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I.    NOTIFICATION OF PROPOSED 
CHANGE APPLICATION 
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A.    APPLICATION FORM 
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FORM DEO-BCP-PROPCHANGE-1 
Rule 73C-40.010, FAC. Effective 11-20-90 
(Renumbered 10-01-11)  

 
 
 
STATE OF FLORIDA 
DEPARTMENT OF ECONOMIC OPPORTUNITY 
DIVISION OF COMMUNITY PLANNING & DEVELOPMENT 
The Caldwell Building, MSC 160 
107 East Madison Street 
Tallahassee, Florida  32399 
 
 
 

NOTIFICATION OF A PROPOSED CHANGE TO A PREVIOUSLY 
APPROVED DEVELOPMENT OF REGIONAL IMPACT (DRI) SUBSECTION 

380.06(19), FLORIDA STATUTES 

 
 Subsection 380.06(19), Florida Statutes, requires that submittal of a proposed change to a 
previously approved DRI be made to the local government, the regional planning agency, and 
the state land planning agency according to this form.  

1. I, James A. Paulmann, the undersigned authorized agent for Palmer Ranch Holdings, LTD., 
hereby give notice of a proposed change to a previously approved Development of 
Regional Impact in accordance with Subsection 380.06(7), Florida Statutes. In support 
thereof, I submit the following information concerning the Palmer Ranch Increment XVI 
Development Order, which information is true and correct to the best of my knowledge. I 
have submitted today, under separate cover, copies of this completed notification to 
Sarasota County, the Southwest Florida Regional Planning Council, and the Florida 
Department of Economic Opportunity, Division of Community Development. 

 

 

              
(Date)       (Signature) 
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2. Applicant (name, address, phone).  

The Spanos Corporation 
2701 N. Rocky Point Drive, Suite. 180 
Tampa, Florida 33607 
 (941) 922-0759 
ATTN: Rick Wood, Division Manager 
(813) 288-0008 

3. Authorized Agent (name, address, phone). 

James A. Paulmann, FAICP 
Stantec Consulting Services Inc. 
6900 Professional Parkway East 
Sarasota, FL 34240-8414 
(941) 907-6900 

4. Location (City, County, Township/Range/Section) of approved DRI and proposed 
change. 

Palmer Ranch Increment XVI of the Palmer Ranch Development of Regional Impact (DRI) 
consists of the approximate 10.85± acre Parcel B8, located west of Honore Avenue and 
north of Palmer Ranch Parkway, the approximate 29.37± acre Parcel P3, located east of 
Honore Avenue and north of Central Sarasota Parkway in Sarasota County, Florida, and 
the approximate 14.06± acre Restoration Area D, located adjacent to Parcel P3 on the 
east.  

Parcel B8 is located in Section 14, Township 37 South, Range 18 East, Parcel P3 and 
Restoration Area D are located in Sections 25 and 36, Township 37 South, Range 18 East. 

5. Provide a complete description of the proposed change. Include any proposed 
changes to the plan of development, phasing, additional lands, commencement date, 
build-out date, development order conditions and requirements, or to the 
representations contained in either the development order or the Application for 
Development Approval. 

Indicate such changes on the project master site plan, supplementing with other 
detailed maps, as appropriate.  Additional information may be requested by the 
Department or any reviewing agency to clarify the nature of the change or the resulting 
impacts. 

The proposed change addressed in this application involves the elimination of 100,000 
square feet of commercial uses on Parcel B8, located in the northeast quadrant of 
Honore Avenue and Palmer Ranch Parkway and the addition of 232 multi-family 
residential units. 
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The Conceptual Development Plan for Increment XVI has been revised to reflect the 
proposed changes and is attached to this application. Also included, in Section III.E., is 
the draft Development Order language revised to reflect the proposed changes. 

6. Complete the attached Substantial Deviation Determination Chart for all land use types 
approved in the development.  If no change is proposed or has occurred, indicate no 
change. 

TYPE OF 
LAND USE 

CHANGE CATEGORY PROPOSED 
PLAN 

ADOPTED 
PLAN 

PREVIOUS D.O. 
CHANGE & DATE 

OF CHANGE 
Residential #Dwelling Units 310 78 Ord. 2014-027, 

4/23/2014 
Type of dwelling units Single family Single family  
 

 
Single family 

and Multi-
family 

 

# of lots  0  
Acreage, including 
drainage, ROW, 
easements, etc. 

 54.43± acres 
Ord. 2014-027, 
4/23/2014 

Site locational 
Changes    

# External vehicle 
trips    

D.O. Conditions    
Wholesale, 
retail, 
service 

Acreage, including 
drainage, ROW, 
easements, etc. 

15.04± acres 25.89± acres 
Ord. 2014-027, 
4/23/2014 

Floor space (gross 
square feet) 100,000 sq. ft. 185,000 sq. ft. Ord. 2014-027, 

4/23/2014 
#Parking spaces    
# Employees    
Site locational 
changes    

#External vehicle trips    
D.O. Conditions    
ADA Representations    

 
7. List all the dates and resolution numbers (or other appropriate identification numbers) of 

all modifications or amendments to the originally approved DRI development order that 
have been adopted by the local government, and provide a brief description of the 
previous changes (i.e., any information not already addressed in the Substantial 
Deviation Determination Chart).  Has there been a change in local government 
jurisdiction for any portion of the development since the last approval or development 
order was issued?  If so, has the annexing local government adopted a new DRI 
development order for the project? 
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Originally adopted on March 19, 2003 by Ordinance No. 2005-029, Palmer Ranch 
Increment XVI was amended once, on April 23, 2014 by Ordinance No. 2014-027.  There 
has been no change in local government jurisdiction for any portion of the development. 

8. Describe any lands purchased or optioned within 1/4 mile of the original DRI site 
subsequent to the original approval or issuance of the DRI development order.  Identify 
such land, its size, intended use, and adjacent non-project land uses within ½ mile on a 
project master site plan or other map. 

No lands have been purchased or optioned within ¼ mile of the original DRI Increment 
XVI sites.  

9. Indicate if the proposed change is less than 40% (cumulatively with other previous 
changes) of any of the criteria listed in Paragraph 380.06(19)(b), Florida Statutes. 

This question is no longer applicable. Subsection 380.06(19)(b), Florida Statutes, relating 
to substantial deviations no longer exists within 380.06, Florida Statutes. 

10. Does the proposed change result in a change to the buildout date or any phasing date 
of the project?  If so, indicate the proposed new buildout or phasing dates. 

Ordinance No. 2014-027 amended the build-out date for Palmer Ranch Increment XVI as 
December 31, 2016.  Section 5.1 of the Development Order allows for the extension of this 
build-out date by the Sarasota Board of County Commissioners upon approval of the 
Transportation Reanalysis every five years.  The most-recent Transportation Reanalysis 
was submitted to Sarasota County and approved by the Board of County Commissioners 
on July 13, 2016, as part of the amendment to the Master Development Order for the 
Palmer Ranch DRI (Ordinance No. 2016-030), thereby extending the build-out date for 
five more years to December 31, 2020.   

11. Will the proposed change require an amendment to the local government 
comprehensive plan? 

Provide the following for incorporation into such an amended development order, 
pursuant to Subsections 380.06 (15), F.S., and 73-40.025, Florida Administrative Code: 

Yes. The proposed change will require a text and a map amendment to the local 
government comprehensive plan. A Comprehensive Plan Amendment application is 
being filed to change the designation on the Future Land Use Map for the 10.85± acre 
Palmer Ranch Parcel B8 from Village I Commercial Center to High Density Residential (>9 
and >13 dwelling units per acre), an amendment to FLU Policy 1.2.15 that would allow for 
the blending of densities within an approved Development of Regional Impact (DRI) with 
Incremental Development Orders and an amendment to FLU Policy 2.5.2 to delete 
Palmer Ranch Parkway and Honore Avenue from the list of Village I Commercial Centers. 

12. An updated master site plan or other map of the development portraying and 
distinguishing the proposed changes to the previously approved DRI or development 
order conditions. 
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A new Exhibit D - Master Development Concept Plan for Increment XVI will result from the 
consideration and approval of the proposed change.  The MDO Map H-2 will also be 
updated to reflect changes to Parcel B8 as part of this NOPC, rather than filing a separate 
NOPC to the MDO.  This is consistent with the way MDO Map H updates were addressed 
in recent previous DRI Incremental approvals. 

13. Pursuant to Subsection 380.06(19)(f), F.S., include the precise language that is being 
proposed to be deleted or added as an amendment to the development order. This 
language should address and quantify: 

The revised language to the existing Development Order is attached hereto as Section 
III.C. 

a. All proposed specific changes to the nature, phasing, and build-out date of the 
development; to development order conditions and requirements; to commitments 
and representations in the Application for Development Approval; to the acreage 
attributable to each described proposed change of land use, open space, areas for 
preservation, green belts; to structures or to other improvements including locations, 
square footage, number of units; and other major characteristics or components of 
the proposed change; 

In addition to the preliminary information provided to the DRC staff members at the 
September 5, 2019, pre-application meeting for this proposed NOPC, a detailed 
technical analysis has been specifically provided for land use, transportation, 
drainage, and environmental conditions in the rezone application along with the 
proposed changes to the Development Order conditions for staff’s review and 
comment. 

b. An updated legal description of the property, if any project acreage is/has been 
added or deleted to the previously approved plan of development; 

No revisions to the legal description are proposed. 

c. A proposed amended development order deadline for commencing physical 
development of the proposed changes, if applicable; 

Development within Increment XVI has commenced on the residential portion of 
Parcel P3. No development has occurred on the commercial portion of Parcel P3 or 
on Parcel B8.  

The proposed multi-family residential development on Parcel B8 will be governed by 
the amended Development Order, if approved. 

d. A proposed amended development order termination date that reasonably reflects 
the time required to complete the development; 

The NOPC filed will include an amendment to the existing Development Order 
termination date, which was December 31, 2016 and extended to December 31, 2020 
through the most recent Transportation Reanalysis which was approved by the 
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Sarasota County Commission  on July 13, 2016, as part of the amendment to the 
Master Development Order for the Palmer Ranch DRI (Ordinance No. 2016-030), 
thereby extending the build-out date for five more years to December 31, 2020.   

e. A proposed amended development order date until which the local government 
agrees that the changes to the DRI shall not be subject to down-zoning, unit density 
reduction, or intensity reduction, if applicable; and 

This proposed change will, in effect, restate and ratify the existing Development 
Order, with a new effective Development Order date. 

f. Proposed amended development order specifications for the annual report, 
including the date of submission, contents, and parties to whom the report is 
submitted as specified in Subsection 9J-2.015(7), F.A.C. 

Any Development Order condition changes that are approved as a result of this 
NOPC will be included in all subsequent Bi-Annual Monitoring Reports.  There are no 
contemplated changes to any requirements of the Biennial Monitoring Report with 
this NOPC. 
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B.    LEGAL DESCRIPTION 
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I.B. Legal Description  

Parcel B8 

A parcel of land lying in Section 23, Township 37 South, Range 18 East, Sarasota County, Florida 
and described as follows: 
 
Begin at the southeast corner of Parcel "A", Stonebridge, Unit 1 as recorded in Plat Book 38, 
Pages 18 through 18D, Public Records of Sarasota County, Florida; thence N.00°24'03"W., along 
the east line of said Parcel "A", a distance of 432.38 feet to a point on the easterly line of Tract 
703 of said plat of Stonebridge, Unit 1; thence along said easterly line of Tract 703 for the 
following five (5) calls; (1) thence N.41°04'40"E., a distance of 29.10 feet; (2) thence N.54°29'10"E., 
a distance of 93.88 feet to the point of curvature of a curve to the left having a radius of 100.00 
feet and a central angle of 78°15'12"; (3) thence northerly along the arc of said curve, an arc 
length of 136.58 feet to the point of reverse curvature of a curve to the right having a radius of 
175.00 feet and a central angle of 15°44'46"; (4) thence northerly along the arc of said curve, a 
distance of 48.09 feet to the point of compound curvature of a curve to the right having a 
radius of 565.00 feet and a central angle of 13°06'00"; (5) thence northerly along the arc of said 
curve, an arc length of 129.18 feet to the point of tangency of said curve, said point also being 
the southwest corner of Increment "X", as recorded in Official Record Book 3052, Page 1282 of 
said Public Records; thence along the south line of said Increment "X" for the following four (4) 
calls; (1) thence S.84°55'18"E., a distance of 44.38 feet to the point of curvature of a curve to the 
left having a radius of 170.83 feet and a central angle of 32°32'23"; (2) thence easterly along the 
arc of said curve, an arc length of 97.02 feet to the point of reverse curvature of a curve to the 
right having a radius of 85.00 feet and a central angle of 29°02'44"; (3) thence easterly along the 
arc of said curve, a distance of 43.09 feet to the point of tangency of said curve; (4) thence 
S.88°24'57"E., a distance of 370.16 feet to a point on the east right-of-way line of Honore 
Avenue(variable width public right-of-way) as recorded in Official Record Book 3053, Page 2675 
of said Public Records; thence along said east right-of-way line for the following six (6) calls; (1) 
thence S.04°57'37"E., a distance of 0.81 feet to the point of curvature of a curve to the right 
having a radius of 2,819.25 feet and a central angle of 04°33'35"; (2) thence southerly along the 
arc of said curve, an arc length of 224.36 feet to the point of tangency of said curve; (3) thence 
S.00°24'02"E., a distance of 159.99 feet; (4) thence S.13°05'42"W., a distance of 51.42 feet; (5) 
thence S.00°24'02"E., a distance of 265.95 feet; (6) thence S.44°35'58"W., a distance of 84.85 feet 
to a point on the north right-of-way line of Palmer Ranch Parkway (100-foot wide public right-of-
way) as recorded in Official Record Book 3053, Page 2675 of said Public Records; thence along 
said north right-of-way line for the following two (2) calls; (1) thence S.89°35'58"W., a distance of 
276.97 feet to the point of curvature of a curve to the left having a radius of 1,005.00 feet and a 
central angle of 18°51'43"; (2) thence westerly along the arc of said curve, an arc length of 
330.85 feet to the POINT OF BEGINNING. 
 
Said Parcel contains 472,609 square feet or 10.8496 acres, more or less. 
 
 
Parcel P3: (Commercial) 

A parcel of land lying in Section 36, Township 37 South, Range 18 East, Sarasota County, Florida 
and described as follows: 
 
BEGIN at the most northeasterly corner of Central Sarasota Parkway (120 foot wide public right-
of-way) as recorded in Road Plat Book 4, Page 40, Public Records of Sarasota County, Florida, 
said point being the point of curvature of a curve to the right, of which the radius point lies 
N.01°15'15"E., a radial distance of 50.00 feet; thence along the northerly right-of-way line of said 
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Central Sarasota Parkway and the easterly right-of-way of Honore Avenue (150 foot wide public 
right-of-way) as recorded in said Road Plat Book 4, Page 40 for the following two calls; (1) 
thence northwesterly along the arc of said curve, through a central angle of 90°00'00", a 
distance of 78.54 feet, said curve having a chord bearing and distance of N.43°44'45"W., 70.71 
feet; (2) thence N.01°15'15"E., a distance of 1,209.85 feet; thence S.88°44'45"E., a distance of 
50.00 feet; thence S.65°46'13"E., a distance of 73.16 feet; thence N.67°05'50"E., a distance of 
86.29 feet; thence S.65°46'13"E., a distance of 323.21 feet; thence S.07°00'52"E., a distance of 
725.57 feet to the point of curvature of a curve to the right having a radius of 239.00 feet and a 
central angle of 37°51'08"; thence southerly along the arc of said curve, a distance of 157.89 
feet to the point of tangency of said curve; thence S.30°50'16"W., a distance of 133.30 feet to 
the point of curvature of a curve to the left having a radius of 361.00 feet and a central angle of 
18°25'00"; thence southerly along the arc of said curve, a distance of 116.04 feet to the point of 
tangency of said curve; thence S.12°25'16"W., a distance of 20.44 feet to the point of curvature 
of a non tangent curve to the right, having a radius of 1,450.00 feet and a central angle of 
10°48'58"; thence westerly along the arc of said curve, a distance of 273.73 feet, said curve 
having a chord bearing and distance of S.85°50'46"W., 273.32 feet, to the point of tangency of 
said curve; thence N.88°44'45"W., a distance of 137.22 feet to the POINT OF BEGINNING. 
 
Said parcel contains 654,966 square feet or 15.0360 acres, more or less. 
 
 
Parcel P3 (Residential):  

A parcel of land lying in Sections 25 and 36, Township 37 South, Range 18 East, Sarasota County, 
Florida and described as follows: 
 
Commence at the most northeasterly corner of Central Sarasota Parkway (120 foot wide public 
right-of-way) as recorded in Road Plat Book 4, Page 40, Public Records of Sarasota County, 
Florida, said point being the point of curvature of a curve to the right, of which the radius point 
lies N.01°15'15"E., a radial distance of 50.00 feet; thence along the northerly right-of-way line of 
said Central Sarasota Parkway and the easterly right-of-way of Honore Avenue (150 foot wide 
public right-of-way) as recorded in said Road Plat Book 4, Page 40 for the following two calls; (1) 
thence northwesterly along the arc of said curve, through a central angle of 90°00'00", a 
distance of 78.54 feet, said curve having a chord bearing and distance of N.43°44'45”W., 70.71 
feet; (2) thence N.01°15'15"E., a distance of 1,209.85 feet to the POINT OF BEGINNING; thence 
continue N.01°15'15"E., along said easterly right-of-way line of Honore Avenue, a distance of 
439.63 feet to a point on the south line of a 150' wide drainage easement as recorded in Official 
Records Instrument Number 2001075551, said Public Records; thence along said south and 
easterly easement line for the following three calls; (1) thence S.65°45'57"E., a distance of 731.90 
feet to the point of curvature of a curve to the right having a radius of 225.00 feet and a central 
angle of 58°45'20"; (2) thence southeasterly along the arc of said curve, a distance of 230.73 feet 
to the point of tangency of said curve; (3) thence S.07°00'37"E., a distance of 1,049.31 feet; 
thence S.68°43'34"W., a distance of 234.60 feet to the point of curvature of a curve to the right 
having a radius of 1,450.00 feet and a central angle of 11°42'43"; thence westerly along the arc 
of said curve, a distance of 296.40 feet to the end of said curve; thence N.12°25'16”E., a 
distance of 20.44 feet to the point of curvature of a curve to the right, having a radius of 361.00 
feet and a central angle of 18°25'00"; thence northerly along the arc of said curve, a distance of 
116.04 feet to the point of tangency of said curve; thence N.30°50'16"E., a distance of 133.30 
feet to the point of curvature of a curve to the left having a radius of 239.00 feet and a central 
angle of 37°51'08"; thence northerly along the arc of said curve, a distance of 157.89 feet to the 
point of tangency of said curve; thence N.07°00'52"W., a distance of 725.57 feet; thence 
N.65°46'13"W., a distance of 323.21 feet; thence S.67°05'50"W., a distance of 86.29 feet; thence 
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N.65°46'13"W., a distance of 73.16 feet; thence N.88°44'45"W., a distance of 50.00 feet to the 
POINT OF BEGINNING. 
 
Said parcel contains 631,188 square feet or 14.4901 acres, more or less. 
 
 
Wetland Restoration Area D 

A tract of land lying in Sections 25 and 36, Township 37 South, Range 18 East, Sarasota County, 
Florida and described as follows: 
 
Commence at the most northeasterly corner of Central Sarasota Parkway (120 foot wide public 
right-of-way) as recorded in Road Plat Book 4, Page 40, Public Records of Sarasota County, 
Florida; thence S.88°44'29"E., a distance of 137.61 feet to the point of curvature of a curve to the 
left having a radius of 1,450.00 feet and a central angle of 22°31'37"; thence easterly along the 
arc of said curve, a distance of 570.09 feet to the point of tangency of said curve; thence 
N.68°43'54"E., a distance of 233.88 feet to the POINT OF BEGINNING; thence N.07°00'37"W., a 
distance of 1,049.98 feet to the point of curvature of a curve to the left having a radius of 225.00 
feet and a central angle of 58°45'20"; thence northwesterly along the arc of said curve, a 
distance of 230.73 feet to the point of tangency of said curve; thence N.65°45'57"W., a distance 
of 731.48 feet to a point on the east right-of-way line of Honore Avenue (150 foot wide public 
right-of-way) as recorded in said Road Plat Book 4, Page 40; thence N.01°15'31"E., along said 
east right-of-way line, a distance of 135.27 feet; thence S.65°45'57"E., a distance of 214.55 feet; 
thence N.14°31'28"W., a distance of 31.44 feet to the point of curvature of a curve to the right 
having a radius of 100.00 feet and a central angle of 18°45'48"; thence northerly along the arc of 
said curve, a distance of 32.75 feet to the point of reverse curvature of a curve to the left having 
a radius of 100.00 feet and a central angle of 18°33'44"; thence northerly along the arc of said 
curve, a distance of 32.40 feet to the point of tangency of said curve; thence N.14°40'36"W., non 
tangent to the last stated curve, a distance of 123.34 feet to the point of curvature of a non 
tangent curve to the right, having a radius of 10.00 feet and a central angle of 63°17'00"; thence 
northerly along the arc of said curve, a distance of 11.05 feet, said curve having a chord 
bearing and distance of N.16°49'06"E., 10.49 feet, to the point of compound curvature of a curve 
to the right having a radius of 50.00 feet and a central angle of 89°28'50"; thence easterly along 
the arc of said curve, a distance of 78.09 feet, to the point of compound curvature of a curve to 
the right having a radius of 100.00 feet and a central angle of 30°54'28"; thence southeasterly 
along the arc of said curve, a distance of 53.94 feet to the point of reverse curvature of a curve 
to the left having a radius of 335.00 feet and a central angle of 14°14'45"; thence southerly along 
the arc of said curve, a distance of 83.29 feet to a point on the southwesterly boundary of 
Villagewalk, Unit 1A, as recorded in Plat Book 42, Page 19, said Public Records, also being the 
point of curvature of a non tangent curve to the left, having a radius of 335.00 feet and a 
central angle of 20°15'46"; thence along said southwesterly boundary of Villagewalk, Unit 1A for 
the following eight (8) calls; (1) thence southeasterly along the arc of said curve, a distance of 
118.47 feet, said curve having a chord bearing and distance of S.35°38'20"E., 117.86 feet, to the 
point of compound curvature of a curve to the left having a radius of 385.00 feet and a central 
angle of 05°07'07"; (2) thence southeasterly along the arc of said curve, a distance of 34.40 feet 
to the point of tangency of said curve; (3) thence S.50°53'20"E., a distance of 51.13 feet to the 
point of curvature of a curve to the left having a radius of 100.00 feet and a central angle of 
52°50'19"; (4) thence easterly along the arc of said curve, a distance of 92.22 feet to the point of 
compound curvature of a curve to the left having a radius of 250.00 feet and a central angle of 
27°22'29"; (5) thence northeasterly along the arc of said curve, a distance of 119.44 feet to the 
point of reverse curvature of a curve to the right having a radius of 230.00 feet and a central 
angle of 15°39'00"; (6) thence northeasterly along the arc of said curve, a distance of 62.82 feet 
to the point of compound curvature of a curve to the right having a radius of 45.00 feet and a 
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central angle of 56°25'08"; (7) thence easterly along the arc of said curve, a distance of 44.31 
feet to the point of compound curvature of a curve to the right having a radius of 25.00 feet 
and a central angle of 77°03'27"; (8) thence southerly along the arc of said curve, a distance of 
33.62 feet to the point of curvature of a non tangent curve to the right, having a radius of 115.00 
feet and a central angle of 36°44'05"; thence southwesterly along the arc of said curve, a 
distance of 73.73 feet, said curve having a chord bearing and distance of S.34°24'39"W., 72.47 
feet, to the point of curvature of a non tangent curve to the right, having a radius of 500.00 feet 
and a central angle of 30°51'36"; thence easterly along the arc of said curve, a distance of 
269.30 feet, said curve having a chord bearing and distance of N.70°33'56"E., 266.06 feet, to the 
point of tangency of said curve; thence N.85°59'43"E., a distance of 201.64 feet to the point of 
curvature of a curve to the right having a radius of 210.00 feet and a central angle of 98°28'47"; 
thence southeasterly along the arc of said curve, a distance of 360.95 feet to the point of 
compound curvature of a curve to the right having a radius of 350.00 feet and a central angle 
of 52°29'42"; thence southwesterly along the arc of said curve, a distance of 320.67 feet to the 
point of reverse curvature of a curve to the left having a radius of 475.00 feet and a central 
angle of 63°58'49"; thence southwesterly along the arc of said curve, a distance of 530.42 feet to 
the point of tangency of said curve; thence S.07°00'37"E., a distance of 600.68 feet; thence 
S.68°43'54"W., a distance of 128.97 feet to the POINT OF BEGINNING. 
 
Said tract contains 612,393 square feet or 14.0910 acres, more or less. 
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II.    MAPS 
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III.    APPLICATION SUPPORT INFORMATION 
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A.    SUMMARY OF CHANGES PROPOSED 
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III.A. SUMMARY OF CHANGES PROPOSED 

The Palmer Ranch Increment XVI Development of Regional Impact was originally 
approved by the Board of County Commissioners on March 19, 2003 (Ordinance No. 
2003-029) and amended on April 23, 2014 (Ordinance No 2014-027). Increment XVI 
consists of three parcels – B8, located west of Honore Avenue and north of Palmer Ranch 
Parkway; P3, located east of Honore Avenue and north of Central Sarasota Parkway; 
and Wetland Restoration Area D, which lies adjacent to the eastern portion of Parcel P3.  
Parcel B8 is approved for 85,000 square feet of commercial uses.   

The proposed change to Parcel B8 located in the northeast quadrant of Honore Avenue 
and Palmer Ranch Parkway involves the elimination of 85,000 square feet of commercial 
uses and the addition of 232 multi-family residential units. 

The Conceptual Development Plan for Increment XVI has been revised to reflect the 
proposed changes to Parcel B8 and is attached to this application. 
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B.    ENVIRONMENTAL ANALYSIS 
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III.B. ENVIRONMENTAL NARRATIVE IN SUPPORT OF A NOTICE OF PROPOSED CHANGE FOR INCREMENT 
XVI, PARCEL B8, OF PALMER RANCH 

Ranch Parcel B8 site is approximately 10.85± acres situated at the Northwest corner of 
Honore Avenue and Palmer Ranch Parkway within Section 23, Township 37 S, Range 18 E, 
in Sarasota County Florida. Stantec Consulting Services Inc. (Stantec) conducted the 
Environmental Site Assessment to characterize existing conditions on the subject parcel 
and the site’s potential to support state or federally listed wildlife on June 12 & 13, 2019.  

Habitats and land cover types found on this parcel are categorized below by using the 
Florida Department of Transportation Florida Land Use, Cover and Forms Classification 
Systems (FLUCCS). An exhibit of the property which illustrates the extent and location of 
these habitats and land cover types is depicted on the attached FLUCCS Map (F-1; 
Appendix B). The site characterization provided below contain evaluations of potential 
utilization by species listed as threatened or endangered by the Florida Fish and Wildlife 
Conservation Commission (FWC) or the U.S. Fish and Wildlife Services (FWS) based on site 
specific information and Stantec environmental staff experience conducting listed 
species assessments in the region. See Appendix C for associated site photos.  

FLUCCS CODE 190- OPEN LANDS (7.18 acres) 

The majority of this site is characterized as undeveloped land within an urban area that is 
currently inactive. The center of this project site is currently used as storage for lawn 
equipment and recreational vehicles that are surrounded by a gated fence colonized 
by Brazilian pepper (Schinus terebinthifolius).  Groundcover is dominated by maintained 
bahiagrass (Paspalum notatum) with scattered cabbage palms (Sabal Palmetto), live 
oak (Quercus virginiana), and planted Florida royal palms (Roystonea regia) on the 
peripheries of the property.  

FLUCCS CODE 422- BRAZILIAN PEPPER (0.63 acres)  

In the northwest corner of the property, Brazilian pepper lines the project boundary. 
Brazilian pepper is a nuisance/exotic species that is an aggressive invader of native 
Florida plant community. The Brazilian pepper has established along spoil mounds that 
boarder the northwest edge of the property.  

FLUCCS CODE 740- DISTURBED LANDS (3.03 acres) 

The center of this project boundary has been classified as disturbed lands. This area is 
made up of soil stock piles of fill generated from adjacent development areas. The 
disturbed lands have been colonized by Brazilian pepper, cabbage palms, carrotwood 
(Cupaniopsis anacardiodes), wax myrtle (Myrica cerifera), gallberry (Ilex spp.), 
broomsedge (Andropogon virginicus), cogongrass (Imperata cylindrica), Virginia 
creeper (Parthencissus quinquefolia) and purple passionflower (Passiflora incarnata).  

B2. Wetland modifications/alterations on the east side shall be as shown on Table 1 (Exhibit J) 
and Map F2 (Exhibit F), unless otherwise approved by the county Natural Sciences 
Division.  The total area of wetland habitat preserve may be slightly reduced resulting 
from unavoidable impacts necessitated by internal parcel roadway and infrastructure 
requirements as identified in subsequent applications for incremental development 
approval (AIDA’s).  All alterations in wetlands which result in a loss of habitat shall be 
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mitigated on a one-to one basis for wet prairies and sloughs and a Three to one basis for 
swamps and heads.  All wetland mitigation shall be accomplished within the “wetland 
restoration/rehydration target areas” shown on Map G2.1. 

No wetlands are located on Parcel B8. 

B.3. All subsequent AIDA’s shall document wetland seasonal high water level (SHWL) and 
identify methods for hydroperiod maintenance in accordance with the procedure 
described in the Environmental and Surface Water Management, Maintenance and 
Monitoring Manual. 

As in previous increments, Increment XVI will be designed in accordance with applicable 
local and state criteria to maintain onsite and off-site wetland hydrology, as appropriate.  
These include criteria that the project not alter the hydrologic characteristics of the 
adjacent wetlands or impact the drainage designs of other adjacent projects.  

B.5 Open space areas shall be depicted on the appropriate AIDA’s to ensure that 
preservation, conservation/open space areas, wildlife corridors, wetland restoration, 
mitigation and littoral zone target areas are used first to fulfill open space requirements.  
A breakdown of open space with an indication of where the proposed open space 
balance would be allocated in the future shall be submitted with each AIDA, thereby 
demonstrating compliance with this requirement.  Any proposed reallocation of open 
space types shall a) not involve either designated preservation areas or lands within 
existing eagle primary protection zones, b) not create a net loss of open space, and c) 
be justified by the Applicant and approved by the County Natural Sciences Division 
through the AIDA or subsequent amendment process.  Any proposed modifications 
complying with these criteria shall not be deemed a substantial deviation pursuant to 
Chapter 380, Florida Statutes. 

As required in Parcel B8 to meet the open space requirements of the zoning district and 
to comply with other local and state design criteria, areas contributing to open space on 
the site have been depicted on the Master Development Order Conceptual Master 
Development Plan (Map H-2).  Perimeter landscape buffers, and lake and littoral areas 
will be used to meet the open space requirements.   

B.6. In accordance with native habitat condition no. 9 herein, no less than 40.0 acres of mesic 
hammock shall be maintained as preserves, labeled as preserves on all plans, and 
whenever practical, recorded as separate tracts on appropriate final plats. Exact 
locations and acreages of mesic hammock preserves shall be identified in the 
appropriate subsequent AIDA’s. To ensure compliance with the Apoxsee management 
guidelines concerning mesic hammocks, the applicant shall develop in consultation with 
the natural sciences division a monitoring program through the preliminary plan and/or 
site and development plan process to assure that no more than 25 percent of mesic 
hammocks are removed from the east side palmer ranch DRI site and that 50 foot wide 
buffers of mesic hammock adjacent to wetlands and watercourses are maintained. Prior 
to or concurrent with the first preliminary plan and/or site and development plan 
submittal containing mesic hammock within the east side, a monitoring program shall be 
submitted to the county natural sciences division for review and approval. Said 
preservation areas shall be maintained in accordance with resource management plans 
(including identification of responsible entity) submitted as part of appropriate AIDA’s 
subject to review and approval by the county natural science division. 
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No Mesic Hammock occurs within Parcel B8.  
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C.    STORMWATER ANALYSIS 
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III.C. STORMWATER ANALYSIS 

EXISTING CONDITIONS 

Parcel B8 is located at the northwest corner of Honore Avenue and Palmer Ranch 
Parkway. In the existing conditions the 10.85 +/- acre parcel is mostly clear with open 
grass areas. There is an existing stormwater lake immediately north of the parcel. The 
project is within the South Creek basin which is part of the Little Sarasota Bay Watershed 
stormwater model. In the existing conditions the site drains north to the existing 
stormwater lake that is located immediately north of the parcel. 

PROPOSED CONDITIONS 

The proposed project is a 232-unit apartment complete with associated parking, utilities 
and drainage. Consistent with the pre-developed conditions and the previously 
approved Increment XVI, the post-developed project will drain north to the existing 
stormwater lake that is located immediately north of the parcel. Also consistent with the 
previously approved Increment XVI, the proposed project will include expanding the 
existing stormwater lake to provide additional stormwater treatment and attenuation for 
the project.   

A meeting was held with Sarasota County Stormwater staff to discuss the proposed 
project. At the meeting it was discussed that Parcel B8 is subject to Palmer Ranch 
Increment XVI (Ordinance No. 2014-027). This approval accounted for the subject parcel 
discharging to the existing lake that is located immediately north of the parcel.  The 
Master Development Plan that was part of the approved Increment included an 
expansion of the existing stormwater lake. In the meeting it was also discussed that 
based on our review of the 2012 version of the Little Sarasota Bay Watershed Stormwater 
ICPR Model, this version of the model accounted for a buildout CN on the subject parcel 
of 92. This version of the model also accounted (node stage areas) for an expansion of 
the existing lake consistent with the previously approved Increment XVI Master 
Development Plan. Based on discussions in the meeting, Sarasota County staff provided 
Stantec with an updated Little Sarasota Bay Watershed Stormwater ICPR Model (NAVD 
1988) consistent with the previously approved Increment XVI. This received ICPR model 
will be the model utilized for design and permitting of the subject project. During the 
construction plan review process, the proposed project will be required to demonstrate 
consistency with county provided ICPR stormwater model. 

 



 

12/13/2019  -  CJA 
V:\2156\active\215615171\planning\report\nopc\app_nopc-pr_inc_xvi_20191211.docx 

 



 

12/13/2019  -  CJA 
V:\2156\active\215615171\planning\report\nopc\app_nopc-pr_inc_xvi_20191211.docx 

D.    TRANSPORTATION IMPACT ANALYSIS 
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III.D. TRANSPORTATION IMPACT ANALYSIS 

INTRODUCTION 

The petitioner plans to develop Increment XVI (Parcel B8) of the Palmer Ranch DRI with 
232 age-restricted apartment units. Parcel B8 is located in the northwest corner of the 
Honore Avenue/ Palmer Ranch Parkway intersection and is shown in Map 1.  The original 
Ordinance No. 2003-029 and the amended and restated Ordinance No. 2014-027 
approved Parcel B8 for 100,000 square feet of nonresidential.  

The development intensity assumed in the Palmer Ranch 2015 MDO Traffic Analysis for 
Parcels P3 & B8 was 165,000 square feet of commercial and 20,000 square feet of office. 
Based on the proportional size of the two parcels, it was assumed that 40% of the 
development will occur on Parcel B8 (66,000 square feet of commercial and 8,000 
square feet of office) with the remaining 60% occurring on Parcel P3.  Furthermore, the 
impacts of the 232 multi-family dwelling units on Parcel B8 were analyzed to determine if 
operational improvements at the Honore Avenue/ Palmer Ranch Parkway intersection 
are required. 

Prior to undertaking the report, a transportation methodology statement was submitted 
to Sarasota County and approved on October 9, 2019.  A copy of the approved 
methodology is attached in Appendix C.  

TRIP GENERATION 

Traffic volumes generated by the proposed development and the development 
assumed in the Palmer Ranch 2015 MDO Traffic Analysis were estimated using the ITE Trip 
Generation Manual – the 10th Edition (2017). Land Use Code 252 (Senior Adult Housing – 
Attached) was used for the proposed development and Land Use Code 710 (General 
Office Building) and Land Use Code 820 (Shopping Center) were used for the 
development assumed in the Palmer Ranch 2015 MDO Traffic Analysis. The AM and PM 
peak-hour volumes from the proposed development are shown in Table D-1 and the AM 
and PM peak-hour traffic volumes from the development assumed in the Palmer Ranch 
2015 MDO Traffic Analysis are shown in Table D-2.  

 
Table D-1: AM Peak-Hour Trip Generation 

 
 

Total Enter Exit

AM
Senior Adult Housing - 
Attached - 252

Per Unit 240 T = 0.20(x) - 0.18 35% 65% 48 17 31

PM
Senior Adult Housing - 
Attached - 252

Per Unit 240 T = 0.24(x) + 2.36 55% 45% 60 33 27

Exit 
Split

Peak-Hour Total TripsTime      
Period ITE Land Use Category Variable Size Peak Trip Rate/ 

Equation
Enter 
Split
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Table D-2: Palmer Ranch 2015 MDO Traffic Analysis AM and PM Trip Generation 

 
 

The proposed development will result in 146 fewer AM peak-hour and 350 fewer PM 
peak-hour trips generated from the site compared to what was analyzed for Parcel B8 as 
part of the Palmer Ranch 2015 MDO Traffic Analysis. Similar to previous Transportation 
Reanalyses, the 2015 MDO Traffic Analysis demonstrates that the roads included in the 
Master Development Order provide a benefit greater than the impact of the approved 
Palmer Ranch land uses at buildout. Because the 2015 MDO Traffic Analysis accounted 
for a development with a higher trip generation potential than what is proposed, and it 
demonstrated that the construction of roadways through the DRI will outweigh the 
transportation impacts of the Palmer Ranch DRI, no off-site transportation improvements 
are required as part of this project. 

Site Access Analysis 

Sarasota County requires two driveway connections once a development constructs 
more than 100 dwelling units. Two access points are proposed; a main access at the 
existing driveway connection onto Palmer Ranch Parkway at Botanica Parkway that the 
Brookdale development utilizes and a secondary access onto Honore Avenue. The 
access onto Honore Avenue will be a directional median opening.  

Project traffic was distributed 45% to/from the north, 25% to/from the south, 20% to/from 
the west, and 10% to/from the east based on PM peak-hour traffic at the Honore 
Avenue/Palmer Ranch Parkway intersection. The project traffic distribution and 
assignment are shown in Figure D-1.  

An analysis of the operating conditions at the Palmer Ranch Parkway/Botanica Parkway 
intersection was conducted to verify if the existing left and right turn lanes have 
adequate length to accommodate the addition of Parcel B8’s traffic. Additionally, a turn 
lane analysis was performed at the new access point to Honore Avenue to determine if 
right or left turn lanes are warranted. 

Total Enter Exit

General Office    
Building - 710

Per ksf 8,000 T = 1.16(x) 86% 14% 9 8 1

Shopping Center - 820 Per ksf 66,000 T = 0.50(x) + 151.78 62% 38% 185 115 70

194 123 71
General Office           
Building - 710

Per ksf 8,000 ln(T) = 0.95ln(x) + 0.36 16% 84% 10 2 8

Shopping Center - 820 Per ksf 66,000 ln(T) = 0.74ln(x) + 2.89 48% 52% 400 192 208

410 194 216

AM

PM

TOTAL TRIPS

TOTAL TRIPS

Enter 
Split

Exit 
Split

Peak-Hour Total TripsTime       
Period ITE Land Use Category Variable Size Peak Trip Rate/ 

Equation
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Figure D-1: Project Traffic Distribution and Assignment 

 

Vehicle turning movement counts were conducted at the Palmer Ranch 
Parkway/Botanica Parkway intersection on Thursday August 22, 2019. The turning 
movement counts were taken during the AM (7:00 AM to 9:00 AM) and PM (4:00 PM to 
6:00 PM) peak periods to quantify existing AM and PM peak-hour conditions. The turning 
movement counts at the intersection were then adjusted to the peak season by the 
Sarasota County peak-season conversion factors. The seasonal adjustment factors, raw 
turning movement counts, and total traffic volumes are included in Appendix A. 

The Palmer Ranch Parkway/Botanica Parkway intersection was analyzed with the existing 
plus project traffic to determine if adding Parcel B8’s traffic adversely impacts the 
intersection’s level-of-service standard and if the existing turn lane lengths are adequate 
to support the projected traffic. The traffic volumes analyzed are shown in Figure D-2.  
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Figure D-2: Peak-Season Total Traffic Volumes 

 

Sarasota County has adopted an overall intersection level-of-service standard of D. In 
addition to the overall delay, the approach level of service at the intersection must be E 
or better. The Highway Capacity Software (HCS) was used for the unsignalized 
intersection analysis. As Table D-2 shows, the intersection will operate at acceptable 
level-of-service standards with the addition of project traffic. 

Table 4: Palmer Ranch Parkway/Botanica Parkway Intersection Analysis 

 
1. Left turn movement level-of-service. 

CONCLUSION 

The proposed change in land use will result in fewer maximum potential trips being 
generated from the subject parcel. The impacts of Parcel B8 were already accounted 
for in the Palmer Ranch 2015 MDO Traffic Analysis. The development intensity assumed in 
the Palmer Ranch 2015 MDO Traffic Analysis was 66,000 square feet of commercial and 
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8,000 square feet of office. The 232 age-restricted apartment units generate significantly 
less traffic than the development intensity approved. The 2015 MDO Traffic Analysis 
demonstrated that the construction of roadways through the DRI outweigh the 
transportation impacts of the Palmer Ranch DRI; no off-site transportation improvements 
are required as part of this project.  

An operational analysis was completed at the existing driveway connection onto Palmer 
Ranch Parkway at Botanica Parkway that the Brookdale development utilizes and the 
new driveway connection to Honore Avenue. The Palmer Ranch Parkway/Botanica 
Parkway intersection will operate at acceptable level-of-service standards and the 
existing 285-foot eastbound left turn lane and 225-foot westbound right turn lane have 
adequate length to accommodate the addition of Parcel B8’s traffic. At the new 
driveway connection to Honore Avenue, a 235-foot northbound left turn lane is required. 
The northbound left turn lane should be constructed in accordance with the FDOT 
Design Manual.  
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E.    WASTEWATER ANALYSIS 
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III.E. WASTEWATER ANALYSIS 

PALMER RANCH PARCEL B8  

The proposed change to Increment XVI is limited to Parcel B8, located in the northeast 
quadrant of Honore Avenue and Palmer Ranch Parkway, and includes the elimination of 
85,000 square feet of commercial uses and the addition of a 232-unit multi-family 
residential development. Parcel B8 will be an age-restricted multi-family residential 
development that will consist of 232 residential units along with an amenity center and 
community pool.   

Wastewater treatment services will be provided to Parcel B8 by the Sarasota County 
Environmental Services, Utilities (f/k/a Central County Utilities in this area), which includes 
the Palmer Ranch in its regional franchise area. Please refer to the Sarasota County 
Environmental Services Water, Sewer and Reclaimed Water Availability letter dated 
October 8, 2019, from Mike Mylett (See Appendix D). 

The projected wastewater flows, in million gallons per day (MGD) for the approved 
commercial uses and the proposed residential development are depicted on Table 9-1, 
based upon 200 gallons per day (GPD) per equivalent dwelling unit (EDU) as set forth in 
Sarasota County Ordinance No. 2011-044.  

The residential units associated with this parcel equates to 168 EDU’s. The Amenity Center 
is in the planning phase, thus six (6) EDU’s have been assumed. 

Table E-1 

Palmer Ranch Increment XVI Parcel B8 
Projected Wastewater Flows Demands 

Use Amount EDU FLOW MGD 

Commercial 85,000 SF 25.5 0.002845982 

Residential 232 MF Units 168.4  

Net Change   142.9 0.015948661 

* The NOPC to Increment XVI is limited to Parcel B8. 

 

 



 

12/13/2019  -  CJA 
V:\2156\active\215615171\planning\report\nopc\app_nopc-pr_inc_xvi_20191211.docx 

F.    WATER SUPPLY ANALYSIS 
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III.F. WATER SUPPLY ANALYSIS 

POTABLE WATER 

Sarasota County Environmental Service currently provides potable water service in this 
area and will provide service to Parcel B8 when constructed.  Please refer to the 
Sarasota County Environmental Services Water, Sewer and Reclaimed Water Availability 
letter dated October 8, 2019, from Mike Mylett (See Appendix D). 

The potable water demand, in million gallons per day (MGD), for Increment XVI is 
depicted on Table 10-1 below. Estimated flows as based on 250 gallons per day (GPD) 
per equivalent dwelling unit (EDU) as set forth in Sarasota County Ordinance No. 2011-
044. 

Table F-1 

Palmer Ranch Increment XVI Parcel B8 
Potable Water Demands 

Use Amount EDU FLOW MGD 

Commercial 85,000 SF 25.5 0.004427083 

Residential 232 MF 
Units 168.4 0.030208333 

Net Change   142.9 0.024809026 

* The NOPC to Increment XVI is limited to Parcel B8. 
 

NON-POTABLE WATER 

The non-potable demands of Parcel B8 is based on irrigation of the common areas and 
landscaping in road right-of-ways. The irrigation requirements are based on a 
landscaped/ grassed area demand of approximately 33.6 inches per year. SWFWMD’s 
AGMOD program was used to determine the approximate amount of allowable 
irrigation required to maintain the turf/ landscaping on Parcel B8. Consequently, the non-
potable water demand for Parcel B-8 in Increment XVI is estimated to be 0.004 MGD, on 
annual average. 

The project irrigation requirement/ non-potable water demands are anticipated to be 
met through the use of reclaimed water. The treated wastewater effluent shall be 
provided by Sarasota County Utilities from the Central County Facility.  

WELLS 

There are no known water wells on Parcel B8.  
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G.    DEVELOPMENT ORDER CHANGES 
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III.E. Development Order Changes 

The following revisions to Ordinance No. 2014-027 are detailed below: 

 

Land Use 

1.  All development shall occur in substantial accordance with the Development 
Concept Plans for Parcel P-3, date stamped February 3, 2014, and attached 
hereto as Exhibit C, and for Parcel B-8, date stamped February 3, 2014 _________, 
and attached hereto as Exhibit D. 
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A TRANSPORTATION IMPACT ANALYSIS 
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• This form is to be completed by Sarasota County DRC Members for Pre-App Meeting. 

• DRC members will note the information required for Step 3 - Formal Application.  

• Applicant/Agent should provide information for the Formal Application in the most suitable 
form, such as narrative descriptions, maps or plans, Development Concept Plan (DCP), 
reports, or tables. Additional narratives should be attached as a separate sheet. 

 

Project Name:      Pre-App Meeting Date:  

Palmer Ranch Parcel B8 Version 2   9/5/19 

 

Affordable Housing 

Affordable Housing is required. 

☒ N                                                                                                                                        

☐ Y, Based on ______________________________________________ (policy, regulation, stipulation) 

Requirements - Staff will provide the latest Area Median Income (AMI) information 

At or below 80% AMI: _______% of Units  _______ # of Units  

At or below 100% AMI _______% of Units  _______ # of Units  

 

Air and Water Quality 

Provide the following information in the narrative, maps or DCP: 

☐ Describe existing on-site Recognized Environmental Conditions (per ASTM 1527-13) 

☐ Describe current or historic uses likely to have resulted in environmental contamination. 
For example: petroleum or home heating oil storage tanks, chemical storage, mixing and application areas, historic landfills 

or dumps, cattle dipping vats, agricultural or recreational use (e.g. citrus grove or golf course), etc. 

☐ ESA - Provide an Environmental Site Assessment (ESA) that includes the following information 

__________________________________________________________________________ 

☐ Provide an analysis and consistency review of applicable Comprehensive Plan policies. 

☒ Staff comments or additional Information required:  

 

No comment.  

Environmental Protection 

Provide the following information in the narrative, maps or DCP: 

☒ Existing Land Cover with Florida Land Cover Classification System (FLUCCS) codes. 

☒ Preliminary Listed Species. 

☒ Protected Habitat. 

☐ Proposed impacts to Protected Habitat. 
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☐ Grand Tree Survey per County Code Section 54-586(4). 

☐ Watercourses (County Code Section 74 - Land Development Regulation). Existing Watercourses shall 

show a 50-ft buffer, from top of banks on each side of the watercourse, on the DCP. 

☐ Provide an analysis and consistency review of applicable Comprehensive Plan policies. 

☐ Staff comments or additional information required:  

 

Fire Protection 
Provide the following number of access points on the DCP, based on number of residential units per 

NFPA 1141 Table 5.1.4.1: 

☐ >100 units – 2 access points 

☐ > 600 units – 3 access points        

☐ Provide turn radius of roadways information.  

☐ Provide cul-de-sac turnaround information.  

☒ Staff comments or additional information required:  

 

1. At S&D provide the following information, there may be more at that time. 

2. Proposed placement of fire department connections (F.D.C.) shall be shown on plan submittals. 

3. There shall be a fire hydrant no closer than 20 feet or further than 100 feet from the fire department 
connection NFPA 14 (6.4.5.4). 

4. Fire department connections shall be on a separate line to the riser and tie into the fire sprinkler 
system on the sprinkler side of the riser check valve and control valve. They shall be 36 inches in 
height NFPA 14 (6.4.6) and be painted red 

5. Per NFPA 1 CH 18.5--no building other than 1 and 2 family homes may be farther than 250 lineal 
feet from a fire hydrant using road front footage. 

6. UDC Article 13 CH 124 / 254    

7. On projects involving any combustible type construction the fire protection system, including fire 
hydrants, shall be installed and in service prior to placing combustible building materials for 
structures or combustible pretested fabricated building assemblies on the project site or utilizing 
them in the construction of building structures. If phased construction is planned, coordinated 
installation of the fire protection water system is permitted.  Please show locations on Utility Plan. 
Hydrants shall remain unobstructed and meet clearance and height standards of NFPA 1, 18.5.3.  
Hydrant flow test information shall be provided for the hydrants required for this project following 
Sarasota County standards.  (The fire department and appropriate utility company must be 
contacted prior to any flow testing).  The hydrants shall be painted and color coded with quality 
paint with a sun inhibitor and blue reflective markers in place prior to final construction signoff 
NFPA 291. 
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8. Provide turning templates, as part of the construction plan set, showing traffic flow of fire apparatus 
having an overall length of 46’ 8’’ (including platform overhang), a 20’ 10’’ wheelbase, a 38 degree 
inside cramp angle, a bumper swing clearance of 44’ 7’’, a platform swing clearance of 45’ 10’’, and 
an SAE turning radius of 39’ 2’’. 

9. NFPA 1-18.2.3.4.1.1 Fire department access roads shall have an unobstructed width of not less than 
20 ft. and a vertical clearance of 13’-6’’. 

10. A minimum clear gate opening width of 15 feet is required.  Please detail that minimum clearance 
requirement on the plans. Emergency gate access must be provided per NFPA1 (18.2.2.1)  

11. (18.2.2.2). Please contact knoxbox.com to acquire the proper switching hardware for that access. 

12.  Per Sarasota County UDC--Access and accessway width. Residential condominiums, single family 
subdivisions, villas, duplexes or apartment complexes having 100 dwelling units or more, shall have 
two or more fully functional access points unless the County Engineer and the Fire Marshal 
determine that the design of a single access provides safe and reliable ingress and egress. A 
minimum pavement width of 20 feet shall be required for two-way traffic.  

13. Fire department access roads shall be provided such that any portion of the facility or any portion 
of an exterior wall of the first story of the building is located not more than 150 ft (46 m) from fire 
department access roads as measured by an approved route around the exterior of the building or 
facility. 18.2.3.2.2 

14. When buildings are protected with an approved automatic fire sprinkler system that is installed in 
accordance with NFPA 13, NFPA 13D, or NFPA 13R, the distance shall be permitted to be increased 
to 450 ft (137 m). 18.2.3.2.2.1   

15.  16.4.3.3.2   Where required by the AHJ, in buildings under construction, a standpipe system, either 
temporary or permanent in nature, shall be installed in accordance with NFPA 1-16.4.3.3.2.1 
through 16.4.3.3.2.10. 

16.    During construction and beyond…. 

17.   16.3.4.5 Stairs shall meet the requirements of NFPA 1-16.3.4.5.1 through 16.3.5. 

18.    16.3.4.5.1   In all buildings over one story in height, at least one stairway shall be provided that is 
in usable condition at all times and that meets the requirements of NFPA 101. 

19. Per NFPA 1 - 11.10 in all new and existing buildings, minimum radio signal strength for fire 
department communications shall be maintained at a level determined by the AHJ.  

20. 16.4.3.1.2 There shall be no delay in the installation of fire protection equipment  

Health 

Based on information in Form Part 1, provide the following information in the narrative, maps or DCP: 

☐ Existing well location. 

☐ Describe the intended disposition of the existing well. 
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☐ Existing septic system location. 

☐ Describe the intended disposition of the septic system. 

☒ Staff comments or additional information required:  

 

No comments. 

Historical Resources 

The parcel contains known archeological sites or historical structures. 

☒ N                                                                                                        

☐ Y, The Florida Master Site File number is _______________ 

Provide the following information in the narrative, maps or DCP: 

☒ Existing structures, 50 years or older, that will be renovated or demolished. 

☐ Provide an analysis and consistency review of applicable Comprehensive Plan policies. 

☒ Staff comments or additional information required:  

 

Completed during the Palmer Ranch DRI (Janus 1990). Parcel considered to have a low probability for 

historical resources. 

Landscape 

Provide the following information in the narrative, maps or DCP: 

☐ Existing on-site vegetation that could be preserved and count towards buffer requirements. 

☐ Existing landscape buffers on adjacent/abutting parcels. 

☐ Buffers - Note required and proposed buffer widths and opacity. 

☐ Fences - Note proposed perimeter wall or fence.                                                                                 

☒ Staff comments or additional information required:  

 

1. All buffers with Opacity must be labeled on the plan. A 50' wide buffer with 4 ft berm is required 
along Honore and Palmer Ranch Parkway and based upon Palmer Ranch Internal Commercial 
Design Guidelines. 

2. A 10-foot-wide buffer must be installed per Condition #17 adjacent to Alterra Assisted Living Facility. 
[ Palmer Ranch Internal Commercial Design Guidelines] 

3. 15 parking spaces are the maximum allowed in a row without a landscape island 10 feet wide with 
a large canopy tree. [Section 124-120] 

4. All parking must be screened from public right of way with a 3' hedge. Parking appears visible at 
entrances. [Section 124-122] 

Parks and Recreation 
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Provide the following information in the narrative, maps or DCP: 

☐ Describe how park and recreation needs for future residents will be met. 

☐ Describe if park and recreation facilities be open to the general public or as private amenities. 

☐ Describe who will be responsible for park and recreation maintenance. 

☐ Provide an analysis and consistency review of applicable Comprehensive Plan policies.             

☒ Staff comments or additional information required:  

 

No comments. 

Planning 

Provide the following information in the narrative, maps or DCP: 

☒ RZ – Describe rezoning request based on Unified Development Code Sections 124-39(c). 

☐ SE – Describe special exception request based on Unified Development Code Sections 124-43(c) and 

124-43(c)(2)b. 

☐ CAP – Describe designation and Conditions for Development Approval that affect or may be revised. 

☐ 2050 Village/Open Space RMA – Provide information based on Unified Development Code Section 

124-271. 

☐ Open Space – Note the required and proposed open space based on Unified Development Code 

Section 124-76. 

☐ Stipulations 

☐ Proposed revisions to existing stipulations (Word format, strike-through and underline). 

☐ Proffered new stipulations. 

☐ Provide an analysis and consistency review of applicable Comprehensive Plan Policies. 

☒ Staff comments or additional information required:  

 

DRI: Please provide standard DRI Questionnaire utilized for Palmer Ranch. 
 

 

Long Range:  The request is to revise the FLU designation from Village I Commercial Center to High 
Density Residential, and revise zoning from CN to RMF-3/PUD, for an age-restricted development 
consisting of 240 MF units. 
CPA and NOPC: 
1. The amendment should include revising the FLU Map, as well as FLU Policy 2.5.2. 

a. Provide justification in the CPA application for removing the Commercial Center 
designation on the FLU map. 

2. The proposed revisions to FLU Policy 1.2.15 would allow a higher density on a subject parcel in the 
DRI, but the overall density of the DRI area would not exceed the FLU designation (MODR, 2-5 u/ac) 
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and the maximum number of approved units would not be exceeded (called “blending of residential 
density” in the pre-app). 

a. Clearly state that these standards (FLU and DRI) will not be surpassed in the applications. 
b. Note other areas that could possibly implement the proposed amendment to FLU Policy 

1.2.15. 
Should you have any questions, please contact me at (941)- 861-5106 or at vroe@scgov.net. 

Rezone:   

3. A neighborhood workshop is required as stated in the Sarasota County Unified Development Code 
(UDC) Article 5 Section 124-39(c)(2).  The neighborhood workshop request form and related 
documents are available online @ https://www.scgov.net/government/planning-and-
development-services/pds-documents/-folder-467#docan7346_11284_6990. 

4. Follow the requirements for a Rezone/Special Exception Application, as described on the forms and 
UDC Article 5, Sections 124-39 & 124-43. 

5. Please follow the requirements of the Development Concept Plan Checklist, as described on the 
forms. 

6. Include a detailed narrative with your application explaining your proposed use.  Explain the history 
of land use and zoning of the subject and nearby properties. Explain how the proposed use is 
compatible with existing and planned nearby uses.  Clearly identify the size and location of all 
existing and proposed structures, those to remain and those to be removed or newly built. Describe 
proposed areas to be used for events, access, parking and open space.  

7. Provide a list of applicable Comprehensive Plan policies.  Provide specific details of the development 
that demonstrates consistency with applicable policy, and/or how each policy is advanced or 
implemented by the request.  Describe how the proposed development is consistent with the Future 
Land Use Map designation.     

8. Provide signature(s) of the current owner(s) or appropriate signature authority and disclosure on 
the Ownership Disclosure forms.  Provide contract purchaser information and signature(s). 

9. Applications forms and instructions are available online @  
https://www.scgov.net/government/planning-and-development-services/pds-documents/-folder-
464#docan7346_11284_6990. 

10. Applicants may request an appointment to review the application materials before submittal. 

11. Submit complete application as follows: 

• One (1) paper copy with Section divides 

• Electronically (PDF and Word files) on a CD 

• Entire application as one document, except for Neighborhood Workshop 

• Individual files, as deemed necessary 

• Ensure the legal description is provided as a stand-alone file in Microsoft Word 

mailto:vroe@scgov.net
https://www.scgov.net/government/planning-and-development-services/pds-documents/-folder-467#docan7346_11284_6990
https://www.scgov.net/government/planning-and-development-services/pds-documents/-folder-467#docan7346_11284_6990
https://www.scgov.net/government/planning-and-development-services/pds-documents/-folder-464#docan7346_11284_6990
https://www.scgov.net/government/planning-and-development-services/pds-documents/-folder-464#docan7346_11284_6990
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12. Schedule an appointment to submit application by calling the Planning office at 941-861-5244 or 
emailing planner@scgov.net.  Applications cannot be accepted without an appointment. 

 

SCAT (Sarasota County Area Transit) 

The proposed project is on a planned transit route. 

☐ N 

☐ Y                                                                                                                                                                 

☐ Transit facilities are required based on ____________________________________________ 

☐ Transit facilities are not required. Describe in the narrative whether proposed transit facilities are 

being considered.                                                                                                                                 

☐ Staff comments or additional information required:  

 

Schools (Contact 941-927-9000 x 69052) 

☐ Submit a School Impact Analysis Application for a School Concurrency Review  

https://www.sarasotacountyschools.net/Page/2428 

☒ Staff comments or additional Information required:  

 

No Comments. 

Site & Development                                                                                                                           

☒ Staff comments or additional information required:  

 

No Comment. 

Stormwater (Drainage) 

Provide the following information in the narrative, maps or DCP: 

The proposed project is located in the following FEMA Flood Hazard Area. Show on the DCP. 

☒ X 

☐ A 

☐ AE 

☐ AH 

☐ VE 

The proposed project is located in the following watershed.  

☐ Sarasota Bay 

☒ Little Sarasota Bay 

☐ Lemon Bay 

☐ Dona/Roberts Bay 

☐ Myakka River 

☐ Braden River 

mailto:planner@scgov.net
https://www.sarasotacountyschools.net/Page/2428
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☐ Coastal  

The site is located in a local community flood hazard area (CFHA). 

☐ N 

☒ Y 

☒ Locate the stormwater management facilities on the DCP. 

☒ Provide an analysis and consistency review of applicable Comprehensive Plan policies. 

☒ Staff comments or additional information required:  

 
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 Unified 
Development Code. Please maintain historic drainage flow patterns and inflow/discharge points for 
the site. At the time of site development, the applicant will also have to demonstrate consistency 
with the following stormwater policies in the county comprehensive plan. 

i. Future Land Use Policy 1.2.5 
ii. Water Policy 1.2.2 
iii. Water Policy 1.3.1 
iv. Water Policy 1.3.2 
v. Water Policy 1.3.5 

 
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. Please be aware that the proposed improvements appear to be located in the 100-
year floodplain on site. 

 
3. Please clarify in your drainage narrative if your stormwater pond will include the existing pond to 

the north or if it will be a separate facility. Also clarify if any wetlands will be included as part of the 
proposed stormwater facilities in your narrative. Please be aware that the UDC has different 
requirements for shared and stand-alone stormwater facilities. 

 
4. 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 -). If the proposed impervious acreage is ≥ 
8 acres, the site will need to be incorporated into Sarasota County’s Little Sarasota Bay Watershed 
Model at the time of Site Development Review showing no adverse impacts for the 100-year/24-
hour storm per Article 12, Section 124-252 of the Unified Development Code. 

 
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 
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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. Per the Palmer Ranch Parcel B8 Stormwater Design Discussion Meeting on July 2, 2019, please 

conduct the following at the time of site development: (A) Provide a Revised Existing Conditions 
Model as an updated master plan, (B) Reach out to Sarasota County for the latest watershed model 
to update and use, (C) Verify entitlements for impervious area(s), (D) Demonstrate consistency with 
the latest updated watershed model.  

 
7. SWFWMD should be contacted for a permit. 

 
8. 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. 

 
9. Please provide a written response to all Pre-Application comments provided here prior to submitting 

for Completeness Review. 

Transportation (Public Works Mobility) 

Provide the following information in the narrative, maps or DCP: 

☐ Provide proof of legal access to a public roadway, where no direct access is available. 

☐ Provide a Traffic Impact Study criteria and methodology per R98-169. 

☐ Paper copy (_____ # of copies) 

☐ Electronic copy (CD) 

 ☐ Provide a Traffic Impact Analysis Study. 

☐ Paper copy (_____ # of copies) 

☐ Electronic copy (CD) 

☐ Provide an analysis and consistency review of applicable Comprehensive Plan policies. 

☒ Staff comments or additional information required:  

 

1. The 5-year reanalysis for the Palmer Ranch DRI is due. Please contact Transportation Planning to 
set up a methodology meeting before conducting the analysis. 

2. Residential condominiums, single family subdivisions, villas, duplexes or apartment complexes 
having 100 dwelling units or more, shall have two or more fully functional access points. [UDC, 
Article 13, Section 124-255 (a)(4)] 
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3. Please maintain cross access to the abutting western parcel. 

4. Access to Honore Avenue does not meet spacing requirements for a full median opening and shall 
be restricted to right-in/right-out.  

5. Gated entries must be designed with the following elements outside of the right-of-way:  a turn-
around prior to the gate and adequate throat depth to stack three vehicles. (Zoning Ordinance 
Section 7.1.14)   

6. Sidewalks along the internal travel ways are required in accordance with the Florida Accessibility 
Code (UDC, Article 5, Section 124-42, b.6.d).  

7. Please show the sidewalks along the property frontage abutting Honore Avenue and Palmer Ranch 
Parkway. 

Utilities (Potable Water, Wastewater/ Sewer, Reclaimed Water) 

Provide the following information in the narrative, maps or DCP: 

Potable Water                                                                                               

The distance to the nearest potable water line is: ____________ 

☐ Provide a letter of availability from proposed provider. 

Wastewater                                                                                                

The distance to the nearest wastewater line is: ______________ 

☐ Provide a letter of availability from proposed provider. 

Reclaimed Water                                                                                         

The distance to the nearest reclaimed water line is: ___________ 

☐ Provide a letter of availability from proposed provider. 

☐ Provide an analysis and consistency review of applicable Comprehensive Plan policies. 

☒ Staff comments or additional information required:  

 

Please note that there is extremely limited wastewater capacity in the area of Parcel B8.  Offsite 

improvements are necessary in order to connect the project to the system.  Please contact Utilities 

Planning for more info.   

Zoning 

Provide the following information in the narrative, maps or DCP: 

☐ Planned Districts modifications– Provide proposed modifications to Zoning Regulations or Land 

Development Regulations standards. Reference regulation section, proposed new standards and 

justification for modification. 

☐ Planned District – Provide evidence of Unified Control, per Unified Development Code Section 124-

40(b)(1). 

☐ Conservation Subdivision – Provide a draft Conservation Easement Agreement. 
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☒ Staff comments or additional information required:  

 

1. Regarding the Comp Plan amendment, there will need to be implementing language added to the 
UDC.  Staff will be discussing the appropriate language/section to be amended to accommodate the 
change. 

2. With the rezone to the PUD, any modification to development standards contained in the UDC must 
be satisfactorily justified. 

3. A PUD requires 30% open space and binding development concept plan. 

Overview of Applications Required 

This proposed development will require an application for the following: 

☒ RZ (Rezoning Petition) 

☐ SE (Special Exception) 

☒ CPA (Comprehensive Plan Amendment) 

☒ Map 

☐ Text 

☐ CAP (Critical Area Plan) 

☐ New CAP 

☐ Map Amendment 

☐ Text Amendment 

☐ DOCC (Development of Critical Concern) 

Development Concept Plan (DCP) Requirement 

☒ Binding 

☐ Non-Binding 











 
  

    
 

 
     

  

 
      

     
 

  
        

     
     
    

 
   

  
  

    
  
                                                                                                                                                              
   

 
 
 
 

 
                                                                                                                                                            
   

 
 
 
 

   
        

  
  
    

 
      

  
  

 

a 
Sarasota County 

Step 1 – PRE-APPLICATION 
Part A – Pre-Application (DRC Meeting) General Information Form 

ZONING, FUTURE LAND USE AND CRITICAL AREA PLANS 
Provide the existing and proposed Zoning Districts, Future Land Use Designations and whether the 
proposed development is within a Critical Area Plan. Provide the area size in acres. 

Zoning Districts 
Existing Proposed 

1 - District __________  Acres __________ District __________  Acres __________ 
2 - District __________  Acres __________ District __________  Acres __________ 
3 - District __________  Acres __________ District __________  Acres __________ 

Is a Planned District proposed? 
 N 
 Y 
If Yes, will there be modifications to the Zoning Regulations or Land Development Regulations? 
 Unknown 
 N 
 Y; Describe 

Is the purpose of the proposed application to address a code violation? 
 N 
 Y; Describe 

Future Land Use (FLU) Designations 
Existing Proposed 

1 - Designation __________  Acres __________ Designation __________  Acres _________ 
2 - Designation __________  Acres __________ Designation __________  Acres _________ 
3 - Designation __________  Acres __________ Designation __________ Acres _________ 

Is the property located within the Urban Service Area Boundary? 
 N 
 Y 
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