 
Area to be Removed, (3) New Impervious Area, and (4) Total Net Impervious Area (+ or-). 

4. If any on-site wetlands are to be made part of the proposed stormwater 
management system, please specify by labeling on the DCP and include in the 
detailed drainage narrative. Additionally, treatment must be provided in a proposed 
stormwater facility prior to discharging into the wetland areas. All off-site discharges 
into the wetland areas will need to be considered as part of the stormwater 
management system design. 

5. Please clarify if applicant is proposing to amend any previously approved Zoning Map 
Amendments, Comprehensive Plan Amendments, Development of Regional 
Impacts/Development of Critical Concerns, etc., related to the subject site, as part of 

mailto:bchoroser@scgov.net
mailto:mbing@scgov.net
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this application? If so, please provide a strikethrough/underline version with the 
proposed changes for review. 

6. Please use the latest record models for Lemon Bay in meeting Sarasota County Land 
Development Regulation requirements and Comprehensive Plan consistency, which 
can be found on the ftp website (ftp://ftp.scgov.net/Pub/StormWater/). 

7. Please follow the Stormwater/Drainage requirements pertaining to the Critical Area 
Planning Regulations while preparing CAP documentation for submittal. 

8. Please provide a written response to all Pre-Application comments provided here prior 
to submitting for Completeness Review. 

9. Please follow the Land Development Regulations and Zoning Regulations for the 
development. 

General Comments: 
1. Please be aware that the Stormwater Division objects to any proposed reduction of side 

lot utility easements to permit placement of infrastructure, if being considered for this 
application. Our position is that the drainage easements, including drainage/utility side 
lot easements, should be recorded as described in the Subdivision Technical Manual of 
the Land Development Regulations, Chapter 74, Section A.4.b and no development 
should take place within the easements. Please provide all proposed PUD waivers and 
modifications (variances) with justifications related to this petition for Stormwater 
Division’s review and comment. 

2. Please be aware that the proposed development falls within the Federal Emergency 
Management Agency (FEMA) Special Flood Hazard Area (SFHA) Zone AE described as 
areas inundated by the 100-year flood with base flood elevations determined (Base 
Flood Elevation of 7’, 10’, and 11’ NAVD88 (8’, 11’, and 12’ NGVD29)). The Building 
Division can be contacted (Phone: 941-861-5000) for minimum finished floor requirements 
for this site and the related FEMA SFHA. 

3. 3. SWFWMD should be contacted for a permit. 

4. If discharging runoff to US 41, please contact FDOT for a permit. 

5. Please be aware that Public Drainage easements or Flowage easements for 
conveyance of historic flows across area being developed may be required for 
recording prior to Construction Authorization. As defined on Appendix C13a, a 12 ft 
easement or right- of-way will need to be provided around the proposed storm water 
pond/lake top of bank. 

6. If considering the use of Low Impact Development techniques for reducing stormwater 
runoff and providing stormwater management, please refer to the Sarasota County Low 
Impact Development (LID) Guidance Document (Updated May 2015) for applications 
and requirements. The LID guidance document can be found and downloaded by 
searching key words “Low Impact Development Guidance Document” on the Sarasota 
County Website, www.scgov.net. 

PLEASE NOTE: 

According to the Alligator Creek, Forked Creek, Gottfried Creek Basin Master Plan (Lemon Bay 
Watershed), Lower Myakka River Basin Master Plan (Myakka River Watershed), and the 

http://www.scgov.net/
ftp://ftp.scgov.net/Pub/StormWater
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Southwest Florida Water Management District (SWFWMD) aerial topography maps, 19% of the 
site is located in the 100-year floodplain. 

According to the Federal Emergency Management Agency’s (FEMA) Flood Insurance Rate Map 
(FIRM) Panels 12115C0365F, 12115C0370F, 12115C0451F, 12115C0452F, 12115C0453F, and 
12115C0460F, 16% of the site is located within Special Flood Hazard Area (SFHA) Flood Zone AE 
or areas determined to be in the 1% annual chance (100-year) floodplain with Base Flood 
Elevations (BFE’s) determined (BFE 7, 10’, and 11’ NAVD88) and 84% of the site is located in Zone 
X (shaded) described as areas of 0.2% annual chance flood (500-yr flood). 

Element 3, Chapter 7 Future Land Use, Policy 1.2.5 from the Sarasota County Comprehensive 
Plan allows development within the 100-year floodplain as long as the function of the floodplain 
is protected through floodplain compensation. Floodplain compensation must meet the 
requirements of the Land Development Regulations (LDR) and will be examined at the time of 
Site and Development Plan / Construction Plan Approval. 

Responses: 
A stormwater methodology meeting was held on May 1, 2018. Following discussions on the 
requirements of the CAP regulations, it was understood that the CAP would contain a narrative 
that summarized how stormwater management requirements for the CAP Study Area would be 
met, in the future.  It was agreed that there would be no requirement for modeling at this time, 
nor would the CAP contain any actual development plans for CAP Study Area. It was also 
understood that any discussion regarding a known landfill in the area, and a gun range that 
existed on property owned by the Englewood Water District, will occur after the CAP process. 

UTILITY PLANNING & REGULATORY (Brian Fagan) 861-0918 bpfagan@scgov.net 

Project is mostly within Englewood Water District boundaries. Applicant indicated they are 
working with EWD and will continue to do so. 

Responses: 
Acknowledged. 

ENVIRONMENTAL PROTECTION (Bryan Beard 915-7717) bbeard@scgov.net 

1. The formal application shall include an environmental report prepared by an 
appropriate professional. The report shall include a complete color habitat map based 
on Florida Land Use, Cover and Forms Classification System nomenclature (FLUCFCS) and 
overlaid on a recent aerial photograph, preliminary listed species information as 
discussed during the meeting held on April 3, 2018. 

2. With the continuation of agricultural practices after the CAP approval presents conflicts 
with certain Environmental Ordinances. Please call to arrange additional meeting/s to 
discuss possible stipulations to ensure preservation of the native habitats while ensuring 
continued agricultural practices on site. 

Responses: 
Acknowledged. 

ZONING (Donna Thompson) 861-6161 dthompso@scgov.net 

mailto:bbeard@scgov.net
mailto:dthompso@scgov.net
mailto:bpfagan@scgov.net
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See Planning Services and Long Range Planning Comments. 

LANDSCAPING (Kristen Hellman) 861-0734 khellman@scgov.net 

3. Under Scope of Services, within the proposed "Pattern Book", please add proposed 
landscape improvements for planned roadways. 

4. Under Scope of Services, please add general locations and width range of landscape 
buffers within the Index Maps. 

Responses: 
The Winchester Ranch Village Pattern Book will contain conceptual design drawings of 
collector and higher roadways, and landscape standards. Typically, this will include one (1) 
or more cross sections illustrating the road, pedestrian ways, street lighting and street 
furniture. Landscape standards will address common property lines, street buffer zones, 
buffer requirements along major roads and parkways, as well as other areas. 

AIR AND WATER QUALITY (Joe Kraus) 726-4061 jkraus@scgov.net 

1. Page 6 of the submitted proposed scope of work for the CAP, under Elements Not 
Addressed, states, “There are no known sources of ground or surface water 
contamination within the Winchester Ranch CAP Study Area”. Staff has identified two 
areas that warrant additional scrutiny and discussion as follows: 

a. Along River Road, south of Winchester Boulevard, lies a known landfill. Information 
suggests that it is southeast of River Road, but it may extend northwest as well. The 
GPS coordinates are approximately 26.984238 x -82.309797. 

b. Along the south side of the site, near Englewood Sports Complex, is a parcel owned 
by Englewood Water District that was used as a gun range. It is unknown if, or how 
much, shooting related material may have been deposited on the Winchester Ranch 
site. The GPS coordinates are approximately 26.975275 x -82.329291. 

2. Much of the ranch property lies within the Gottfried Creek drainage basin and the 
Lemon Bay watershed. Gottfried Creek has a TMDL for variably high levels of bacteria. 
Lemon Bay is impaired for bacteria and the northern segment is additionally impaired for 
Nitrogen and Chlorophyll. Water Quality Planning staff therefore requests consideration 
of an ambient water quality monitoring plan. 

Responses: 
A stormwater methodology meeting was held on May 1, 2018. During that meeting, 
questions were raised regarding water quality monitoring. It was agreed that the applicant 
team would come up with language, that could be adopted as part of the CAP that would 
describe how water quality would be addressed. 

mailto:khellman@scgov.net
mailto:jkraus@scgov.net
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Winchester Ranch CAP Pre-Application 
Meeting Response Comments 
Page 9 of 9 

Please contact our office should you have any questions or require any additional information. 

Regards, 

STANTEC CONSULTING SERVICES INC. 

Crystal Allred 
Senior Planner 
Phone: (941) 907-6900 
Fax: (941) 366-1922 
Crystal.Allred@stantec.com 

Enclosures 

C: Matthew Osterhoudt, Sarasota County Planning and Development Services, w/enclosures 
Michelle Norton, Sarasota County Planning and Development Services, w/enclosures 
Martin Black, West Villages Partners, West Villages Improvement District, w/enclosures 
Tyler Vansant, Winchester Florida Ranch LLLP, w/enclosures 
Charlie Bailey, Esq., Williams, Parker, Harrison, Dietz & Getzen, w/enclosures 
Dana West, Environmental Consulting & Technology, Inc., w/enclosures 
Kerri A. MacNutt, Environmental Consulting & Technology, Inc., w/enclosures 

mailto:Crystal.Allred@stantec.com
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April 11, 2018 

Martin Black, AICP, ICMA-CM 
West Villages LLLC 
19503 S. West Villages Parkway, Suite 14 
Venice, FL 34295 

Subject: Pre-application Meeting Regarding 
PROJECT: Winchester Ranch Critical Area plan   
PID: 0827-00-1000, 0825-00-1000, 0821-00-1000, 0830-00-1000, 0829-00-1000, 

0831-00-1000, 0833-00-1000 
LOCATION: South of the City of North Port, and west and east of River Rd.  (3660 ac. ±) 
LIMS: 18 115666 PA 

Dear Mr. Black: 

On April 5, 2018, Sarasota County Planning Services met with you to discuss comments regarding 
an application you are considering submitting. The following comments were made at the meeting 
or have been submitted to Planning Services from other departments. These comments are meant 
to provide guidance in preparing an application for submittal. They in no way represent all the 
requirements which must be met by the Applicant. 

PLANNING SERVICES (Steve Kirk) 861-5202 skirk@scgov.net 
1. Please be aware of the application and processing requirements contained in Ordinance 2016-

062, “Critical Area Planning Regulations”.  A meeting with Planning staff is advised to discuss 
and review submittal and processing requirements, prior to filing an application.   

2. Submit your complete application on a CD. Please be sure the legal descriptions are in 
Microsoft Word. Please schedule an appointment to submit your application by calling the 
Planning office at 941-861-5244. 

3. Please comply with the School Concurrency requirement for new residential development. 
School Concurrency Application Process: 
All proposed new residential development shall submit a complete School Impact Analysis 
Application packet, including the applicable fees (checks made payable to the Sarasota School 
District), for review and analysis by the School District. The application may be submitted by 
mail, in person or via email to the Sarasota School District. 

mailto:skirk@scgov.net
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Pre-Application Meeting Summary 
Page 2 

Mail or in person to: 
The School Board of Sarasota County, Florida 

                                 Long Range Planning Department 
7895 Fruitville Road 
Sarasota, Fl 34240 

Upon receipt of the completed application to the School District, the applicant will be given a 
School Impact Analysis Application Letter of Receipt or a School Concurrency Exemption 
Letter of Receipt. This letter must be included as part of the development review package for 
submittal to the appropriate local governmental agency and must be submitted to them within 
ten (10) days of the date of that letter or a new letter of receipt will need to be issued by school 
district staff. After the local government has deemed the proposed project as accepted and 
notified the School District, district staff will then encumber school capacity based on that date 
and the project will be in line for school concurrency capacity. 

LONG RANGE PLANNING (Steve Kirk) 861-5202 skirk@scgov.net 
See Attached Memo. 

AFFORDABLE HOUSING (Vivian Roe) 861-5106 vroe@scgov.net 
In the CAP Scope of Work, please add a section related to Affordable and Community Housing. 
Describe how the development will be providing Affordable and Community Housing within the 
10,610 proposed units. Also describe how they will be monitored, whether the units will be for 
sale and/or for rent, and the tenure of affordability. 

PARKS AND RECREATION (Mike Sosadeeter) msosadee@scgov.net 
Parks, Recreation and Natural Resources requests a meeting with the applicant to discuss and 
clarify: 

1. Required park acreage and distribution in the development.  CAP regulations requires the use 
of the adopted Level of Service in the Comprehensive Plan. 
2. The potential need for a County park in this area per the 2016 Parks, Preserves, and Recreation 
Strategic Master Plan. 
3. Methodology for determining the most appropriate types of park and recreational 
facilities/amenities. 

TRANSPORTATION PLANNING (Marquis Bing) 861-0766 mbing@scgov.net 
See attached Memo. 

WATERSHED MANAGEMENT (Benjamin Choroser) 861-6707 bchoroser@scgov.net
 See attached memo. 

UTILITY PLANNING & REGULATORY (Brian Fagan) 861-0918 bpfagan@scgov.net 
Project is mostly within Englewood Water District boundaries.  Applicant indicated they are 
working with EWD and will continue to do so. 

mailto:bpfagan@scgov.net
mailto:bchoroser@scgov.net
mailto:mbing@scgov.net
mailto:msosadee@scgov.net
mailto:vroe@scgov.net
mailto:skirk@scgov.net
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Pre-Application Meeting Summary 
Page 3 

ENVIRONMENTAL PROTECTION (Bryan Beard 915-7717) bbeard@scgov.net 
See attached memo. 

ZONING (Donna Thompson) 861-6161 dthompso@scgov.net 
See Planning Services and Long Range Planning Comments. 

LANDSCAPING (Kristen Hellman) 861-0734 khellman@scgov.net 
1. Under Scope of Services, within the proposed "Pattern Book", please add proposed landscape 
improvements for planned roadways. 
2. Under Scope of Services, please add general locations and width range of  landscape buffers 
within the Index Maps. 

AIR AND WATER QUALITY (Joe Kraus) 726-4061 jkraus@scgov.net 
1. Page 6 of the submitted proposed scope of work for the CAP, under Elements Not Addressed, 
states, “There are no known sources of ground or surface water contamination within the 
Winchester Ranch CAP Study Area”. Staff has identified two areas that warrant additional scrutiny 
and discussion as follows: 

a. Along River Road, south of Winchester Boulevard, lies a known landfill. Information 
suggests that it is southeast of River Road, but it may extend northwest as well. The GPS 
coordinates are approximately 26.984238 x -82.309797. 
b. Along the south side of the site, near Englewood Sports Complex, is a parcel owned by 
Englewood Water District that was used as a gun range. It is unknown if, or how much, 
shooting related material may have been deposited on the Winchester Ranch site. The GPS 
coordinates are approximately 26.975275 x -82.329291. 

2. Much of the ranch property lies within the Gottfried Creek drainage basin and the Lemon Bay 
watershed. Gottfried Creek has a TMDL for variably high levels of bacteria. Lemon Bay is 
impaired for bacteria and the northern segment is additionally impaired for Nitrogen and 
Chlorophyll. Water Quality Planning staff therefore requests consideration of an ambient water 
quality monitoring plan. 

HISTORY CENTER (Steven Koski) 861-6883 skoski@scgov.net 
The Winchester Critical Plan Proposed Scope of Work, Elements Section, Historic Preservation 
component has been reviewed by Sarasota County Historical Resources and finds the Scope 
comprehensive and sufficient for moving forward.  In addition, the cultural resources consultant 
has met with Historical Resources both at the History Center and in the field for consultation on 
background research and field survey methodologies for compliance with Chapter 66, Article III, 
Historical and Archaeological Resource Protection (Sarasota County Code of Ordinances). 
Historical Resources will continue to work with the consultant throughout the process. 

SCAT (Christopher Vare) 861-1045 cvare@scgov.net 
After review, no comments. 

LAND DEVELOPMENT SERVICES (Jeff Rzewnicki) 861-0709 jrewnic@scgov.net 
Please follow the LDR for the Development. 

mailto:jrewnic@scgov.net
mailto:cvare@scgov.net
mailto:skoski@scgov.net
mailto:jkraus@scgov.net
mailto:khellman@scgov.net
mailto:dthompso@scgov.net
mailto:bbeard@scgov.net
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Pre-Application Meeting Summary 
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Submittals should be hand delivered to Planning Services, 1660 Ringling Boulevard, 1st Floor, 
Sarasota, Florida 34236. To ensure staff is available to assist you, please call the Planner of the 
Day at 941-861-5244 to make an appointment for submittal of your application.  Submittals will 
not be accepted without an appointment.  Please include a copy of this letter with your application. 

Sincerely, 

Steve Kirk, AICP, ASLA, Planner 
Planning Services 
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SARASOTA COUNTY GOVERNMENT 

Transportation Division 

TO: Kirk Crane, Planning and Development Services 

THROUGH: Paula R. Wiggins, P.E., MBA, Manager, Transportation Planning 

FROM: Marquis Bing, P.E., Technical Specialist, Transportation Planning 

SUBJECT: PRE-APPLICATION MEETING 

DATE: April 5, 2018 

PROJECT: WINCHESTER RANCH CRITICAL AREA PLAN 
PID: 0827001000, 0825001000, 0821001000 
LOCATION: SOUTH OF INCORPORATED LIMITS OF THE CITY OF NORTH 

PORT  
LIMS: 18-115666 PA 

APPLICANT: WINCHESTER RANCH FLORIDA LLLP/MARTIN BLACK, 
marty.black@mattamycorp.com 

AGENT: CRYSTAL ALLRED/STANTEC, crystal.allred@stantec.com 

Critical Area Plan (CAP) Applicant request for the Winchester Ranch CPA. The CAP Study 
Area includes 3,660 acres under common ownership, almost 2,900 acres of which are within the 
Future Urban Service Area, bounded by the West Villages and the City of North Port. 

The proposed CAP required a detailed traffic impact analysis. The 2014 analysis is 
unacceptable for this CAP. Please contact Transportation Planning at 941-861-0925 to set 
up a methodology meeting before conducting the analysis. 

Page 1 of 1 
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SARASOTA COUNTY GOVERNMENT 

REVIEW AGENCY  

DATA SHEET 

TO: Steve Kirk, Planner, Planning and Development Services Department 

THROUGH: Robert Laura, P.E., Stormwater Manager, Stormwater Planning and 
Regulatory, Public Utilities Department 

FROM: Benjamin Choroser III, Stormwater Engineer, Stormwater Planning and 
Regulatory, Public Utilities Department 

SUBJECT: Pre-Application Comments – Winchester Ranch Critical Area Plan- 
Stormwater 
PID#’s: 0827-00-1000, 0825-00-1000, 0821-00-1000, 0830-00-1000, 
0829-00-1000, 0831-00-1000 & 0833-00-1000 (± 3,660 acres) 
Proposed Critical Area Plan for the Winchester Ranch CPA. The CAP 
Study Area includes ± 3,660 acres under common ownership, almost ± 
2,900 acres of which are within the Future Urban Service Area, bounded 
by the West Villages and the City of North Port.  
Location: South of the incorporated limits of the City of North Port, and 
east and west of River Road, Sarasota, FL, 34223 
LIMS#: 2018 - 115666 PA 

DATE: Thursday, April 5, 2018 

Stormwater Comments: 

1. The applicant shall be required to provide a stormwater management system to satisfy 
treatment and attenuation of surface water runoff requirements for the development 
per the Land Development Regulations. Please maintain historic drainage flow 
patterns and inflow/discharge points for the site. 

2. Please provide a detailed drainage narrative to summarize how the stormwater 
management requirements for the site will be met for attenuation, water quality 
treatment, and floodplain compensation. If the stormwater management system is 
provided offsite, please provide details on location and type of system that will be 
provided. Please be aware that the proposed improvements appear to be located in the 
100-year floodplain on the site. 

3. For clarity, please provide the following “site data” area totals on the Development 
Concept Plan for this application: (1) Existing Impervious Area, (2) Existing 
Impervious Area to be Removed, (3) New Impervious Area, and (4) Total Net 
Impervious Area (+ or -).  
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4. If any on-site wetlands are to be made part of the proposed stormwater management 
system, please specify by labeling on the DCP and include in the detailed drainage 
narrative. Additionally, treatment must be provided in a proposed stormwater facility 
prior to discharging into the wetland areas. All off-site discharges into the wetland 
areas will need to be considered as part of the stormwater management system design. 

5. Please clarify if applicant is proposing to amend any previously approved Zoning Map 
Amendments, Comprehensive Plan Amendments, Development of Regional 
Impacts/Development of Critical Concerns, etc., related to the subject site, as part of 
this application? If so, please provide a strikethrough/underline version with the 
proposed changes for review. 

6. Please use the latest record models for Lemon Bay in meeting Sarasota County Land 
Development Regulation requirements and Comprehensive Plan consistency, which 
can be found on the ftp website (ftp://ftp.scgov.net/Pub/StormWater/). 

7. Please follow the Stormwater/Drainage requirements pertaining to the Critical Area 
Planning Regulations while preparing CAP documentation for submittal. 

8. Please provide a written response to all Pre-Application comments provided here prior 
to submitting for Completeness Review. 

9. Please follow the Land Development Regulations and Zoning Regulations for the 
development. 

General Comments: 

1. Please be aware that the Stormwater Division objects to any proposed reduction of 
side lot utility easements to permit placement of infrastructure, if being considered for 
this application. Our position is that the drainage easements, including drainage/utility 
side lot easements, should be recorded as described in the Subdivision Technical 
Manual of the Land Development Regulations, Chapter 74, Section A.4.b and no 
development should take place within the easements.  Please provide all proposed 
PUD waivers and modifications (variances) with justifications related to this petition 
for Stormwater Division’s review and comment. 

2. Please be aware that the proposed development falls within the Federal Emergency 
Management Agency (FEMA) Special Flood Hazard Area (SFHA) Zone AE described 
as areas inundated by the 100-year flood with base flood elevations determined (Base 
Flood Elevation of 7’, 10’, and 11’ NAVD88 (8’, 11’, and 12’ NGVD29)). The 
Building Division can be contacted (Phone: 941-861-5000) for minimum finished 
floor requirements for this site and the related FEMA SFHA. 

3. SWFWMD should be contacted for a permit. 

ftp://ftp.scgov.net/Pub/StormWater
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4. If discharging runoff to US 41, please contact FDOT for a permit. 

5. Please be aware that Public Drainage easements or Flowage easements for conveyance 
of historic flows across area being developed may be required for recording prior to 
Construction Authorization. As defined on Appendix C13a, a 12 ft easement or right-
of-way will need to be provided around the proposed storm water pond/lake top of 
bank. 

6. If considering the use of Low Impact Development techniques for reducing 
stormwater runoff and providing stormwater management, please refer to the Sarasota 
County Low Impact Development (LID) Guidance Document (Updated May 2015) for 
applications and requirements. The LID guidance document can be found and 
downloaded by searching key words “Low Impact Development Guidance Document” 
on the Sarasota County Website, www.scgov.net. 

PLEASE NOTE: 

According to the Alligator Creek, Forked Creek, Gottfried Creek Basin Master Plan 
(Lemon Bay Watershed), Lower Myakka River Basin Master Plan (Myakka River 
Watershed), and the Southwest Florida Water Management District (SWFWMD) aerial 
topography maps, 19% of the site is located in the 100-year floodplain. 

According to the Federal Emergency Management Agency’s (FEMA) Flood Insurance 
Rate Map (FIRM) Panels 12115C0365F, 12115C0370F, 12115C0451F, 12115C0452F, 
12115C0453F, and 12115C0460F, 16% of the site is located within Special Flood 
Hazard Area (SFHA) Flood Zone AE or areas determined to be in the 1% annual chance 
(100-year) floodplain with Base Flood Elevations (BFE’s) determined (BFE 7, 10’, and 
11’ NAVD88) and 84% of the site is located in Zone X (shaded) described as areas of 
0.2% annual chance flood (500-yr flood). 

Element 3, Chapter 7 Future Land Use, Policy 1.2.5 from the Sarasota County 
Comprehensive Plan allows development within the 100-year floodplain as long as the 
function of the floodplain is protected through floodplain compensation.  Floodplain 
compensation must meet the requirements of the Land Development Regulations (LDR) 
and will be examined at the time of Site and Development Plan / Construction Plan 
Approval. 

http:www.scgov.net
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INTEROFFICE MEMORANDUM 

To: Steve Kirk, Planner, Planning Services 

From: Bryan Beard, Environmental Specialist, Environmental Protection 

Division 

Date: April 6, 2018 

Subject: Winchester Ranch Critical Area Plan, Pre-Application Review Comments 

18-115666-PA 

Environmental Protection Division reviewed the above referenced proposed pre-
application rezone/special exception and have the following comments: 

1. The formal application shall include an environmental report prepared by an 
appropriate professional.  The report shall include a complete color habitat map 
based on Florida Land Use, Cover and Forms Classification System nomenclature 
(FLUCFCS) and overlaid on a recent aerial photograph, preliminary listed species 
information as discussed during the meeting held on April 3, 2018. 

2. With the continuation of agricultural practices after the CAP approval presents 
conflicts with certain Environmental Ordinances. Please call to arrange additional 
meeting/s to discuss possible stipulations to ensure preservation of the native 
habitats while ensuring continued agricultural practices on site. 

Should you have any questions about this matter, please contact me at 915-7717. 
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SARASOTA COUNTY GOVERNMENT 
Planning and Development Services 

TO: Kirk Crane, Planning Professional 

FROM: Steve Kirk, Planning Professional 

DATE: April 6, 2018 

SUBJECT: Winchester Ranch Pre-Application Review (18-115666 PA) 

General 

Because of the scope and complexity of the proposed Critical Area Plan (CAP) and associated 
rezone application(s), The applicant should meet with Planning staff to review and discuss the 
options for the structure, interface, and processing of the CAP and rezone application(s), to best 
meet the needs of the applicant and the requirements of the Comprehensive Plan, Zoning and 
Land Development Regulations.  

Scope of Work 

In addition to that provided in the proposed Scope of Work, the following elements should be 
included: 

General 

Executive Summary outlining key findings of the CAP, along with a description of the objectives 
of the CAP. 

Identification of proposed capital improvements projects and community services necessary to 
support proposed development, and method of funding. 

Community Service 

Police, Fire Protection, and Emergency Services – describe the demand of the proposed 
development for these services including the need for any additional facilities or services. 

Land Use 

Details of calculation of units based on acreage and future land use designations.  In addition, 
provide an analysis/explanation of how the MEC units are part of a mixed use development as 
required by FLU Policy 1.2.14 

Statement and analysis of proposed zoning district(s) to be used.  If planned districts, explanation 
and analysis of any needed modifications.  Also, if the rezoning of property is to be 
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accomplished in phases, an outline of the areas and timing. This should be discussed with 
Planning staff prior to development of the CAP. 

A clear and detailed description of the proposed review process (Winchester Ranch Village 
Pattern Plans), including areas subject to the process, timing, information to be submitted, and 
the level of detail required.  The review process will need to be outlined and defined either in 
conditions for development approval in the CAP, or stipulations in a rezone ordinance 

Proposed Conditions for Development Approval 

The Conditions for Development Approval would typically be developed in conjunction with, or 
subsequent to the execution of the CAP scope of work.  A complete review of the proposed 
Conditions for Development Approval cannot be undertaken without the completed CAP.   
However, the following comments are provided in response to the draft submitted. 

General 

Proposed modified regulations applicable to the proposed development (design principles) will 
need to be part of the CAP or Rezone adopting ordinances. 

Deviations from the Zoning or Land Development regulations design standards are possible 
through planned districts (PUD, PCD), however, these modifications can only be approved by 
the County Commission. 

Land Use 

Details of calculation of units based on acreage and future land use designations will be provided 
with the CAP. 

Discussions with Planning staff regarding accessory dwelling units is needed to insure 
consistency with Comprehensive Plan Policies and other standards for residential unit 
calculations. 

Winchester Ranch Design Principles 

It is assumed that all or part of the Winchester Ranch Design Principals would be adopted with 
the CAP or associated rezone ordinance(s).  Given the scope and complexity of the proposed 
Critical Area Plan and associated rezone application(s), applicant should meet with Planning 
staff to review and discuss the options for incorporating the design principals. 

Many of the design principals will work in concert with the Future Land Use Plan (Index) Map. 
Some of the information to be provided in the CAP will provide a basis and understanding of the 
design principals. A complete review of the cannot be accomplished without the benefit of the 
CAP and FLU (Index) Map(s). 
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CAP 18-01-SP; 18-133643 GA 
Rcv'd 6/1/2018Winchester Florida Ranch CAP Study Area and Impact Area Ownership 

Column1 Column2 Column3 

Map ID PIN Owner 

1 0481001011 ENGLEWOOD WATER DISTRICT 

2 0481001010 BMG THREE LLC 

3 0805001000 MANASOTA BEACH RANCHLANDS LLLP 

4 0807001000 MANASOTA BEACH RANCHLANDS LLLP 

0809001000 MANASOTA BEACH RANCHLANDS LLLP 

6 0811005000 MANASOTA BEACH RANCHLANDS LLLP 

7 0811004000 THOMAS RANCH LAND PARTNERS VILLAGE 4B LLLP 

8 0813001010 WATER MANAGEMENT DISTRICT & TIITF SOUTHWEST FLORID 

9 0483010004 BOCA ROYALE GOLF INC 

0483090005 RESOURCE CONSERVATION OF SARASOTA LLC 

11 0484081000 RESOURCE CONSERVATION OF SARASOTA LLC 

12 0827001000 THOMAS RANCH LAND PARTNERS SARASOTA LLLP 

13 0825001000 THOMAS RANCH LAND PARTNERS SARASOTA LLLP 

14 0823001000 FAIRWAY DEVELOPMENT-MYAKKA PINES LLC 

0821001000 THOMAS RANCH LAND PARTNERS SARASOTA LLLP 

16 0812001000 SARASOTA COUNTY 

17 0821002000 SARASOTA COUNTY 

18 0819001000 WATER MANAGEMENT DISTRICT & TIITF SOUTHWEST FLORID 

19 0494010001 GEORGE R THOMPSON CORP 

0000007746 TANGERINE WOODS OWNERS ASSOCIATION, INC. 

21 0495010002 CRW DEVELOPMENT LLC 

22 0830002000 SARASOTA COUNTY 

23 0830001000 THOMAS RANCH LAND PARTNERS SARASOTA LLLP 

24 0829001000 THOMAS RANCH LAND PARTNERS SARASOTA LLLP 

0831001000 THOMAS RANCH LAND PARTNERS SARASOTA LLLP 

26 0833001000 THOMAS RANCH LAND PARTNERS SARASOTA LLLP 

27 0833002000 SARASOTA COUNTY 

28 0834001000 SARASOTA COUNTY 

29 0834004000 FLORIDA POWER & LIGHT COMPANY 

0833001001 THOMAS RANCH LAND PARTNERS SARASOTA LLLP 

31 0835001100 SARASOTA COUNTY 

32 0835001000 WATER MANAGEMENT DISTRICT & TIITF SOUTHWEST FLORID 

33 0837001000 WATER MANAGEMENT DISTRICT & TIITF SOUTHWEST FLORID 

34 0496010002 LEMON BAY APARTMENTS LLC 

0851031000 FOXWOOD CONDOMINIUM ASSN INC 

36 0851020003 FOXWOOD CONDOMINIUM ASSN INC 

37 0851020005 MAMIESAN LLC 

38 0851070031 PARK FOREST PHASE 6B HOMEOWNERS ASSOCIATION INC 

39 0851020004 PARK FOREST PHASE 6 LLC 

0851010001 ENGLEWOOD WATER DISTRICT 

41 0849030001 ENGLEWOOD WATER DISTRICT 

42 0849020001 SARASOTA COUNTY 

43 0849010004 NEWMAN SUSAN A (LIFE EST) 

44 0849010003 NEWMAN SUSAN A (LIFE EST) 

0849010002 E & J MOWERS LAWN CARE LLC 
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Column1 Column2 Column3 

46 0847010370 LEFEBVRE ERIC J 

47 0847010010 SOARES JOSEPH M TTEE 

48 0847010020 CLARK MELVIN E 

49 0847010030 ROBERT & RENEE RAINS FAMILY TRUST 

50 0847010040 STIVER WILLIAM E 

51 0847010050 ANNECONE STEVE (TTEE) 

52 0847020380 RICHARDSON SUEZANN 

53 0847020400 STATLER HELEN E 

54 0847020410 COLLINI BROOK A 

55 0847020420 DONALD W MAC LEAN AND ANN MARIE MAC LEAN REVOCABLE TRUS 

56 0847020430 CORMIER SETH N 
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