DeSoto County
Planning Commission
Meeting Agenda

Tuesday, September 2, 2025 5:30 PM

CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL
SET OR AMEND THE AGENDA

PUBLIC FORM FOR NON-AGENDA ITEMS

PROOF OF PUBLICATION: MOTION TO FILE PROOF OF PUBLICATION

1.  Proof of Publication 25-1203

Attachments: Publishers Affidavit-EAR Property Co
Tear Sheet-EAR Property Co
Publisher Affidavit-Liverpool
Tear Sheet-Liverpool

MEETING MINUTES

2.  Planning Commission meeting minutes from August 5, 2025 25-1202

Attachments: 8-5-2025 PC Meeting Minutes-Draft

DEVELOPMENT DIRECTOR COMMENTS

ACTION ITEMS

3. Ordinance / EAR Property Co / RZNE-0069-2025 25-1201

Attachments: 2025-08-12 RZNE-0069-2025 EAR Property SR PC

Location Map
FLUM

Zoning Map
2025-08-12 RZNE-0069-2025 EAR Property Ord PC
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https://desotobocc.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6275
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=9dcd65db-0648-4588-be47-daff8df175d1.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=f5ab8d12-fad7-44dc-8a99-3740fac0568c.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=8a7d705b-d884-48bc-bee4-0ead20f3e5b4.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=6f695e08-3fe2-4875-924e-7887787e3eae.pdf
https://desotobocc.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6274
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=7d48a39c-67e0-49f3-a32b-178ab6026658.pdf
https://desotobocc.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6273
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=bf4e5adb-9d15-4104-861a-f0a2d8329b3b.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=d1e08330-3285-4609-bd5c-ceae2179825d.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=349230b7-f43d-4684-a498-cde0c087d3f8.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=edb13e64-3f1c-4b31-9d6a-a581175cd8e7.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=01161b23-0820-43c6-8e03-69aec6a4cca3.pdf

Planning Commission Meeting Agenda September 2, 2025

4. Ordinance / Robert M. & Barbara G. Tiffany Co. Trs (Liverpool PUD) 25-1209
RZNE-0061-2024
Attachments: GS 2025-08-22 RZNE-0061-2024 Liverpool SR for PC

Location Map
FLUM

Zoning Map
24004890-PUD-03 PLAN 2025-04-15

GS 2025-08-22 RZNE-0061-2024 Liverpool Ordinance for PC
PLANNING COMMISSION MEMBER REMARKS

NEXT MEETING

ADJOURNMENT

NOTE: For quasi-judicial matters, any party desiring a verbatim record of the proceeding of this
hearing for the purpose of an appeal is advised to make private arrangements for the production
ofa

record and anyone wishing to present documents or other written evidence to the Board must
provide

eight (8) copies of the written material. If special accommodations are required in accordance
with

the Americans with Disabilities Act, individuals should contact the County Administrator’s
Office by

calling 863-993-4800 at least forty-eight hours prior to the hearing.
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https://desotobocc.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=6281
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=1e1d8d81-b5aa-4567-af7f-972f3763b213.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=1e30d9d4-e62d-4a5d-bfee-71d0a3546c35.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=53f6e18a-3637-4939-8df0-61a19bcf70e3.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=1d09c1fc-fd4e-42d8-a9bb-196b5e11a02b.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=8e1270f0-a80e-4ea9-99dc-61e4a4873e79.pdf
https://desotobocc.legistar.com/gateway.aspx?M=F&ID=de252833-450b-4900-be8c-425fabc41432.pdf

DeSoto County

9/2/2025

Item #: 1.

L] Consent Agenda [Quasi-Judicial Public Hearing

0] Regular Business 5:30 pm
Public Hearing Proof of Publication

DEPARTMENT:  Planning & Zoning
SUBMITTED BY: Laura McClelland
PRESENTED BY: Bill Martin

TITLE & DESCRIPTION:
Proof of Publication

REQUESTED MOTION:
A motion to approve the proof of publication that ran Friday, August 22, 2025.

SUMMARY:

Legal ad ran in the Your Sun newspaper on Friday, August 22, 2025, noticing the
following applications for public hearing. EAR Property Co. RZNE-0069-2025 and
Robert & Barbara Tiffany Co-Trs (Liverpool PUD) RZNE-0061-2024.

DeSoto County Page 1 Printed on 8/26/2025



The Daily
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Charlotte * DeSoto ® Sarasota

PUBLISHER’S AFFIDAVIT OF
PUBLICATION STATE OF FLORIDA COUNTY
OF CHARLOTTE:

Before the undersigned authority personally appeared Jill
Kelli Di Benedetto, who on oath says that she is the Legal
Advertising Representative of The Daily Sun, a newspaper
published at Charlotte Harbor in Charlotte County, Florida;
that the attached copy of advertisement, being a Legal
Notice that was published in said newspaper in the issue(s)

08/22/25

as well as being posted online at www.yoursun.com and
www.floridapublicnotices.com.

Affiant further says that the said newspaper is a newspa-
per published at Charlotte Harbor, in said Charlotte County,
Florida, and that the said newspaper has heretofore been
continuously published in said Charlotte County, Florida,
Sarasota County, Florida and DeSoto County, Florida, each
day and has been entered as periodicals matter at the post
office in Punta Gorda, in said Charlotte County, Florida, for
a period of 1 year next preceding the first publication of the
attached copy of advertisement; and affiant further says that
he or she has neither paid nor promised any person, firm or
corporation any discount, rebate, commission or refund for
the purpose of securing this advertisement for publication
in the said newspaper.

T R T

(Signature of Affiant)

Sworn and subscribed before me this 25th day of
August, 2025

(Signature of Notary Public)

—— .

Nolary Fublic Siale al ﬂar-di

Laura M Robins
m My Commission HH 282830

Expites 9/26/2026

i i

——r

Personally known _X_ OR ___Produced Identification

Ticket: 3967430-1
BOCC EAR Property Co
3x10

Laura McClelland
Publish: 08/22/25
379254 3967431
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RUSSIA UKRAINE WAR

Russian attack on western Ukraine hits an American factory

SAMYA KULLAB
and ILLIA NOVIKOV
Associated Press

KYIV, Ukraine — Russia
launched a rare drone and
missile attack on western
Ukraine overnight, officials
said Thursday, striking targets
including an American-owned
electronics plant and injecting
further uncertainty into the
U.S.-led efforts to end the three-
year-old war.

The aerial assault on a part of
Ukraine that has largely avoided
such focused attacks was one
of Russia’s biggest this year and
came amid Moscow’s objections
to key aspects of proposals that
could end the fighting following
Russia’s February 2022 invasion
of its neighbor.

U.S. President Donald Trump
discussed the war with Russian

ASSOCIATED PRESS
Ukrainian servicemen of the 44th artillery brigade fire a 2522 Bohdana
self-propelled howitzer towards Russian positions at the frontline in the
Zaporizhzhia region, Ukraine, Wednesday, Aug. 20, 2025.

President Vladimir Putin in at the White House on Monday.
Alaska last week before hosting Russia’s Defense Ministry
Ukrainian President Volodymyr said the strikes targeted
Zelenskyy and European leaders “enterprises of the Ukrainian

military-industrial complex,”
including drone factories,
storage depots, missile launch
sites and areas where Ukrainian
troops were gathered. Russia
has repeatedly denied targeting
civilian areas of Ukraine.

Butina poston X, Zelenskyy
wrote that “the Russians
practically burned down an
American company producing
electronics — home appliances,
nothing military”

“The Russians knew exactly
where they lobbed the missiles.
We believe this was a deliberate
attack against American
property and investments in
Ukraine,” Zelenskyy wrote,
adding: “Telling attack, right as
the world awaits a clear answer
from Russia on negotiations to
end the war”

Trump last month questioned
Putin’s commitment to ending

the war, saying the Russian
leader “talks nice and then he
bombs everybody”

In a social media post
Thursday, Trump criticized his
predecessor, Joe Biden, for not
providing Ukraine with more
weaponry it needs to “fight
back”

“Itis very hard, if not
impossible, to win a war
without attacking an invaders
country, Trump said. “It’s like
a great team in sports that has
a fantastic defense, but is not
allowed to play offensive. There
is no chance of winning! It is like
that with Ukraine and Russia.”

The White House didn’t
immediately respond to a
request for comment on
whether Trump is considering
changes to the types of weapons
the U.S. will provide to Kyiv.

LAW

Appeals court throws out massive civil fraud penalty against President Trump

JENNIFER PELTZ

in Trump’s appeal, buta

by Democratic governors.

fraud finding, dismissed

meantime, Trump and his

and MICHAEL R. SISAK majority said the monetary Engoron’s other pun- the monetary penalty in co-defendants, the judges
Associated Press penalty was “excessive” ishments, upheld by the its entirety while alsoleav-  wrote, can seek to extend
Alower-court judge, appeals court, have been ing a pathway for anappeal the pause to prevent any

NEW YORK — A New Arthur Engoron, had on pause during Trump’s to the state’s highest court, ~ punishments from taking
Yorkappeals court on ordered Trump lastyearto  appeal, and the president ~ the Court of Appeals. Inthe effect.
Thursday threw out P res- pay $355 million in pen- was able to hold off collec-
1dent.Dor.1ald T.rumps alties after finding thathe  tion of the money by post-
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Trump claimed “TOTAL
VICTORY” in the case,
which stemmed from a
civil lawsuit brought by
New York Attorney Gen-
eral Letitia James.

“They stole $550 mil-
lion from me with a fake
case and it was overturned,’
Trump said, echoing his
earlier social media post
asheaddressed police in
Washington, D.C. “They
said this was a fake case. It
was a terrible thing”

James, a Democrat,
focused on the parts of the
decision that went her way,

it “affirmed the well-sup-
ported finding of the trial
court: Donald Trump,
his company, and two of
his children are liable for
fraud”

The ruling came seven
months after Trump
returned to the White
House, his political for-
tunes unimpeded by the
civil fraud judgment, a
criminal conviction and
otherlegal blows. A sharply
divided panel of five judges
in the state’s mid-level
Appellate Division couldn’t
agree on many issues raised

AN‘EXCESSIVE’ FINE

“While harm certainly
occurred, it was not the cat-
aclysmic harm that can
justify a nearly halfbil-
lion-dollar award” to the
state, Judges Dianne Ren-
wick and Peter Moulton
wrote in one of three opin-
ions shaping the appeals
courts ruling. They called
the penalty “an exces-
sive fine that violates the
Eighth Amendment of the
United States Constitu-
tion.” Both were appointed

UOIN OUR TEAM

e

—

for your attention to this
matter”

The five-judge panel,
which split on the merits of
the lawsuit and Engoron’s

silver, coins, Rolex and

i

vintage jewelry

IN BUSINESS OVER 41 YEARS

Po[t Charlotte * 941-625-0666

adno=39

NOTICE OF PUBLIC HEARING

5:30

Notice is hereby given that the below ordinance(s) will be considered
at the regularly scheduled Public Hearings/Meetings of the Planning
Commission, sitting as the Local Planning Agency, and Board of
County Commissioners (Board) on the dates and times listed below,
or as soon thereafter, as they may be heard on those dates. All public
hearings will be held in the County Commission Meeting Room
103, Administration Building, 201 E. Oak Street, Arcadia, Florida.
Copies of the applications and staff reports are available at the
Development Department Room 204, Administration Building, 201
E. Oak Street, Arcadia, Florida five days prior to the meeting dates
and are available on the County’s website at www.desotobocc.com
under Department News and News & announcements. Members of
the public may appear and be heard on the matters to be considered.
Pursuant to Section 286.0105, F.S,, if you want to appeal any decision
of the Planning Commission or Board, you will need a record of the
proceedings, and for such purpose, you may need to arrange for a
verbatim transcript to be prepared.

PLANNING COMMISSION: (PC) Tuesday, September 2, 2025 at

BOARD OF COUNTY COMMISSIONERS: (Board) Tuesday,
September 23, 2025 at 9:00 AM

1. Ordinance, EAR Property Co. Rezone (RZNE-0069-2025) PC

& Board

Do you have an interest in writing? Do you
have an interest in Southwest Florida boating,
fishing, hunting and other aspects of wildlife?

Waterline is seeking a new full-time editor for the publication
who will help guide it and write environmental-based stories
for it and for The Daily Sun.

Applicants should have a background in environmental or
wildlife journalism. A knowledge of Southwest Florida and its
culture of fishing, hunting, boating and wildlife is preferred.

Waterline is a part of Adams MultiMedia, one of the
~ fastest growing media companies in the United States
with a variety of benefits.

=oupe

T-PIPE96t

additional company information

To apply, send a resume and :
pertinent news clips to Scott Lawson | -
at scott.lawson@yoursun.com. ‘

AN ORDINANCE OF THE DESOTO COUNTY, FLORIDA BOARD
OF COUNTY COMMISSIONERS AMENDING THE OFFICIAL
ZONING ATLAS FOR A +/-0.43 ACRE PARCEL FROM PLANNED
UNIT DEVELOPMENT (PUD) TO AGRICULTURAL 5 (A-5) FOR
PROPERTY GENERALLY LOCATED IN SOUTHWEST DESOTO
COUNTY AT 8355 SW LIVERPOOL ROAD, THE PROPERTY
IDENTIFICATION NUMBER BEING 35-39-23-0000-0090-0000
FOR EAR PROPERTY CO; PROVIDING FOR AN EFFECTIVE
DATE.
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PUBLISH: AS DISPLAY AD Friday, August 22, 2025

adno=3967430-1
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PUBLISHER’S AFFIDAVIT OF
PUBLICATION STATE OF FLORIDA COUNTY
OF CHARLOTTE:

Before the undersigned authority personally appeared Jill
Kelli Di Benedetto, who on oath says that she is the Legal
Advertising Representative of The Daily Sun, a newspaper
published at Charlotte Harbor in Charlotte County, Florida;
that the attached copy of advertisement, being a Legal
Notice that was published in said newspaper in the issue(s)

08/22/25

as well as being posted online at www.yoursun.com and
www.floridapublicnotices.com.

Affiant further says that the said newspaper is a newspa-
per published at Charlotte Harbor, in said Charlotte County,
Florida, and that the said newspaper has heretofore been
continuously published in said Charlotte County, Florida,
Sarasota County, Florida and DeSoto County, Florida, each
day and has been entered as periodicals matter at the post
office in Punta Gorda, in said Charlotte County, Florida, for
a period of 1 year next preceding the first publication of the
attached copy of advertisement; and affiant further says that
he or she has neither paid nor promised any person, firm or
corporation any discount, rebate, commission or refund for
the purpose of securing this advertisement for publication
in the said newspaper.

T R T

(Signature of Affiant)

Sworn and subscribed before me this 25th day of
August, 2025

(Signature of Notary Public)

—— .

Nolary Fublic Siale al ﬂar-di

Laura M Robins
m My Commission HH 282830

Expites 9/26/2026

i i

——r

Personally known _X_ OR ___Produced Identification

Ticket: 3967638-1
EOCé) Liverpool PUD
X

Laura McClelland
Publish: 08/22/25
379254 3967639
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NORTH PORT FESTIVAL

A Star-Spangled summer sendoff

City of North Port

previously rescheduled
its Independence Day

celebration due to
weather concerns

DANIEL FINTON
Staff Writer

NORTH PORT — The annual

Fourth of July celebration called the
Freedom Festival was postponed due

to weather concerns.

Now, the “redux” of the event is
scheduled for Labor Day weekend.

When postponing the event, offi-
cials said the “difficult decision” was
“not made lightly” and was done for a

number of safety reasons.

Wet weather ultimately never
came and other local events went on.

North Port’s rescheduled event
will be from 5:30 to 9 p.m. Aug. 30
with a fireworks show at 8:30 p.m. at
CoolToday Park, 18800 W Villages

Parkway.

The event kicks off with the

crafts and more.

be food trucks.

dren.

national anthem being sang and a
flyover taking place from the Raptors
Formation Flight Team.

Words from dignitaries will follow
and then attendees can take to “Fire-
cracker Lane,” inside the stadium,
where local vendors will offer goods,

Outside of the stadium, there will

A number of activities, games and
more will also be at the event for chil-

Then, people are welcome to pop
asquat and enjoy live entertainment
from Thunder Beach, alocal band.

PHOTO PROVIDED BY CITY OF NORTH PORT
The Freedom Fest event, which was canceled this year, welcomes thousands.

People can also bring blankets
and chairs to relax on the event lawn
while waiting to take in the music
and then the firework finale.

Admission and parking are free.

Officials say arriving early can
allow people to enjoy all of the fes-
tivities the event has to offer, and will
also ensure a perfect spot is found.

When held July 4, the Freedom
Festival generally welcomes thou-
sands of people.

No personal fireworks, sparklers
or animals are allowed at the event.

For more information, visit
NorthPortFL.gov/FreedomFestival

tery.

site.

LOTTERY

Check your ticket

Fantasy 5 winner sold at
local store, will spilt prize

STAFF REPORT

NORTH PORT — A Fantasy 5 lottery ticket sold ata
local gas station has won part of a jackpot.

The ticket was a quick-pick sold at the Circle K store
at 13280 Tamiami Trail, North Port, for the evening
drawing on Wednesday, according to the Florida Lot-

The winning numbers are 8-10-15-20-31. The draw-
ing date was Aug. 20.

The jackpot for that drawing is $37,739.29, the lot-
tery reports.

However, the winning ticket was one of three with
identical winning numbers. The other winning tickets
were sold in Sunny Isles Beach and Hollywood, Florida.

Florida Lottery draw game prizes must be claimed
within 180 days of the draw date, according to its web-

Prizes of $599 or less may be claimed at any autho-
rized Florida Lottery retailer or Florida Lottery district
office. Prizes for $600 to $1 million must be claimed in
person at any Florida Lottery district office.

To find an office, visit www.flalottery.com or call
850-487-7787 between 9 a.m. and 5 p.m. Monday
through Friday.

Stories/qoms:

anonprofit, is encourag-
ing people to share stories
of pets adopted from their
facility. Doing so gives

the nonprofita chance to
secure a “lifesaving invest-
ment” up to $100,000.

According to a Suncoast
Humane Society press
release, since 2013, more
than 25,000 adopters have
shared their “love story”
with Petco Love.

The nonprofit has
awarded $8 million in
“lifesaving investments
to the animal welfare

organizations that made
those adoptions possible,”
the news release states.

Earlier this year, Petco
Love awarded $500,000 to
the love story winners from
25 animal welfare partners
across the country. The
grand prize winning orga-
nization won $100,000.

"By sharing our stories,
we spread love and inspire
others to open their homes
and lives,” said Maureen E.
O’Nell, the executive direc-
tor of Suncoast Humane
Society.

“Petco Love Stories high-
lights the life-changing

impact adopted pets have
on the people who love
them,” said Susanne Kogut,
the president of Petco
Love.

“These powerful sto-
ries not only celebrate the
unbreakable bond between
pets and their families but
also highlight the incredi-
ble work of our animal wel-
fare organization partners
across the country. We're
proud to champion these
connections and help more
pets find loving homes,”
Kogut said.

To submit a story, visit:
tinyurl.com/3e53kpm8

DOG E/from B1

expense. We all have
fought to keep our 911 sys-
tem because we know it’s
saving lives. But if some-
body looks on paper, they
will say, ‘hey you can save
an unnecessary expense’
and they will see a price
tag of possibly $1 million
(in savings). Of course we
know it’s not a million dol-
lars”

Punta
Gorda Vice
Mayor Greg
Julian said
the City
Coun-
cilhad no
choice but
to sign the agreement with
the new state agency. He
recently attended a Florida
League of Cities meeting
and learned more about
the Florida DOGE require-
ments.

Julian said Ingoglia has
the “statutory authority” of
subpoenas to gain access to
local government files.

“Its not optional,”

Julian said. “I'm not con-
cerned that we are spend-
ing money frivolously.
Staffis doing an incredi-
ble job with every resource
we have, but the only area
that I do have a concern
that they mention is giv-
ing money to nonprofit
groups.”

The city awards about
$25,000 in grants annually
to nonprofit groups who
help residents with social
services issues, home-
lessness, medical ser-
vices, child care and envi-
ronmental resources that
include water testing. It

equates to about $1 in taxes
per person in the city.

Reichert said documents
were already given to the
state, adding the agree-
ment is just a “formaliza-
tion of that action”

“We will have to band
together with other cit-
ies and other townships to
make sure that we do retain
that home rule,” she said.

Mayor Debi Lux agreed
with Lockhart, but said
there were no rules in the
agreement, just the need
for a contact person for the
city.

Lockhart said she
wanted it in writing that
the city retains its home
rule power to make deci-
sions.

Commissioner Jeannine
Polk said she didn’t believe
the state was after safety
issues.

“Ihave yet to see any-
body say they are tak-
ing away our 911 call cen-
ter, that’s not what this
is about,” Polk said. “It’s
about your population
grew this much, but your
tax base grew this much
and there’s not a balance
there. So you need to figure
it out. Iwould be surprised
ifthey are saying you will
do this, you will do that”

This week, Ingoglia was
atapress conference in
Palm Beach County. He
said six governments were
audited so far, especially
after property taxes signifi-
cantly rose in these cities.

Florida DOGE collects
data regarding any diver-
sity and inclusion train-
ing, electric vehicle pur-
chases, multicultural
affairs, Hispanic office for

LOVE

NEWS

YOUR LOCAL <

¥ve

local assistance, water and
wastewater management,
compensation, property
management, homeless
services.

“We must ensure that the
safety and security of Pres-
ident Trump and other
dignitaries is a top prior-
ity Ingoglia said at a news
conference. “We will bring
local government spend-
ing to light, expose waste,
fraud, and abuse of tax-
payer money, and ensure
that the taxpayers are
armed with the informa-
tion they need to hold
their local governments
accountable”

Atthe recent Orlando
news conference, Ingoglia
said he said he didn’t want
to hear any local govern-
ment was cutting “any fire
and any police”

“Those are the first
things that they should be
taking care of;” he said.

Funding/from B1

by Long Term Recovery Groups within
each county;’ it stated.

Efforts can include home repairs
and rebuilds, furniture and appliance
replacement and other aspects to make
homes “safe and livable,” it stated.

“We are grateful for The Patterson
Foundation’s continued partnership and
dedication to our region’s disaster recov-
ery needs,” said Kirsten Russell, Com-
munity Foundation of Sarasota County’s
Vice President of Community Impact, in
the news release. “From experience, we
know that many needs will not be evi-
dent for weeks, months or even years
after the storm.

“By investing in long-term recovery,
the Suncoast Disaster Recovery Fund
ensures our region’s most vulnerable
can heal holistically and our communi-
ties can restore their stability beyond the
immediate crisis”

To donate to the Suncoast Disaster
Recovery Fund, visit TinyUrl.com/
ye75d4pp

Donations also can be made by writing
a check payable to Community Foun-
dation of Sarasota County and mailing
it to: Attn: Suncoast Disaster Recovery
Fund, 2635 Fruitville Road, Sarasota, FL
34237.

Donations are tax-deductible, it noted.
For more information, visit CFSarasota.
org.

=3965287-1

adno:

WIRATS [REALLY?
IN WATERY

Leaf Home Water Solutions will test your water
for contaminants and make recommendations
to ensure you get the cleanest, crispest

water possible in your home.

Your Entire Purchase*

Seniors & Military

SOLUTIONS FOR CITY & WELL WATER -
INCLUDING SALT-FREE OPTIONS
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*0ne coupon per household. No obligation estimate valid for 1 year. Offer valid at time of estimate only.
License/Registration# M1 262100627, MN PC799379, NC 87823, L.33946, PA PA172050, TX 44085, W1 1423690.

WATER TEST
Promo Code: 402
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verbatim transcript to be prepared.

NOTICE OF PUBLIC HEARING

Notice is hereby given that the below ordinance(s) will be considered at the regularly scheduled Public Hearings/Meetings of the Planning Commission,
sitting as the Local Planning Agency, and Board of County Commissioners (Board) on the dates and times listed below, or as soon thereafter, as they may be
heard on those dates. All public hearings will be held in the County Commission Meeting Room 103, Administration Building, 201 E. Oak Street, Arcadia,
Florida. Copies of the applications and staff reports are available at the Development Department Room 204, Administration Building, 201 E. Oak Street,
Arcadia, Florida five days prior to the meeting dates and are available on the County's website at www.desotobocc.com under Department News and News
& announcements. Members of the public may appear and be heard on the matters to be considered. Pursuant to Section 286.0105, F.S,, if you want to
appeal any decision of the Planning Commission or Board, you will need a record of the proceedings, and for such purpose, you may need to arrange for a

PLANNING COMMISSION: (PC) Tuesday, September 2, 2025 at 5:30
BOARD OF COUNTY COMMISSIONERS: (Board) Tuesday, September 23, 2025 at 6:30 PM

1. Ordinance, Robert M. & Barbara G. Tiffany Co-Trs (Liverpool PUD) Rezone (RZNE-0061-2024) PC & Board

AN ORDINANCE OF THE DESOTO COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE OFFICIAL ZONING ATLAS IDENTIFIED IN LAND
DEVELOPMENT REGULATIONS ARTICLE 2, ZONING DISTRICTS AND REQUIREMENTS, SECTION 20-31, ESTABLISHMENT OF ZONING DISTRICTS; GRANTING
TO THE APPLICANT, D.R. HORTON, INC,, AN OFFICIAL ZONING DISTRICT ATLAS AMENDMENT (RZNE-0061-2024) BY CHANGING THE ZONING DISTRICT
OF +/-124.07 ACRES FROM RESIDENTIAL MULTIFAMILY 6 (RMF-6) TO PLANNED UNIT DEVELOPMENT (PUD) ON PROPERTY GENERALLY LOCATED IN
SOUTHWEST DESOTO COUNTY, SOUTH OF SW LIVERPOOL ROAD, THE PROPERTY IDENTIFICATION NUMBERS BEING 25-39-23-0000-0118-0000 AND
25-39-23-0000-0116-0000; PROVIDING FOR AN EFFECTIVE DATE.
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DeSoto County

9/2/2025

Item #: 2.

L] Consent Agenda [Quasi-Judicial Public Hearing

0] Regular Business 5:30 pm
Public Hearing Minutes

DEPARTMENT:  Planning & Zoning
SUBMITTED BY: Laura McClelland
PRESENTED BY: Bill Martin

TITLE & DESCRIPTION:
Planning Commission meeting minutes from August 5, 2025

REQUESTED MOTION:
A motion to approve the Planning Commission meeting minutes from the August 5, 2025

Planning Commission meeting.
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DeSoto County

Planning Commission
Meeting Minutes - Draft

Tuesday, August 5, 2025 5:30 PM

CALL TO ORDER
Chairperson Bill Martin called the meeting to order at 5:30pm.

PLEDGE OF ALLEGIANCE
Chairperson Bill Martin, led the pledge of allegiance.

ROLL CALL
Laura McClelland called roll.. All present members stated they had no ex-parte.
Present Chairperson Bill Martin, Vice Chairman Brian Young, Council

Member Erik Howard, Council Member Lynn Banish, and
Council Member Allen Reesor

Absent Ex officio LPA school board appointee Jami Schueneman
SET OR AMEND THE AGENDA

A motion was made by Vice Chairman Young, seconded by Council Member Howard, that this
agenda be set as presented. The motion carried by the following vote:

Aye: Chairperson Martin, Vice Chairman Young, Council Member
Howard, Council Member Banish, and Council Member Reesor

PUBLIC FORM FOR NON-AGENDA ITEMS

PROOF OF PUBLICATION: MOTION TO FILE PROOF OF PUBLICATION

1.  Proof of Publication

Attachments: 3965334-1
3965333-1 (1)

A motion was made by Council Member Howard, seconded by Vice Chairman Young,
that this Proof of Publication be approved. The motion carried by the following vote:

Aye: Chairperson Martin, Vice Chairman Young, Council Member
Howard, Council Member Banish, and Council Member Reesor

MEETING MINUTES

2.  Planning Commission Meeting Minutes from June 3, 2025

Attachments: 6-3-2025 PC Meeting Minutes-Draft

A motion was made by Council Member Howard, seconded by Council Member
Reesor, that the Minutes be approved. The motion carried by the following vote:
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Planning Commission Meeting Minutes - Draft August 5§, 2025

Aye: Chairperson Martin, Vice Chairman Y oung, Council Member
Howard, Council Member Banish, and Council Member Reesor

DEVELOPMENT DIRECTOR COMMENTS
None

ACTION ITEMS

3. COMP-0014-2025 / Transmittal of a CPA to include the Family Homestead Act /
County Initiated

Attachments: 2025-07-09 COMP-0000-2025 SR Homestead PC
2025-07-09 Resolution-CPA Homestead PC

Misty Servia presented a request recommending approval of a resolution to
transmit a proposed text amendment to the County’s Comprehensive Plan. The
amendment, implementing Section 163.3179 of the Florida Statutes, would allow
individuals to use their property as a homestead regardless of the assigned density
or intensity. Ms. Servia explained that the change aims to permit property owners
to build a home for a qualifying family member on their homesteaded land.
Following her presentation, board members engaged in a broader discussion,
expressing concerns about potential urban sprawl and the impact on agricultural
zoning. The debate centered on strategies to prevent future overdevelopment.
Staff clarified that the specific implementation details would be addressed later
through updates to the Land Development Regulations (LDRs).

A motion was made by Council Member Howard, seconded by Council Member

Banish, that this resolution be approved for recommendation to the Board Of

Commissioners. The motion failed by the following vote:

Aye: Council Member Howard, and Council Member Banish
Nay: Chairperson Martin, Vice Chairman Young, and Council Member
Reesor

4. Ordinance / Amending Division 2 of Article III of Chapter 20 of the DeSoto
County Land Development Regulations Regarding Administrative Lot Splits

Attachments: 2025-07-09 LDR Revisions to Cert Lot Splits - PC

Misty Servia present a motion to forward the Ordinance amending Division 2 of
Article III of Chapter 20 of the Land Development Regulations related to
Administrative Lot Splits to the Board of County Commissioners with a
recommendation of approval. After identifiing issues during the implementation
some key changes were made, to include wetland inclusion, zoning expansion,
process simplification and survey language revisions. A motion was made by Mr.
Howard to update the language to replace the acronym "PRMs" with the full
term"permanent reference monuments". Valerie Vicente confirmed the amended
language will go before the Board of Commissioners on August 12, 2025.

A motion was made by Council Member Howard, seconded by Vice Chairman Y oung,

that this Ordinance be approved. The motion carried by the following vote:

Aye: Chairperson Martin, Vice Chairman Young, Council Member
Howard, Council Member Banish, and Council Member Reesor
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5. Ordinance / Amending Division 3 of Article III of Chapter 20 of the DeSoto
County Land Development Regulations To Provide for Approval of Plats by an
Administrative Authority

Attachments: 2025-07-22 Ord Implementing SB784 re Admin Approval of Plats
Plat Statute - Chapter 2025-164

Valerie Vicente presented a request to adopt an ordinance giving administrative
authority to the county administrator, to receive, review, and process plat or replat
submittals; if a submittal meets all legal requirements, it can be approved or
denied without further action from the governing body. Ms. Vicente stated this
act was approved by the Governor June 20, 2025, and took effect July 1, 2025.
There was further discussion on the benefits of a more efficient and timely
approval process as well as the concern over the loss of local control since staff
not elected officials now handle approvals.

A motion was made by Council Member Banish, seconded by Council Member

Reesor, that this Ordinance be approved. The motion carried by the following vote:

Aye: Chairperson Martin, Vice Chairman Young, Council Member
Banish, and Council Member Reesor

Nay: Council Member Howard
6. Resolution / Rivero's Packing House / Special Exception USE-0199-2024

Attachments: 2025-07-07 USE-0199-2024 Rivero's Packing House SR for PC
Location Map - Rivero's Packing House
ZONING MAP
FLUM
24-149 CONCEPTUAL PLAN 2025.3.25 ss
2025-07-03 USE-0199-2024 Rivero's Pack House RESO with mm:
edits (cao)
Valerie Vicente County Attorney explained county procedures for Quasi-Judicial
Public Hearing. Misty Servia presented a request for a Special Exception Use
application to allow a slaughterhouse in the Agricultural-10 (A-10) zoning
district. The subject site is 38.57-acres and located on NE MclIntyre Street. Ms.
Servia reviewed the details of the development plan as well as the conditions for
approval. Mr. Luis Rivero who is funding the project was present as well as
Christopher Haywood, project manager were present to answer questions.
Constituent Randy Padgett spoke in favor of the project. Additional dialogue
ensued. Council Member Howard made a motion to close the Public Hearing
seconded by Council Member Banish. The motion carried unanimously.
A motion was made by Council Member Howard, seconded by Vice Chairman Young,
that this Resolution be approved. The motion carried by the following vote:

Aye: Chairperson Martin, Vice Chairman Young, Council Member
Howard, Council Member Banish, and Council Member Reesor

PLANNING COMMISSION MEMBER REMARKS

NEXT MEETING

ADJOURNMENT
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Being no further business before the Planning Commission, Chairperson Martin adjourned the
meeting at 6:35pm

CHAIRPERSON DATE

Planning Commission Documents Speaker card
Attachments: 08-05-2025 Spreaker card

NOTE: For quasi-judicial matters, any party desiring a verbatim record of the proceeding of this
hearing for the purpose of an appeal is advised to make private arrangements for the production
of a record and anyone wishing to present documents or other written evidence to the Board
must provide eight (8) copies of the written material. If special accommodations are required in
accordance with the Americans with Disabilities Act, individuals should contact the County
Administrator’s Office by calling 863-993-4800 at least forty-eight hours prior to the hearing.
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DeSoto County

9/2/2025

Item #: 3.

[] Consent Agenda [XQuasi-Judicial Public Hearing
[1 Regular Business 5:30 pm
L] Public Hearing Other

DEPARTMENT:  Planning & Zoning
SUBMITTED BY: Laura McClelland
PRESENTED BY: Misty Servia

TITLE & DESCRIPTION:
Ordinance / EAR Property Co / RZNE-0069-2025

REQUESTED MOTION:

A motion to enter into the record this development review report and all other competent
substantial evidence presented at the hearing and make a recommendation to the Board
of County Commissioners to adopt the findings and conclusions contained herein, and
adopt the proposed ordinance.

SUMMARY:

The rezoning request is to correct the zoning for a parcel that was inadvertently rezoned
to PUD with the Harbour Lakes PUD (Planned Unit Development) application. The +/-
0.43-acre parcel is located at 8355SW Liverpool Road (Parcel ID
35-39-23-0000-0090-0000). The subject parcel was previously sold, but the Harbour Lakes
rezoning application incorrectly included the Parcel ID number. The parcel was not
included on the Harbour Lakes PUD Concept Plan or the boundary survey; however, it
was included in the PUD rezoning ordinance. The proposed rezoning is from PUD to
Agricultural 5 (A-5), and if approved, will restore the original zoning to the parcel.
Authorization documents to proceed with this corrective rezoning have been provided by
EAR Property Co. Prior to the erroneous rezone to PUD, the parcel was zoned A-5 with a
future land use (FLU) designation of Low Density Residential.

BACKGROUND:

The application is a request to amend the Official Zoning District Atlas by changing the
zoning district of the +/- 0.43-acre property from PUD to A-5. The Interim 2040 Future
Land Use Map shows the property is designated as Low-Density Residential Land Use.
Future Land Use Element Objective 1.4 defines the Low-Density Residential category.

The Official Zoning District Atlas shows the property is located within the PUD zoning
district. The General Development Order application states the Applicant for this Official

DeSoto County Page 1 Printed on 8/26/2025
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Zoning District Atlas amendment is D.R. Horton, a national homebuilder, on behalf of
the property owner, EAR Property Co.
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'/ DESOTO COUNTY, FLORIDA

DESOTO COUNTY DEVELOPMENT DEPARTMENT
STAFF REPORT

CASE #:

REQUEST:

APPLICANT:

PROPERTY OWNER:

ATTORNEY/AGENT:

PROPERTY ID:

TOTAL PARCEL SIZE:

FUTURE LAND USE DESIGNATION:

RZNE 0069-2025 (Rezoning)

Rezone from Planned Unit Development (PUD)
to Agriculture - 5 (A-5)

DR Horton/Charlotte Harbour Landing, LLC

EAR Property Co, 5348 Vegas Dr., PMB 33, Las
Vegas, NV 89108

Neale Montgomery, Esquire, Pavese Law Firm
/ Tom Sacharski, RVi Planning + Landscape
Architecture, c/o Pavese Law Firm, PO Box
1507, Ft Myers, FL 33905-1507

35-39-23-0000-0090-0000; located at 8355 SW
Liverpool Road

+/- 0.43 acres

Low Density Residential — 2 dwelling units per
acre

DEVELOPMENT REVIEW REPORT

The rezoning request is to correct the zoning for a parcel that was inadvertently
rezoned to PUD with the Harbour Lakes PUD (Planned Unit Development)
application. The +/- 0.43-acre parcel is located at 8355 SW Liverpool Road (Parcel
ID 35-39-23-0000-0090-0000). The subject parcel was previously sold, but the
Harbour Lakes rezoning application incorrectly included the Parcel ID number. The
parcel was not included on the Harbour Lakes PUD Concept Plan or the boundary
survey; however, it was included in the PUD rezoning ordinance. The proposed
rezoning is from PUD to Agricultural 5 (A-5), and if approved, will restore the

original zoning to the parcel.
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Authorization documents to proceed with this corrective rezoning have been
provided by EAR Property Co. Prior to the erroneous rezone to PUD, the parcel was
zoned A-5 with a future land use (FLU) designation of Low Density Residential.

The DeSoto County Land Development Regulations (LDR) Article XI, Division 7
requires the Planning Commission/Local Planning Agency to hold at least one public
hearing with due public notice on a rezoning application and to make a
recommendation on the application to the Board of County Commissioners
(Board).

. BACKGROUND

The application is a request to amend the Official Zoning District Atlas by changing
the zoning district of the +/- 0.43-acre property from PUD to A-5. The Interim 2040
Future Land Use Map shows the property is designated as Low-Density Residential
Land Use. Future Land Use Element Objective 1.4 defines the Low-Density
Residential category.

The Official Zoning District Atlas shows the property is located within the PUD
zoning district. The General Development Order application states the Applicant
for this Official Zoning District Atlas amendment is D.R. Horton, a national
homebuilder, on behalf of the property owner, EAR Property Co.

l. PROPOSED ORDINANCE

An Ordinance of the DeSoto County, Florida Board of County Commissioners
amending the Official Zoning Atlas for a +/- 0.43-acre parcel from Planned Unit
Development (PUD) to Agricultural 5 (A-5) for property generally located in
southwest DeSoto County at 8355 SW Liverpool Road; the Property Identification
Number being 35-39-23-0000-0090-0000 , for EAR Property Co ; providing for an
effective date.
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lll. DATA & ANALYSIS

In all quasi-judicial proceedings, the applicant shall bear the burden of
demonstrating through competent and substantial evidence that the application
satisfies the standards and requirements of the LDR's and the Comprehensive Plan.

LDR Article XI, Administration and Enforcement, Division 7 addresses Official Zoning
District Atlas (rezoning) amendment and LDR text amendment applications. LDR
Section 20-1650 defines Official Zoning District Atlas as scaled-based maps of the
unincorporated area of the County depicting the land features, roads and property
lines overlaid with Zoning District boundaries adopted by the DeSoto County Board
of Commissioners and certified and dated by the Chairman, as may be amended
from time to time. Zoning District symbols are depicted within each boundary.

A. Application requirements. Land Development Regulations Section 20-1496
establishes two perquisites for the filing of an Official Zoning District Atlas
amendment as shown below.

1. Initiation. Section 20-1496(a) restricts the persons who may initiate
an Official Zoning District Atlas amendment to the following:

e Board of County Commissioners;

e Planning Commission;

e Board of Adjustment;

e Any other department of agency of the County; or

e Any person other than those listed above; provided, however, that
no person shall propose an amendment for the rezoning of
property (except as agent or attorney for an owner) which he does
not own. The name of the owner shall appear on each application.

The Development Director finds that on March 26, 2025, a General
Development Order application and an Official Zoning District Atlas
amendment application (RZNE-0069-2025) and fee were filed with the
Development Department. The Development Director finds the
General Development Order application was executed by Neale

3
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Montgomery, Esquire, Pavese Law Firm and Tom Sacharski with RVi
Planning + Landscape Architecture, as authorized agent for the
property on behalf of D.R. Horton (applicant) and EAR Property Co
(owner). Based on the above findings, it is concluded the application
can be found in conformance with this requirement.

2. Filing requirements. Section 20-1496(b) provides that all proposals for
zoning amendments shall be submitted in writing to the Development
Department, accompanied by all pertinent information required by
the LDR and the application along with payment of the application fee.

The written General Development Order application and Official
Zoning District Atlas application and fees were filed with the
Development Department on March 26, 2025.

Based on the above findings, the Development Director concludes the
application can be found in conformance with the filing requirements
in LDR Section 20-1496(b).

B. The Development Director review. LDR Section 20-1497 addresses the
Development Director review.

1. Section 20-1497(a) provides that upon receipt of an application; the
Development Director shall determine whether the application is
complete. If the application is complete, it will be accepted for review.
If the application is incomplete, the Development Director shall specify
in writing the additional information required in order for the
application to be processed. No further action shall be taken on the
application until the additional information is submitted and
determined to be complete.

The Development Director provided notice that the rezone application
was complete on March 26, 2025. The Director finds that the Planning
& Zoning Division of the Development Department processed the
application in conformance with LDR Section 20-1497(b).



2. Section 20-1497(b) provides that after receipt of a complete
application; the Development Director shall distribute the application
for review by the Development Review Committee (DRC).

The Development Director finds the application package was
distributed to DRC members after each filing. Due to the nature of the
application, the application went directly to staff report review. Thus,
the Director finds the Planning & Zoning Division of the Development
Department has processed the application in conformance with the
requirements of LDR Section 20-1497(b).

3. Section 20-1497(c) provides that upon completion of review; the
Development Department shall prepare a staff report and schedule
review of the application at a public hearing by the Planning
Commission.

The Development Review Report was provided to the authorized agent
for review and comment. Thus, the Director finds the Planning &
Zoning Division of the Development Department has processed the
application in conformance with LDR Section 20-1497(c).

Planning Commission Report. LDR Section 20-1498(a) provides that the
report and recommendations of the Planning Commission to the Board of
County Commissioners shall show that the Planning Commission has studied
and considered the proposed change in relation to the 15 factors listed
below.

1. Whether the proposed change would be consistent with the Goals,
Objectives and Policies of the Comprehensive Plan.

The Development Director has reviewed the application against the
Comprehensive Plan and finds and concludes as follows:

FLUE Objective 1.1: Land Use Categories Established. The generalized
land use categories depicted in the Interim 2040 Future Land Use Map
Series are intended to establish varying degrees of environmental

5
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protection and intensity of development, transitioning from the
natural environment to the most intense development areas by
gradually increasing density and urban character.

FLUE Policy 1.1.2: Land Use Categories. The County shall implement
the following land use categories as shown on the Future Land Use
Map.

Land Use Categories Base Densitv/Intensitv Bonus**(Policv 1.1.3)
Low Density Residential Residential — up to 2.0|3.5du/ac maximum*
du/acre

Consistency analysis: The property currently is designated Low-Density
Residential Land Use on the Future Land Use Map, and the existing use
(single-family residence) is permitted.

Based on the above findings, it is concluded the application can be
found consistent with this policy.

FLUE Policy 1.1.9: Zoning District Application Table. The County shall
amend its Land Development Regulations to include land use/zoning
regulations/tables establishing zoning districts that implement current
and future land use categories.

Consistency analysis: The existing PUD zoning district is consistent with
the Low Density Residential Future Land Use designation. The request
to rezone to A-5 is also consistent with the existing Future Land Use
designation, with conformance to Comprehensive Plan policies 1.4.1
through 1.4.6 and LDR Section 20-127, Agricultural-5 (A-5) District
standards. Based on these findings, it is concluded the application can
be found consistent with this policy.

FLUE Policy 1.1.11: Rezoning. The zoning amendment criteria in the
LDR shall be used to determine if a rezoning request to a new district
is appropriate for a given property, in accordance with the

6
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Comprehensive Plan. The following general criteria, at a minimum, will
be considered as part of the rezoning review process:

(1) Location, availability and capacity of public services and facilities.
(2) Proximity to similar densities/intensities.

(3) Location within transportation network.

(4) Environmental protection.

Consistency analysis: The rezoning review process has considered the
location, availability and capacity of public services and facilities and
the applicant has not submitted a TIA, given the nature of the
application, size, and existing use. The staff finds there are no negative
impacts to existing or planned public infrastructure. The proximity of
the potential development to the surrounding area, has been
considered and can be found to be compatible in terms of
density/intensity; the subject site is acceptably located within the
transportation network; and, environmental protection has been
considered per the LDR standards at this stage of development. The
rezoning review has considered LDR Section 20-127 for the proposed
A-5 zoning district standards and the requirements therein. Based on
these findings, it is concluded the application can be found consistent
with this policy.

FLUE Objective 1.4: Low-Density Residential Use Category Defined.
The Low Density Residential Use category consists of low-density
residential uses in progressive degrees of urban intensity with higher
density in areas adjacent to the Medium Density Residential, Mixed
Use Centers, General Mixed Use Centers and less density/intensity in
areas adjacent to the Rural/Agricultural categories.

MEASURABLE TARGET: Location and total acreage added to the Low
Density Residential Use category.

Consistency analysis: The proposed rezoning to A-5 is generally
consistent with the above referenced Comprehensive Plan policy. The
subject property is currently developed with one single-family
residence and is contiguous to (and within an area) developed with A-

7
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5 and RSF.

The subject property is in the Low Density Residential Future Land Use
Category. While the subject parcels and adjacent parcels have this
future land use, the adjacent parcels to the west and south are
generally consistent in size with A-5 and RSF zoning. Properties to the
north and east have been rezoned to PUD for residential development.
It can be found that rezoning the parcel back to the A-5 District makes
the parcel more consistent with the adjacent parcels to the west and
south. Based on the above, it is concluded the application can be found
consistent with Objective 1.4.

FLUE Policy 1.4.2: Low Density Residential Use Category Uses. The
primary use of this category shall be residential, in a variety of low
densities and styles. A sustainable mix of neighborhood scale
commercial uses may be introduced only as a part of the PUD process
for developments of 1000 dwelling units or greater. The commercial
area shall be located at the intersections of collector and/or arterial
roads and shall be separated approximately 2 miles from other
existing and/or future commercial designated areas. Schools and
other public facilities shall be permitted with appropriate buffering.
The zoning district uses, and development standards contained in the
Land Development Regulations shall carry out the specific intent of
this land use category.

Consistency analysis: The existing single-family detached use on +/-
0.43 acres is consistent with the allowable uses in this land use
category. Based on the above, it is concluded the application can be
found consistent with this policy.

FLUE Policy 1.4.3: Low Density Residential Use Category Sustainability.
The minimum density permitted within this category will be two
dwelling units per acre.

Consistency analysis: The existing single-family detached use is
consistent with the allowable uses in this land use category. Based on
8
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the above, it is concluded the application can be found to be consistent
with this policy.

FLUE Policy 1.4.6: Utilities. All development within the Low Density
Residential category shall connect to existing centralized public water
and wastewater systems.

Consistency analysis: This location is not served by County water and
sewer. Based on the above findings, it is concluded the application can
be found consistent with this policy.

FLUE Policy 1.14.2: Use compatibility. Compatibility between uses
will be defined by level of density and intensity rather than by use,
with the exception of large-scale public uses such as airports, regional
hospitals, refineries and correctional institutions.

Consistency analysis: The Comprehensive Plan defines “compatibility”
as “(a) condition in which land uses or conditions can coexist in relative
proximity to each other in a stable fashion such that no use or condition
is negatively impacted directly or indirectly by another use or
conditions.”

Table 1 provides a description of the Future Land Use Categories,
Zoning Districts, and specific types of land uses surrounding the
proposed A-5 parcel:

TABLE 1
USE COMPATIBILITY ANALYSIS

Directions Future Land Use Zoning District Types of Land Uses

Site Low Density Residential | PUD Pastureland/vacant

North Low Density PUD Vacant, approved for
Residential development
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Directions Future Land Use Zoning District Types of Land Uses
South Low Density A-5 Single-family
Residential residential
East Low Density PUD Vacant, approved for
Residential development
West Low Density Residential | RSF-3 Single-family
residential

The above table illustrates that the surrounding uses are developing in
a fashion consistent with the Low Density Residential Future Land Use
Category. The Land Development Code provides specific height, bulk,
setback, density, buffering, and other regulations to ensure
compatibility between uses.

The existing parcel and use are consistent with the standards
established by the Comprehensive Plan and Land Development Code.
Based on the above, it is concluded the application can be found
consistent with FLUE Policy 1.14.2.

FLUE Policy 1.14.8: Buffers. Increased buffering and landscape
standards shall be maintained or expanded in the County’s Land
Development Regulations to protect various types of development
from the impact of others.

Consistency analysis: The site has an existing single-family use. No
buffers are required. Based on the above findings, it is concluded the
application can be found consistent with this policy.

FLUE Policy 1.16.2: The County shall direct development to areas
where services and facilities are available to accommodate additional
growth.

Consistency analysis: The property and existing use is located in area
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that has the Low Density Residential Future Land Use Category, where
the County is planning for growth consistent with that designation.
This is an area where County services and facilities are available. Based
on the above findings, it is concluded the application can be found
consistent with this policy.

FLUE Policy 1.17.2: Land uses that generate high traffic counts shall be
encouraged to locate adjacent to arterial and collector roads.

Consistency analysis: The property and existing single-family
residential use will not impact traffic more than it does currently. Based
on the above, it is concluded the application can be found to be
consistent with this policy.

Policy 1.5.3: Analysis of FLUM and Zoning Amendments. The County
shall consider the potential maximum impacts of all Future Land Use
map and zoning amendments on the LOS for all roadways directly and
indirectly affected by the amendment when making such decisions.
However, specific impacts and any required roadway improvements
shall only be determined based on the submittal of a defined
development proposal as part of the County’s overall concurrency
system.

Consistency analysis: The property and existing single-family
residential use will not impact traffic more than it does currently. Based
on the above, it is concluded the application can be found to be
consistent with this policy.

Based upon the analysis above, the Development Director concludes the rezoning
application can be found to be consistent with the Comprehensive Plan.

2.

The existing land use pattern.

Consistency analysis: Table 1 shows the existing land use pattern. The
table illustrates that the surrounding uses are developing in a fashion
consistent with the Low Density Residential Future Land Use Category.

11
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To the north and east there are two different residential developments
that have been approved by the Board. Other adjacent properties to
the south and west are existing single family residential uses.

The LDR provides specific height, bulk, setback, density, buffering, and
other regulations for the A-5 zoning district to help to achieve
compatibility between uses. Any future land development must
conform to all required Federal, State, and County permitting
requirements. Based on the above, it is concluded the application can
be found in conformance with this factor.

The creation of an isolated district unrelated to adjacent and nearby
districts.

Consistency analysis: The project is located in a residential area,
primarily developed with single-family uses, and subject to other
zoning district requirements in the LDR for setbacks, buffers, and open
space.

The proposed rezone will not create an isolated district unrelated to
adjacent and nearby districts. The subject property is surrounded by
RSF, A-5, and PUD zoning and the existing area development pattern
is consistent with the standards of the A-5 and RSF zoning districts. The
proposed rezoning to A-5 can be found to be generally consistent with
nearby uses and development trends.

Based on the above findings, it is concluded the application can be
found in conformance with this factor.

The impact on the availability of adequate public facilities consistent
with the level of service standards adopted in the comprehensive plan,
and as defined and implemented through the DeSoto County
concurrency regulations.

Consistency analysis: The subject property and existing single-family
residential use will not impact on the availability of adequate public
12
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facilities consistent with the level of service standards adopted in the
Comprehensive Plan. Based on the above findings and recommended
conditions, it is concluded the application can be found in conformance
with this policy.

Whether the existing district boundaries are illogically drawn in
relation to existing conditions on the property proposed for changes.

Consistency analysis: The property is within a developing residential
area and the existing zoning district contiguous to the site is PUD, A-5,
and RSF. Both the existing and proposed zoning are compatible with
the development in the area and consistent with the Comprehensive
Plan, and the change in district boundaries can be found to be
appropriate. The Board may consider the requested A-5 zoning as
more consistent for this site given that the site was previously zoned A-
5 and rezoning it to PUD was in error. Based on the above, it is
concluded the application can be found in conformance with this
factor.

Whether changed or changing conditions make the passage of the
proposed amendment necessary.

Consistency analysis: The property is within a developing residential
area and the existing zoning district contiguous to the site is PUD, A-5,
and RSF. The area has experienced growth over the last couple years
with the property to the north and east being approved for residential
development. The Future Land Use Category, Low Density Residential,
guides development potential in the area and may include additional
residential development in the area over the life of the Comprehensive
Plan. The proposed A-5 zoning district will allow uses such as, single-
family residential and related agricultural uses, which can be found to
be generally consistent with the area. The proposed zoning generally
aligns with the existing uses and development anticipated by the
Future Land Use Category. Based on the above, it is concluded the
application can be found in conformance with this factor.
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10.

Whether the proposed change will adversely influence living
conditions in the area.

Consistency analysis: The property is within an existing residential area
and the existing zoning districts contiguous to the site are PUD, A-5,
and RSF. The proposed A-5 zoning district will allow uses such as,
single-family residential and related agricultural uses, which can be
found to be generally consistent with the area. The change in zoning is
not expected to adversely affect the living conditions in the area and
can be found to generally align with the existing uses in the area.
Based on the above it is concluded the application can be found in
conformance with this factor.

Whether the proposed change will create or excessively increase
traffic congestion or otherwise affect public safety.

Consistency analysis: The property and existing single-family
residential use will not impact traffic more than it does currently. Due
to the nature of the application, no traffic analysis is required. Based
on the above, it is concluded the application can be found in
conformance with this factor.

Whether the proposed change will create a drainage problem.

Consistency analysis: The subject property is within the Low Density
Residential Future Land Use Category and requires a minimum 25
percent open space. Based on the above, it is concluded the
application can be found in conformance with this factor.

Whether the proposed change will seriously reduce light and air to
adjacent areas.

Consistency analysis: The reduction of light and air to the adjacent
areas is a function of total development vs. open space, building
height, and building setbacks. Any future redevelopment or building
permits shall be consistent with these standards and include minimum
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11.

12.

13.

open space and setbacks. Based on the above, it is concluded the
application can be found in conformance with this factor.

Whether the proposed change will adversely affect property values in
the adjacent area.

Consistency analysis: The existing zoning of the site is PUD, with
properties contiguous to the site, zoned PUD, A-5 and RSF. The change
in zoning can be found to be consistent with the Future Land Use
Category and the other uses in the overall area, as well as the area
development patterns. The proposed zoning is also compatible with
the contiguous uses, which are consistent with their respective A-5 and
RSF zoning standards for lot size as the adjacent PUD is approved for
residential development, but not yet constructed.

Therefore, the proposed change in zoning should not adversely affect
property values in the immediate area. The findings in the draft
ordinance conclude the application can be found in conformance with
this factor, by the Board of County Commissioners .

Whether the proposed change will be a deterrent to the improvement
or development of adjacent property in accord with existing
regulations.

Consistency analysis: With the LDR standards for setbacks and open
space, the proposed change can be found not to be a deterrent to the
improvement or development of adjacent property, in accordance with
existing regulations. The application can be found in conformance with
this factor.

Whether the proposed change will constitute a grant of special
privilege to an individual owner as contrasted with the public welfare.

Consistency analysis: It can be found that the proposed change does
not grant a special privilege to an individual owner as compared to the
public welfare.

15
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The public’s health, safety, and welfare has been considered and the
change in zoning will not grant privilege to the applicant over the
public welfare and can be found to be in conformance with this
factor.

14. Whether there are substantial reasons why the property cannot be
used in accord with existing zoning.

Consistency analysis: The property is not buildable under the existing
PUD zoning, as it was mistakenly included in a rezoning application to
PUD as previously stated in this staff report. It can be found that the
requested zoning is consistent with the Low Density Residential Future
Land Use Category and the zoning in the area and is an equally
appropriate zoning district. The subject property is surrounded by the
PUD, A-5, and RSF zoning districts. Existing and future residential uses
are located to the north, east, south, and west, and the requested
zoning is consistent with the Comprehensive Plan and LDR, and
therefore appropriate. Thus, it is concluded that the application can
be found in conformance with this factor.

15.  Whether the change suggested is out of scale with the surrounding
area.

Consistency analysis: It can be found that the proposed rezone to A-5
will allow for development at an appropriate scale, consistent with the
contiguous residential uses and development trends in the surrounding
area. The LDR provide specific requlations for the A-5 zoning district to
ensure compatibility between uses and the scale of a project on this
site will not be detrimental to the surrounding area. Thus, the Board
may r find that the application can be found in conformance with this
factor.

In summary, the Development Director finds that the application is in
conformance with the Comprehensive Plan and the 15 factors found in

LDR Section 20-1498(a).
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Conditions and Safeguards. LDR Section 20-1449 allows the imposition of
conditions to safeguard surrounding areas from potential incompatibilities
generated by the application.

1. The Planning Commission may recommend that a rezoning application
or an application to amend the LDRs be approved subject to conditions
and safeguards, including but not limited to limiting the use of the
property to certain uses provided for in the requested zoning district.

Consistency analysis: The Land Development Code provides specific
height, bulk, setback, density, and other requlations for the A-5 zoning
district to ensure compatibility between uses.

2. The Board of County Commissioners, after receiving the
recommendation from the Planning Commission on an application for
rezoning or an application to amend the LDRs, may grant or deny such
rezoning or amendment and may make the granting conditional upon
such conditions and safeguards as it may deem necessary to ensure
compliance with the intent and purposes of the Comprehensive Plan.

Consistency analysis: The Board of County Commissioners is scheduled
tentatively to consider the application at their duly noticed September
23, 2025, public hearing.

Public notice requirements. LDR Section 20-1502 requires notice of the
date, time and place of the public hearings by the Planning Commission and
Board of County Commissioners shall:

1. Be sent at least 10 days in advance of the hearings by mail to ten
surrounding property owners or all owners of property within 1,000
feet of the property line of the land subject to the special exception

use application; and

2. Have at least one sign posted on each road frontage; and
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3. Be advertised in a newspaper of general circulation in DeSoto County
at least 10 days prior to each public hearing.

The Development Director caused written notice of the hearings to be
mailed to all property owners within 1,000 ft and such notice is on file.

IV. ATTACHMENTS

Exhibit A:  General Location Map

Exhibit B:  Interim 2040 Future Land Use Map (FLUM), Excerpt

Exhibit C:  Official Zoning District Atlas amendment application, Excerpt

Exhibit D:  Proposed Ordinance

V. FINDINGS AND CONCLUSIONS

Based upon the information contained in this Development Review Report, the
following findings of fact and conclusions of law are offered:

A.

The subject property consists of a +/- 0.43 acre site located in southwest
county at 8655 SW Liverpool Road.

The Interim 2040 Future Land Use Map shows the property is designated
Low-Density Residential (LDR).

The Official Zoning District Atlas shows the property is currently zoned the
Planned Unit Development (PUD) district.

On March 26, 2025, an Official Zoning District Atlas amendment application
(RZNE-0069-2025) was filed by the Applicant, D.R. Horton, Inc., on behalf of
the Owner, EAR Property Co, which requests to change the zoning district
from PUD to Agricultural - 5 (A-5).
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LDR Section 20-1345 requires that the application be complete and in
writing. The Development Director found the filed application was submitted
in writing and complete.

LDR Sections 20-1345(c) provides the complete application should be
distributed to the Development Review Committee (DRC) for comments, and
the application was distributed to the DRC.

LDR Section 20-1496(b) requires the Planning Commission to review the
application at a public hearing and a duly noticed quasi-judicial Planning
Commission public hearing that is scheduled for September 2, 2025.

LDR Section 20-1498(a) requires consistency with the Comprehensive Plan.
The application has been reviewed against the Comprehensive Plan and it
can be found to be consistent with the Comprehensive Plan.

LDR Division 7 establishes an adoption process and the application has been
scheduled for Planning Commission and Board of County Commissioners
public hearings in accordance with the LDR procedure.

LDR Section 20-1498 includes criteria that must be considered when
reviewing the application. The staff report shows that the application can be
found to meet those requirements by the Board of County Commissioners.

The LDR establishes specific public notice requirements for an Official Zoning
District Amendment Development Order Application. The Development
Director concludes the application has been duly noticed in conformance
with the public hearing requirements and public hearings have been
scheduled before the Planning Commission and Board of County
Commissioners.
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VI. PLANNING COMMISSION ALTERNATIVE ACTIONS

The DeSoto County Planning Commission/Local Planning Agency may take one of
the following alternative actions:

A. Enter into the record the Development Review Report and all other
competent substantial evidence presented at the hearing and
recommend to the Board of County Commissioners to adopt the
findings and conclusions contained herein, and adopt the proposed
Ordinance as presented.

B. Enter into the record the Development Review Report and all other
competent substantial evidence presented at the hearing, amend the
findings and conclusions contained herein, and recommend to the
Board of County Commissioners to deny the proposed Ordinance.

VIl. RECOMMENDED CONDITIONS FOR APPROVAL

Not applicable

VIll. BOARD MOTIONS FOR CONSIDERATION

A. Approval: | move to adopt proposed Ordinance (RZNE-0069-2025),
approving the rezone amendment and enter into the record the
Development Review Report, findings and conclusions, and all other
competent and substantial evidence presented at the hearing.

B. Denial: | move to deny the proposed Ordinance (RZNE-0069-2025) and
enter into the record the Development Review Report, findings and
conclusions, and all other competent and substantial evidence presented at
the hearing.
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DESOTO COUNTY, FLORIDA
ORDINANCE 2025-

AN ORDINANCE OF THE DESOTO COUNTY, FLORIDA BOARD OF
COUNTY COMMISSIONERS AMENDING THE OFFICIAL ZONING ATLAS
FOR A +/- 0.43 ACRE PARCEL FROM PLANNED UNIT DEVELOPMENT
(PUD) TO AGRICULTURAL 5 (A-5) FOR PROPERTY GENERALLY
LOCATED IN SOUTHWEST DESOTO COUNTY AT 8355 SW LIVERPOOL
ROAD, THE PROPERTY IDENTIFICATION NUMBER BEING 35-39-23-
0000-0090-0000 FOR EAR PROPERTY CO; PROVIDING FOR AN
EFFECTIVE DATE.

WHEREAS, the subject property is owned by EAR Property Co and consists of
a +/- 0.43-acre property located in southwest DeSoto County, at 8355 SW Liverpool
Road, the Property Identification Number being 35-39-23-0000-0090-0000 (Exhibit
A); and

WHEREAS, the Interim 2040 Future Land Use Map shows the parcel is
designated Low Density Residential Land Use on the Future Land Use Map of the
Comprehensive Plan (Exhibit B); and

WHEREAS, an Official Zoning District Atlas amendment application was filed
with the Development Department, to change the zoning district of the property
from Planned Unit Development (PUD) to Agricultural - 5 (A-5) (Exhibit C); and

WHEREAS, consistent with LDR Section 20-1497, the Development Director
prepared a Development Review Report addressing the factors to be studied and
considered in LDR Section 20-1498 when reviewing and considering a proposed
rezoning of land; and

WHEREAS, consistent with LDR Section 20-1502, the Development Director
caused a duly noticed public hearing to be published at least ten calendar days
before the September 2, 2025, Planning Commission meeting; and

WHEREAS, at the September 2, 2025, Planning Commission hearing, the
Development Review Report and all other competent substantial evidence
presented at the hearing, adopted the findings and conclusions contained therein
were entered into the record and forwarded to the Board of County Commissioners

Page 1 of 6
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with a recommendation that the proposed Ordinance be adopted as presented;
and

WHEREAS, on September 23, 2025, the DeSoto Board of County
Commissioners (Board) held a duly noticed public hearing on application number
RZNE-0069-2025, and considered the Planning Commission recommendation and
all substantial competent evidence presented at the Planning Commission hearing,
all other competent substantial evidence presented at the Board public hearing,
and determined that the application complies with the DeSoto County
Comprehensive Plan, the Land Development Regulations and all other applicable
regulations; and

WHEREAS, the Board finds adoption of this Ordinance is in the best interest
of the residents of DeSoto County, Florida.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF DESOTO COUNTY, FLORIDA, AS FOLLOWS:

Section 1. Incorporation and Findings. The foregoing “WHEREAS” clauses are
ratified and confirmed as being true and correct and are hereby incorporated by
reference as part of this Ordinance. In addition, the Development Review Report is
the findings and conclusions to support the adoption of this ordinance and is
incorporated herein by reference.

Section 2. Property description. A +/- 0.43-acre property located in southwest
DeSoto County, at 8355 SW Liverpool Road, the Property Identification Number
being 35-39-23-0000-0090-0000, and depicted in Exhibit A.

Section 3. Property Rezoned. The zoning amendment application (RZNE-
0069-2025) to change the zoning classification for the property described in Section
2 from Planned Unit Development (PUD) to Agricultural - 5 (A-5) is hereby approved
by the Board of County Commissioners.

Section 4. The Development Department is hereby directed to amend the
Official Zoning District Atlas to codify the change approved by this Ordinance.

Page 2 of 6
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Section 5. This Ordinance shall take effect as provided by law.

PASSED AND DULY ADOPTED in DeSoto County, Florida this 23™ day of

September, 2025.

ATTEST:

By:

Mandy J. Hines
County Administrator

Approved as to Form and Correctness:

By:

BOARD OF COUNTY COMMISSIONERS
OF DESOTO COUNTY, FLORIDA

By:

J.C. Deriso, Chair
Board of County Commissioners

Valerie Vicente,
County Attorney

Page 3 of 6
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DeSoto County

9/2/2025

Item #: 4.

[] Consent Agenda [XQuasi-Judicial Public Hearing
[1 Regular Business 5:30 pm
L] Public Hearing Other

DEPARTMENT:  Planning & Zoning
SUBMITTED BY: Laura McClelland
PRESENTED BY: Misty Servia

TITLE & DESCRIPTION:
Ordinance / Robert M. & Barbara G. Tiffany Co. Trs (Liverpool PUD) RZNE-0061-2024

REQUESTED MOTION:

A motion to enter into the record this development review report and all other competent
substantial evidence presented at the hearing and make a recommendation to the Board
of County Commissioners to adopt/deny the findings and conclusions contained herin,
and adopt/deny the proposed ordinance with conditions.

SUMMARY:

The request is for an Official Zoning District Atlas Amendment application (Rezoning)
(RZNE - 0061-2024) filed by Tom Sacharski, AICP of RVi Planning + Landscape
Architecture, on behalf of the Applicant, DR Horton, Inc., to rezone two (2) contiguous
parcels totaling 124.07 acres. The applicant is requesting approval of the proposed
Planned Unit Development (PUD) zoning district to allow for a maximum of 371
single-family attached, single-family detached dwelling units, townhomes, supporting
amenities, and associated infrastructure at a gross density of 2.99 dwelling units per acre,
utilizing requested bonus density, as more particularly reflected in the Concept
Development Plan.

BACKGROUND:

The General Development Order Application states the request to amend the Official
Zoning District Atlas by changing the zoning district for +/- 124.07 acres from Residential
Multifamily 6 (RMF-6) Zoning District to Planned Unit Development (PUD) to allow for a
maximum of 371 single-family attached, single-family detached dwelling units,
townhomes, supporting amenities, and associated infrastructure with a Concept
Development Plan.

The Interim 2040 Future Land Use Map shows the property is designated as Low Density

DeSoto County Page 1 Printed on 8/26/2025

44



ITEM #: 4.

Residential. Future Land Use Element, and Objective 1.4 defines the Low Density
Residential Future Land Use Category. The PUD Concept Development Plan includes a
51.68-acre Residential tract area and a 1.53-acre amenity area. It also indicates
stormwater, wetlands and buffer areas, and exceeds the required 25% open space (+/-
31.21 acres), providing 28.4%.
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A

' DESOTO COUNTY,FLORIDA

DESOTO COUNTY DEVELOPMENT DEPARTMENT
STAFF REPORT

CASE#

REQUEST:

PROPERTY OWNER:

AGENT:

APPLICANT:

PROPERTY ID:

TOTAL PARCEL SIZE:

FUTURE LAND USE DESIGNATION:

ZONING DESIGNATION:

OVERLAY DISTRICTS:

RZNE-0061-2024

Rezoning from Residential Multifamily 6 (RMF-
6) Zoning District to Planned Unit Development
(PUD)with Requested Bonus Density

Robert M Tiffany & Barbara G Tiffany CO-TRS
PO Box 733

Oneco, FL 34264

Tom Sacharski, AICP

RVi Planning + Landscape Architecture
8725 Pendery Place, Suite 101
Bradenton, FL 34201

DR Horton, Inc.
10541 Six Mile Cypress Parkway
Fort Myers, FL 33966

25-39-23-0000-0118-0000; 25-39-23-0000-
0116-0000;

+/- 124.07 acres

Low Density Residential — 2 dwelling units per
acre (with a bonus density limit of a maximum
2.99 dwelling units per acre)

Residential Multifamily-6 (RMF-6)

Conservation Overlay District (COD)
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DEVELOPMENT REVIEW REPORT

The request before the DeSoto County Board of County Commissioners, is an
Official Zoning District Atlas Amendment application (Rezoning) (RZNE — 0061-
2024) filed by Tom Sacharski, AICP of RVi Planning + Landscape Architecture, on
behalf of the Applicant, DR Horton, Inc., to rezone two (2) contiguous parcels
totaling 124.07 acres. The applicant is requesting approval of the proposed Planned
Unit Development (PUD) zoning district to allow for a maximum of 371 single-family
attached, single-family detached dwelling units, townhomes, supporting amenities,
and associated infrastructure at a gross density of 2.99 dwelling units per acre,
utilizing requested bonus density, as more particularly reflected in the Concept
Development Plan.

The property is generally located in southwest DeSoto County, south of SW
Liverpool Road.

The DeSoto County Land Development Regulations (LDR) Article Xl, Division 7
requires the Planning Commission/Local Planning Agency to hold at least one public
hearing with due public notice on a rezoning application and to make a
recommendation on the application to the Board.

. BACKGROUND

The General Development Order Application states the request to amend the
Official Zoning District Atlas by changing the zoning district for +/- 124.07 acres
from Residential Multifamily 6 (RMF-6) Zoning District to Planned Unit
Development (PUD) to allow for a maximum of 371 single-family attached, single-
family detached dwelling units, townhomes, supporting amenities, and associated
infrastructure with a Concept Development Plan.

The Interim 2040 Future Land Use Map shows the property is designated as Low
Density Residential. Future Land Use Element, and Objective 1.4 defines the Low
Density Residential Future Land Use Category. The PUD Concept Development
Plan includes a 51.68-acre Residential tract area and a 1.53-acre amenity area. It
also indicates stormwater, wetlands and buffer areas, and exceeds the required
25% open space (+/- 31.21 acres), providing 28.4%.
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Land Use Table Acres % of Site

Common Open Space Area 13.53 10.9%
Stormwater Area 19.87 16.0%
Amenity Area (active and passive) 153 1.9%
Residential Area 51.68 41.7%
Roadway Area 15.78 12.7%
Wetland/Wetland Buffer Area 21,68 17.5%
Total 124.07 100%

The PUD Concept Plan requests 6 deviations from the Code as follows:

(1) Deviation from Section 20-504(C) to eliminate all street shoulder requirements
where a closed drainage system is present.

(2) Deviation from Section 20-537(A)(5) to allow for each regular parking space to
be not less than 9 feet in width and 18 feet in length.

(3) Deviation from Section 20-503 to allow the minimum centerline radii to
comply with the State of Florida Department of Transportation Manual of
Uniform Minimum Standards for Design, Construction and Maintenance for
Streets and Highways (commonly known as the “Florida Greenbook”) as
follows:

DESIGN SPEED CENTERLINE RADIUS
15 50’
20 95’
25 180’
30 300’

(4) Deviation from Section 20-504(A)(10) to allow for two streets to intersect on
the same side of any other street at a minimum centerline to centerline
distance of 300 feet.



(5) Deviation from Section 20-600 which requires a type B buffer for residential
uses adjacent to land designated, approved, or development with residential
uses to allow for a shared type B buffer between the Liverpool and Harbour
Lakes PUDs.

(6) Deviation from Section 20-505 which requires residential projects with more
than 51 units to provide two points of access to a public right-of-way to allow
for a shared access point with the Harbour Lakes PUD, to the south of the
Liverpool project.

Il. PROPOSED ORDINANCE

AN ORDINANCE OF THE DESOTO COUNTY, FLORIDA BOARD OF COUNTY
COMMISSIONERS AMENDING THE OFFICIAL ZONING ATLAS IDENTIFIED IN LAND
DEVELOPMENT REGULATIONS ARTICLE 2, ZONING DISTRICTS AND
REQUIREMENTS, SECTION 20-31, ESTABLISHMENT OF ZONING DISTRICTS;
GRANTING TO THE APPLICANT, D.R. HORTON, INC., AN OFFICIAL ZONING
DISTRICT ATLAS AMENDMENT (RZNE-0061-2024) BY CHANGING THE ZONING
DISTRICT OF +/- 124.07 ACRES FROM RESIDENTIAL MULTIFAMILY 6 (RMF-6) TO
PLANNED UNIT DEVELOPMENT (PUD) ON PROPERTY GENERALLY LOCATED IN
SOUTHWEST DESOTO COUNTY, SOUTH OF SW LIVERPOOL ROAD, THE PROPERTY
IDENTIFICATION NUMBERS BEING 25-39-23-0000-0118-0000 AND 25-39-23-0000-
0116-0000 AND PROVIDING FOR AN EFFECTIVE DATE.

lll. DATA & ANALYSIS

In all quasi-judicial proceedings, the applicant shall bear the burden of
demonstrating by competent and substantial evidence that the application satisfies
the standards and requirements of the LDR and the Comprehensive Plan.

LDR Article XI, Administration and Enforcement, Division 7 addresses Official Zoning
District Atlas (rezoning) amendment and text amendment applications. LDR Section
20-1650 defines the Official Zoning District Atlas as scaled-based maps of the
unincorporated area of the County depicting the land features, roads and property
lines overlaid with zoning district boundaries adopted by the DeSoto County Board
of County Commissioners, certified and dated by the Board Chairman, as may be
amended from time to time. Zoning District symbols are depicted within each
boundary.
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Application requirements. LDR Section 20-1496 establishes two
prerequisites for the filing of an Official Zoning District Atlas amendment as
shown below.

1. Initiation. LDR Section 20-1496(a) restricts the persons who may
initiate an Official Zoning District Atlas Amendment to the following:

e Board of County Commissioners;

e Planning Commission;

e Board of Adjustment;

e Any other department of agency of the County; or

e Any person other than those listed above; provided, however, that
no person shall propose an amendment for the rezoning of
property (except as agent or attorney for an owner) which he does
not own. The name of the owner shall appear on each application.

The Planning Director finds that on December 6, 2024 a General
Development Order application and an Official Zoning District Atlas
Amendment application (RZNE-0061-2024) and fee were filed with the
Development Department. The Planning Director finds the General
Development Order Application was executed by Tom Sacharski, AICP
as authorized agent for the owner. Based on the above findings, it is
concluded the application can be found in conformance with this
requirement.

2. Filing requirements. LDR Section 20-1496(b) provides that all
proposals for zoning amendments shall be submitted in writing to the
Development Department, accompanied by all pertinent information
required by the LDR and the application along with payment of the
application fee.

The written General Development Order Application and Official
Zoning District Atlas Amendment Development Order Application
Form and fees were filed with the Development Department on
December 6, 2024.
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Based on the above findings, the Planning Director concludes the
application can be found in conformance with the filing requirements
in LDR Section 20-1496(b) for rezoning.

B. The Planning Director review. LDR Section 20-1497 addresses The Planning
Director review.

1. Section 20-1497(a) provides that upon receipt of an application, the
Planning Director shall determine whether the application is
complete. If the application is complete, it will be accepted for review.
If the application is incomplete, the Planning Director shall specify in
writing the additional information required in order for the application
to be processed. No further action shall be taken on the application
until the additional information is submitted and determined to be
complete.

The Planning Director provided notice that the rezone application was
deemed complete on December 6, 2024. The Planning Director finds
that the Planning & Zoning Division of the Development Department
processed the application in conformance with LDR Section 20-
1497(a).

2. Section 20-1497(b) provides that after receipt of a complete
application, the Planning Director shall distribute the application for
review by the Development Review Committee (DRC).

The Planning Director finds the application package was distributed to
DRC members after each filing. Thus, the Planning Director finds the
Planning & Zoning Division of the Development Department has
processed the application in conformance with the requirements of
LDR Section 20-1497(b).

3. Section 20-1497(c) provides that upon completion of review, the
Development Department shall prepare a staff report and schedule
review of the application at a public hearing by the Planning
Commission.



The Development Review Report was provided to the authorized agent
for review and comment. Thus, the Planning Director finds the
Planning & Zoning Division of the Development Department has
processed the application in conformance with LDR Section 20-
1497(c).

Planning Commission Report. LDR Section 20-1498(a) provides that the
report and recommendations of the Planning Commission to the Board of
County Commissioners shall show that the Planning Commission has studied
and considered the proposed change in relation to the 15 factors listed
below.

1. Whether the proposed change would be consistent with the Goals,
Objectives and Policies of the Comprehensive Plan.

Consistency analysis: The Planning Director has reviewed the
application against the Comprehensive Plan and finds and concludes
as follows:

FLUE Objective 1.1: Land Use Categories Established. The generalized
land use categories depicted in the Interim 2040 Future Land Use Map
Series are intended to establish varying degrees of environmental
protection and intensity of development, transitioning from the
natural environment to the most intense development areas by
gradually increasing density and urban character.

FLUE Policy 1.1.2: Land Use Categories. The County shall implement
the following land use categories as shown on the Future Land Use
Map.

Land Use Categories | Base Density/Intensity Bonus**(Policy 1.1.3)

Low Density Residential | Residential - up to 2 du/ac 3.5 du/ac maximum*

Consistency analysis: The property is currently designated Low Density
Residential on the Future Land Use Map and the proposed residential
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use is permitted at a base density of up to 2 dwelling units per acre and
bonus density of up to 3.5 dwelling units per acre (371 dwelling units /
124.07 acres = 2.99 du/ac density requested). The subject property is
currently undeveloped / pastureland per the County Property
Appraiser.

Based on the above findings, it is concluded the application can be
found in conformance with this policy.

FLUE Policy 1.1.3: Density Unit Bonus Limits. The Land Development
Regulations shall require Planned Developments and include
performance criteria for density bonuses within the various future
land use categories, up to the following levels:

Low-Density Residential Use - Up to 3.5 dwelling units per acre

Consistency analysis: The property is currently designated Low-
Density Residential Land Use on the Future Land Use Map and the
proposed use is permitted a maximum density of up to 2 dwelling
units per acre with a bonus density limit of a maximum 3.5 dwelling
units per acre. The proposed PUD proposes 371 dwelling units on
124.07 acres at a gross density of 2.99 dwelling units per acre. Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

FLUE Policy 1.1.4: Density and Intensity Bonus Criteria. A bonus point
schedule shall be established within the Land Development
Regulations. The schedule shall give consideration to the performance
criteria listed below as a minimum:

(1) Provisions and proximity to public infrastructure (water,

sewer, urban roads)

(2) Proximity to public safety (Fire/EMS)

(3) Proximity to schools

(4) Use of clustering and protection of environmentally sensitive

areas

(5) Increased urban design and landscaping

(6) Increased public recreation and open space
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(7) Affordable Housing

(8) Mixed use developments and mixed use buildings

(9) Adjacent to lands developed with similar densities

(10) Connectivity between developments

(11) Donation of usable public land

(12) Use of multiple performance criteria to achieve higher
densities

(13) Transfer of Development Rights (TDR's)

Consistency analysis: The applicant is proposing 371 dwelling units on
124.07 acres for a proposed density of 2.99 du/ac. The subject parcels
are in a developing area with existing public infrastructure and plans
to connect to DeSoto County Utilities. The site is in the southwestern
portion of the county, approximately 1.5 miles from the Charlotte
County line. The following residential supporting services are the
following approximate distances:

* DeSoto County Sheriff's Office — 13.32 miles (offices)

* DeSoto County Fire Station #2 — 3.12 miles

* DeSoto County Library — 13.26 miles

* Nocatee Elementary School — 8.61 miles

* DeSoto Middle School — 13.73 miles

* DeSoto County High School — 14.12 miles

* Deep Creek Park — 1.93 miles

* Deep Creek Preserve — 3 miles

* RV Griffin Reserve - 4 miles

* Harold Avenue Regional Park - 6 miles (Port Charlotte)
* ShorePoint Health (hospital) - 10 miles (Port Charlotte)

* DeSoto Memorial Hospital — 15 miles

The PUD proposes clustering development to preserve wetlands and
35.21 acres (28.4%) of open space. The project is adjacent to the
approved Harbour Lakes PUD (Ord. 2023-04) to the south, which
proposes a similar density of 3.31 du/ac and is in the process of
Improvement Plan approval. Both Liverpool and Harbour Lakes
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propose two inter-neighborhood ties, providing connectivity between
the two developments. The LDRs have no points system as referenced.
Based on these findings, it is concluded the application can be found
consistent with this policy.

FLUE Policy 1.1.5: Density/Intensity. A binding site plan shall be
required to be submitted and approved by the County as part of any
applicant’s request to receive an intensity/density bonus, including a
rezoning, which demonstrates compliance with bonus criteria and
LDR requirements.

Consistency analysis: The proposed PUD submitted a Concept
Development Plan with a request for bonus density which
demonstrates compliance with the bonus density criteria. Based on
the above findings, it is concluded the application can be found in
conformance with this policy.

FLUE Policy 1.1.11: Rezoning. The zoning amendment criteria in the
LDR shall be used to determine if a rezoning request to a new district
is appropriate for a given property, in accordance with the
Comprehensive Plan. The following general criteria, at a minimum, will
be considered as part of the rezoning review process:

(1) Location, availability and capacity of public services and

facilities.

(2)  Proximity to similar densities/intensities.

(3) Location within transportation network.

(4)  Environmental protection

Consistency analysis: The applicant is proposing 371 dwelling units on
124.07 acres. The subject parcels are located in a developing area with
existing public infrastructure and plans to connect to DeSoto County
Utilities. The site is located in the southwestern portion of the county,
approximately 1.5 miles from the Charlotte County line, south of SW
Liverpool Road and west of SW Highway 17.

The PUD proposes clustering development to preserve wetlands and
35.21 acres (28.4%) of open space. The project is adjacent to the
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approved Harbour Lakes PUD (Ord. 2023-04) to the south, which
proposes a similar density of 3.31 du/ac and is in the process of
Improvement Plan approval. Both Liverpool and Harbour Lakes
propose two inter-neighborhood ties, providing connectivity between
the two developments. Based on these findings, it is concluded the
application can be found in conformance with this policy.

FLUE Policy 1.1.12: Density Measurement. Residential density shall be
defined as the amount of dwelling units allowed per gross acre. This
calculation shall include the entire property including roads,
stormwater facilities, recreation areas, agricultural areas, natural
resource preserves, etc. It shall not include areas separated off for
non-residential uses (outparcels) or those areas otherwise not
included as part of an overall development plan. It shall also not
include property within the conservation overlay area, for which
density within the area shall be calculated separately.

Consistency analysis: The property is currently designated Low-Density
Residential Land Use on the Future Land Use Map, and the proposed
use is permitted a maximum density of up to 2 dwelling units per acre
with a bonus density of a maximum 3.5 dwelling units per acre (2.99
du/acre requested).

Proposed is a 371-unit residential community on +/- 124.07 acres. The
review of the proposed density is discussed in the review of Policy
1.12.4, development in the Conservation Overlay District. Density
within the COD has been calculated separately from the remainder of
the project site. Based on these findings, it is concluded the application
can be found in conformance with this policy.

FLUE Objective 1.4: Low-Density Residential Use Category Defined.
The Low Density Residential Use category consists of low-density
residential uses in progressive degrees of urban intensity with higher
density in areas adjacent to the Medium Density Residential, Mixed
Use Centers, General Mixed Use Centers and less density/intensity in
areas adjacent to the Rural/Agricultural categories.
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MEASURABLE TARGET: Location and total acreage added to the Low
Density Residential Use category.

Consistency analysis: The proposed PUD and Concept Development
Plan proposes a 371-unit single family detached and attached
residential community with on-site recreational amenities at a
proposed gross density of 2.99 du/acre. The proposed PUD is a
progressive degree of use and density increase adjacent to the Low
Density Residential and nearby Employment Center to the east on SW
Highway 17. This provides zoning generally consistent with the density
allowed by the Low Density Residential future land use. In addition, it
provides focused development in an area of County services near a
planned Employment Center area.

The subject property is currently undeveloped (pastureland) and is
contiguous to (and within an area) of single-family residential uses,
including the approved Harbour Lakes PUD (Ord. 2023-04) to the
south.

Based on the above findings, it is concluded the application can be
found in conformance with this Objective.

FLUE Policy 1.4.2: Low Density Residential Use Category Uses. The
primary use of this category shall be residential, in a variety of low
densities and styles. A sustainable mix of neighborhood scale
commercial uses may be introduced only as a part of the PUD process
for developments of 1000 dwelling units or greater. The commercial
area shall be located at the intersections of collector and/or arterial
roads and shall be separated approximately 2 miles from other
existing and/or future commercial designated areas. Schools and
other public facilities shall be permitted with appropriate buffering.
The zoning district uses and development standards contained in the
Land Development Regulations shall carry out the specific intent of
this land use category.

Consistency analysis: As stated in the policy, the primary use of this
district shall be residential in a variety of densities and styles. The
application and concept plan indicates single-family detached, single-
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family attached, and townhome residential development types.
Schools and other public facilities are not proposed. Commercial
development is not proposed.

Based on the above findings, it is concluded the application can be
found in conformance with this Policy.

FLUE Policy 1.4.3: Low Density Residential Use Category Sustainability.
The minimum density permitted within this category will be two
dwelling units per acre.

Consistency analysis: The applicant is proposing 371 residential units
on 124.07 acres at a gross density of 2.99 dwelling units per acre.
Based on the above findings, it is concluded the application can be
found in conformance with this Policy.

FLUE Policy 1.4.4: Low Density Residential Open Space. All
development within the Low Density Residential Category shall
provide open space through clustering of units in order to reduce the
footprint on a site. Development shall provide a minimum of 25
percent open space.

Consistency analysis: The PUD Concept Development Plan exceeds the
required 25% open space (+/- 31.02 acres), providing 28.4% (+/- 35.21
acres). Provided open space includes common open space area,
active/passive amenity area, stormwater area, and wetland/wetland
buffer area. Single-family sites are clustered on the upland portions of
the northern portion of the site, preserving the wetlands. Based on the
above findings, it is concluded the application can be found in
conformance with this Policy.

FLUE Policy 1.4.5: Open Space design. All open space areas shall be
primarily located adjacent to other areas approved as development
open space in order to create natural corridors.

Consistency analysis: Per the LDRs, open space means real property
dedicated, designated, reserved or set-aside that is in a natural or
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unimproved state or landscaped and which is used to meet human
recreational or spatial needs, or to protect water, air, or plant areas.
All flood plains, stormwater management areas, and waterbodies shall
count toward meeting the open space standard; however, private
yards shall not be included within the open space requirement, and not
more than 25 percent of any stormwater management area shall
count toward meeting the open space requirement.

The plan indicates meeting the minimum 25% open space requirement.
The PUD Concept Development Plan exceeds the required 25% open
space (+/- 31.02 acres), providing 28.4% (+/- 35.21 acres). Provided
open space includes common open space area, active/passive amenity
area, stormwater area, and wetland/wetland buffer area. Based on
the above findings, it is concluded the application can be found in
conformance with this Policy.

FLUE Policy 1.4.6: Utilities. All development within the Low Density
Residential category shall connect to existing centralized public water
and wastewater systems.

Consistency analysis: The project is within the County’s utility service
area and is required to connect. DeSoto County Utilities (DCU) has
indicated that the applicant is currently working with them on a
capacity reservation agreement. Capacity for this project cannot be
guaranteed until the capacity reservation agreement is fully
executed, and all fees have been paid.

Based on the above findings, it is concluded the application can be
found in conformance with this Policy, with conditions.

FLUE Objective 1.12: Conservation Overlay Designation (COD). The
Interim 2040 Conservation Overlay Map (FLUEMS 4) identifies public
and private lands that may possess environmental limitations, such as
floodplain, wetland, and other environmentally sensitive areas,
including but not limited to, sloping topography subject to soil erosion,
wildlife habitat areas, hydric soils, and special vegetative communities,
but have not been confirmed as such and shall be protected to the
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greatest extent possible. Modifications of the boundaries are
permitted upon submittal of data and analysis, or field inspection by
qualified personnel which support the establishment of a more
appropriate boundary.

MEASURABLE TARGET: Acres of habitat and wetlands or species to be
impacted or preserved as identified through environmental surveys,
Environmental Resource Permits, and other actions in response to
development in environmentally sensitive environments.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws and permitting requirements. A Listed Species Survey Report was
submitted (Passarella & Associates, October 2024). Approximately
18.75 acres of the property are jurisdictional wetlands. The Project
Narrative indicates that 18.75 acres of wetlands are preserved.
Wetland buffers provide an average 25-foot setback around the
preserved wetland areas. Based on the above findings the application
can be found in conformance with this policy.

FLUE Policy 1.12.2: Conservation Overlay Designation Uses. This
designation is not intended to prevent development, but rather to
identify environmentally sensitive areas (i.e. floodplains and wetlands)
that need to be reviewed carefully during the development review
process to determine whether mitigation or conservation protection
are needed. If the areas are determined not to be environmentally
sensitive, then the underlying future land use category is applicable.
The following uses are specifically prohibited from being located
within Conservation Areas:

(1)  Junkyards, gas station, and vehicle repair facilities.

(2) The use or storage of hazardous materials or wastes on the
Florida Substance List shall be restricted in the 100-year floodplain,
except that such use or storage pursuant to phosphate mining within
the Generalized Phosphate Mining Overlay Designation shall be
restricted within that portion of the 100-year floodplain shown on
FLUEMS-9 and as regulated by the Florida Department of
Environmental Protection.
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(3) New underground fuel and other hazardous chemicals within
these areas. Existing facilities are required to demonstrate that
adequate technology is being employed on-site to isolate the facilities
from the water supply.

(4) Residential Development greater than a density of 1 unit per 10
gross acres and non-residential development greater than a FAR of
0.10 unless stated herein. All development shall be clustered to non-
wetland portions of any site and buffered from the wetland
appropriately.

(5) Agricultural uses shall utilize “Best Management Practices”
published in conjunction with the US Department of Agriculture.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws and permitting requirements. A Listed Species Survey Report was
submitted (Passarella & Associates, October 2024). Approximately
18.75 acres of the property are jurisdictional wetlands. The Project
Narrative indicates that 18.75 acres of wetlands are preserved.
Wetland buffers provide an average 25-foot setback around the
preserved wetland areas.

The PUD provides a gross density of 2.99 du/ac. This calculation does
not take into account the Conservation Overlay. The Project Narrative
suggests a permitted maximum of 371 dwelling units, taking the
Conservation Overlay into consideration. The following restrictions
shall apply to areas determined to be in the COD:
(1) Density transfers out of areas determined to be within the
Conservation Area may occur on-site with the following density
transfer allowed: (b) Low Density Residential Land Uses shall be
1 unit per 4 acres.
(2) Development within the Conservation Overlay area shall be
restricted to 1 unit per 10 acres and a FAR of 0.1, unless
otherwise provided for herein. All development shall be directed
away from wetlands.

From an overall density perspective, 371 single-family attached,
detached, and townhome lots would equate to 3.5 du/acre focusing on
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upland areas (105.1 acres upland, 19 acres wetland), taking into
account density transfers in the COD per this policy. Future site plan
submittals shall be consistent with this requirement and provide
density transfer information consistent with this policy. Based on the
above findings the application can be found in conformance with this
policy.

FLUE Policy 1.12.3: Conservation Overlay Designation Development
Standards.

(1) A final determination of the suitability for development of any
individual parcel, as it relates to a Conservation Overlay area on the
Future Land Use Map, shall be determined prior to issuance of any
development approval.

(2) The Conservation Overlay Designation area on the Future Land
Use Map is not to be considered the exact boundary of the
conservation area, but to act as an indicator of a potential
conservation area. The exact boundary shall be determined by an
environmental site study by a qualified professional at the expense of
the Developer and submitted for a determination to the Southwest
Florida Water Management District or other agency with jurisdiction.

Consistency analysis: The project is located within the Conservation
Overlay. Land development applications must meet County, State and
Federal laws and permitting requirements. A Listed Species Survey
Report was submitted (Passarella & Associates, October 2024)
providing an inventory of vegetative communities and listed species.
Approximately 18.75 acres of the 19 acres of wetlands are
jurisdictional wetlands. The Project Narrative indicates that 19 acres of
wetlands are preserved. Wetland buffers provide an average 25-foot
setback around the preserved wetland areas. Based on the above
findings, it is concluded the application can be found in conformance
with this policy.

(3) The Conservation Overlay Designation area is not all inclusive
and other areas that do not fall within the COD boundaries that meet
the definition of being environmentally sensitive areas are also subject
to the regulations affecting them. These areas include protected plant
and animal habitat.
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Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas. Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

(4) Development proposals shall require the submittal of an
Environmental Site Study indicating as to the extent of the impact of
development or redevelopment for any lands within Conservation
Overlay Designation areas and other environmental concerns.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas. Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

(5) Environmental Site Studies shall provide evidence and an
inventory of wetlands; soils posing severe limitations to construction;
unique habitat; endangered species of wildlife and plants; significant
historic structures and/or sites; and areas prone to periodic flooding
(areas within the 100-year floodplain).

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
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communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas. Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

(6) DeSoto County shall require identification of proposed impacts
to the natural functions of any resources by any development or
redevelopment that proposes to be placed in/on, to disturb, or to alter
identified areas. Compensation and Mitigation plans shall also be
provided.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas. Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

(7)  Such identification shall occur during the development review
process and provide the opportunity for DeSoto County to review the
proposed project so that direct and irreversible impacts on the
identified resources are avoided, minimized, or in the extreme,
mitigated.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
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average 25-foot setback around the preserved wetland areas. Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

(8)  Natural resources discovered as a result of the required
Environmental Site Study will be protected in accordance with state
and federal law. The Environmental Site Study will require that a
qualified professional analyze the natural functions of eco-systems
and connectivity of resource corridors. A conservation easement, or
other protective measure, may be required to protect the functions of
natural resources. Mitigation may be allowed on a case-by-case basis
through the appropriate reviewing agencies.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas. Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

(9) If an area is determined to be developable and not within the
Conservation Overlay Designation, then the underlying future land use
category shall apply.

Consistency analysis: While the project is within the Conservation
Overlay, the underlying Future Land Use Category is Low Density
Residential with a maximum density of 2 du/ac and an available bonus
density of 3.5 du/ac. The proposed PUD is proposing a gross density of
2.99 du/ac. Based on the above findings, it is concluded the application
can be found in conformance with this policy.

FLUE Policy 1.12.4: Any development of a site which includes property
determined to be in a Conservation Overlay Designation area, is
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required to submit a site-specific plan for approval. The plan shall
include the clustering of density away from the protected areas and
resources. Developments that include Conservation Overlay
Designations, but cluster all development activities outside of the
Overlay, may be reviewed via a Site Plan Approval process. The
following restrictions shall apply to areas determined to be in the COD:
(1) Density transfers out of areas determined to be within
the Conservation Area may occur on-site with the following
density transfer allowed:
(a)  Rural/Agricultural Land Uses shall be consistent with the
underlying zoning
(b)  Low Density Residential Land Uses shall be 1 unit per 4
acres.
(c) Medium Density Residential, Neighborhood Mixed Use,
and General Mixed Use Districts shall be 1 unit per 2 acres.
(2) Development within the Conservation Overlay area shall
be restricted to 1 unit per 10 acres and a FAR of 0.1, unless
otherwise provided for herein. All development shall be
directed away from wetlands.

Consistency analysis: The PUD proposes 371 single family residences
on 124.07 acres at a gross residential density of 2.99 du/acre.
However, the site is located in the Conservation Overlay and has some
density limitations. The following table is a breakdown of the COD and
its impact on the maximum density allowable at this site.
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Transfer Acres Units

Acres preserved land w/in COD at 1 du/4 19 4
ac
Acres LDR outside COD at 2 du/ac 105.1 210.2
Total 124.1 214.2
Acres Density

Acres LDR outside COD at 3.5 du/ac 105.1 367.85
bonus density

Subtract density w/in LDR at 214.2 124.1 1.73 du/ac
units/124.1 ac

Density within LDR w/proposed 371 124.1| 2.99 du/ac
units/124.1 ac

Difference/Bonus Density Required for 1.26 du/ac

371 dwelling units in LDR

The LDR FLUC established 2.0 du/acre as the minimum density. There
are 18.75 acres of preserved land within the COD (applicant shows 19
acres on the Concept Plan) which can be developed at 1 du/4 acres in
LDR, which equates to 4 units. There are 105.1 acres of LDR (Low
Density Residential) outside the COD in this project that can be
developed at 2.0 du/acre, equating to 210.2 units, for a total of 214.2
units (max units without density bonus). The 214.2 units on 124.1 acres
permitted in LDR represents a density of 1.73 du/acre.

The project is proposing 371 units, utilizing bonus density, which
represents a gross density of 2.99 du/ac. There are 18.75 acres of
preserved land within the COD (applicant shows 19 acres on the
Concept Plan) which can be developed at 1 du/4 acres in LDR, which
equates to 4 units. There are 105.1 acres of LDR (Low Density
Residential) outside the COD in this project that can be developed at
3.5 du/acre with bonus density, equating to 367.85 units, for a total of
371 units.
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The additional 157 units above what is permitted in LDR requires
approval of a density bonus of 1.26 du/acre. Based on the above
findings, it is concluded the application can be found in conformance
with this policy with approval of the bonus density.

FLUE Policy 1.12.6: The County shall prohibit all development within,
and direct development away from, wetlands, unless otherwise
approved by the appropriate reviewing agency. Site enhancement for
conservation purposes and Best Management Practices including,
without limitation, the use of isolation berms to protect water quality
and prevent wildlife from migrating into developed areas shall not be
deemed “development” for the purposes of this policy, when used
pursuant to phosphate mining.
(1) When wetland impacts cannot be avoided, DeSoto County
shall require a specific management plan to be prepared by the
developer, which results in no net loss of wetlands or wetland
functions and which includes necessary modifications to the
proposed development, specific setback and buffers, and the
location of development away from site resources, to protect
and preserve the natural functions of the resource.
(2) The minimum setback shall be 15 feet and the average of all
setbacks from the wetland resource shall be 25 feet, unless
otherwise permitted by the appropriate reviewing agency. Best
Management Practices, including, without limitation, the use of
isolation berms to protect water quality and prevent wildlife
from migrating into developed areas shall be permitted within
the setback areas, when used pursuant to phosphate mining.
(3) Areas designated as natural buffers shall preserve all natural
vegetative cover, except where drainage ways, access ways or
phosphate mining corridors are approved to cross the buffer, or
when contrary to Best Management Practices. Buffers may be
supplemented only with native trees, shrubs and ground covers.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
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property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas.
Mitigation of any impacts must be consistent with State and Federal
laws and permitting requirements, which will be provided to the
County with engineering plans prior to any development. A
management plan will be required with the application for approval of
an Improvement Plan. Based on the above findings, it is concluded the
application can be found in conformance with this policy.

FLUE Policy 1.12.8: On all existing parcels of land, development shall
be located away from wetlands and floodplains on the upland portion
of the site, unless otherwise permitted by an authorized agency and
permissible within this Plan. Where no upland exists, development
may occur so long as all applicable environmental permitting
requirements can be satisfied. All future subdivision of land shall
contain adequate uplands for the permitted use.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas. Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

FLUE Policy 1.14.2: Use compatibility. Compatibility between uses
will be defined by level of density and intensity rather than by use,
with the exception of large-scale public uses such as airports, regional
hospitals, refineries and correctional institutions.

Consistency analysis: The Comprehensive Plan defines “compatibility”
as “(a) condition in which land uses or conditions can coexist in relative
proximity to each other in a stable fashion such that no use or condition
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is negatively impacted directly or indirectly by another use or
conditions.”

The following table provides a description of the Future Land Use
Categories, Zoning Districts, and specific types of land uses
surrounding the proposed PUD:

Use COMPATIBILITY ANALYSIS

Directions Future Land Zoning District Types of Land
Use Uses
Site Low Density RMF-6 Pastureland/
Residential vacant
PUD (proposed)
North — across SW | Low Density A-5 Single-family
Liverpool Road Residential residential
RSF-1 Pastureland
RSF.3 Siggle-family
residential
South Low Density PUD Harbour Lakes
Residential residential
development
East — across Low Density PUD Harbour Lakes
Seminole Gulf RR | Residential
Mobile Home
MHS Park
West Low Density RSF-3 Vacant, Single
Residential family residential

This table illustrates that the surrounding uses are consistent with the
Low Density Residential Future Land Use Category. The Land
Development Regulations provides specific minimum lot area and lot



width, maximum density, minimum yard requirements, and maximum
impervious lot coverage for the PUD zoning district to ensure
compatibility between uses.

The proposed PUD zoning generally aligns with the range of permitted
uses allowed in the area.

The site abuts an existing public road, SW Liverpool Road which is a
publicly maintained right-of-way. Any future land development must
conform to all required Federal, State, and County permitting
requirements.

Based on the above findings, it is concluded the application can be
found in conformance with this Policy.

FLUE Policy 1.14.8: Buffers. Increased buffering and landscape
standards shall be maintained or expanded in the County’s Land
Development Regulations to protect various types of development
from the impact of others.

Consistency analysis: A Type B buffer is required and proposed around
the project perimeter to the north and west. The applicant has
requested deviation from LDR Section 20-600 to allow for shared buffer
with the Harbour Lakes PUD along the south property line. No buffer is
proposed on the Concept Plan to the east, where adjacent to the
Seminole Gulf Railroad tracks. However, some natural buffers exist
along the railroad corridor. A condition is recommended that this
buffer is enhanced to a Type A buffer at a minimum to reduce
potentially adverse impacts such as noise or appearance. Based on the
above findings, it is concluded the application can be found in
conformance with this policy with conditions.

FLUE Policy 1.16.2: The County shall direct development to areas
where services and facilities are available to accommodate additional

growth.

Consistency analysis: The property is located in area that has the Low
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Density Residential Future Land Use Category, where the County is
planning for growth consistent with that designation.

Connection to County central potable water and sanitary sewer
services are required. The applicant will be connecting to DeSoto
County Utilities for central potable water and sanitary sewer services.
This is addressed in detail with the analysis of Policy 1.4.6 Utilities.

The site is located in the southwestern portion of the county,
approximately 1.5 miles from the Charlotte County line, and the
following residential supporting services are the following
approximate distances:

* DeSoto County Sheriff's Office — 13.32 miles (offices)

* DeSoto County Fire Station #2 — 3.12 miles

* DeSoto County Library — 13.26 miles

* Nocatee Elementary School — 8.61 miles

* DeSoto Middle School — 13.73 miles

* DeSoto County High School — 14.12 miles

* Deep Creek Park — 1.93 miles

* Deep Creek Preserve — 3 miles

* RV Griffin Reserve - 4 miles

* Harold Avenue Regional Park - 6 miles (Port Charlotte)
* ShorePoint Health (hospital) - 10 miles (Port Charlotte)

* DeSoto Memorial Hospital — 15 miles

Based on the above findings, it is concluded the application can be
found in conformance with this policy.

FLUE Policy 1.17.2: Land uses that generate high traffic counts shall be
encouraged to locate adjacent to arterial and collector roads.
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Consistency analysis: The proposed PUD proposed is adjacent to SW
Liverpool Road, a local road which has one (1) ingress/egress access
point. To alleviate traffic onto SW Liverpool Road, two (2) internal cross
access points are proposed to the adjacent PUD to the south. Based
on the above, it is concluded the application can be found in
conformance with this policy.

FLUE Policy 1.17.4: The County shall require new developments to
provide safe and convenient on-site pedestrian and vehicular traffic
flow.

Consistency analysis: The PUD Concept Plan states that sidewalks are
proposed on internal roadways. Internal roadways are designed to
accommodate pedestrian and vehicular traffic. Based on the above, it
is concluded the application can be found in conformance with this
policy.

FLUE Policy 1.17.5: Residential neighborhoods shall be planned to
include an efficient system of internal circulation to connect with
external existing or future road and pedestrian systems.

Consistency analysis: The PUD Concept Plan states that the
development proposes internal sidewalks or pathways on one side of
internal roadways. All roads within the PUD are proposed to be
privately owned and maintained. Two inter-neighborhood ties are
proposed to connect to the approved Harbour Lakes PUD (Ord. 2023-
04) to the south. Based on the above, it is concluded the application
can be found in conformance with this policy.

FLUE Policy 1.17.6: Curb cuts and points of access to the
transportation system shall be minimized. Developments shall be
required to share driveways and provide cross access between
adjacent properties.

Consistency analysis: The proposed PUD proposes two inter-
neighborhood ties with the adjacent PUD, Harbour Lakes, to the south,
to limit points of access off SW Liverpool Road. Based on the above, it
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is concluded the application can be found in conformance with this
policy.

Transportation Element

Objective 1.1: Level of Service. The County shall adopt and adhere to
level of service standards for arterial and collector streets.

Policy 1.1.1: Service Standards. The County establishes the following
peak hour /peak directional level of service standards for collector,
arterial, local, and limited access facilities in the County.

Roadway Type State Road State Road Outside | County Road
Urbanized Area Urbanized Area

Limited Access D C D

Facilities

Controlled Access D C D

Highway

Other Multi- Lane D C D

Roads

Two-lane Roads D C D

Consistency analysis: A Trip Generation Analysis was provided with the
application (TR Transportation Consultants, Inc., dated November 16,
2024). The PUD Concept Plan proposes one access point on SW
Liverpool Road, a two-lane local street. The traffic analysis that was
performed concluded that the traffic levels at peak hours/peak
direction on surrounding roadway network will result in a decrease in
768 daily trips compared to the existing RMF-6 zoning designation.
Two inter-neighborhood ties are proposed to the south with the
adjacent Harbour Lakes PUD. The applicant has requested a deviation
from Section 20-505, which requires two access points (preferably on
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a minor collector) for residential developments with 51 units or more.
More detailed traffic analysis and operational analysis will be required
with the Improvement Plan. Future traffic studies will need to address
turn lane needs and the effect of the project on the intersection of SW
Liverpool Road and SW Highway 17. Based on the above, it is
concluded the application can be found in conformance with this policy
with conditions.

Policy 1.2.8: Access Points. The County shall require that future
subdivisions with 50 units or more, at a minimum, have at least two
(2) points of access open to motor vehicle traffic. Secondary access
points, at the discretion of the BOCC and as further defined in the
LDR’s may be established as emergency only access points per County
standards.

Consistency analysis: The PUD Concept Plan proposes one access point
on SW Liverpool Road, a two-lane local street. The traffic analysis that
was performed concluded that the traffic levels at peak hours/peak
direction on surrounding roadway network will result in a decrease in
768 daily trips compared to the existing RMF-6 zoning designation.
Two inter-neighborhood ties are proposed to the south with the
adjacent Harbour Lakes PUD. The applicant has requested a deviation
from Section 20-505, which requires two access points (preferably on
a minor collector) for residential developments with 51 units or more.
The applicant provided a Trip Generation Analysis with the application
(TR Transportation Consultants, Inc., dated November 16, 2024). The
traffic analysis that was performed concluded that the traffic levels at
peak hours/peak direction on surrounding roadway network will result
in a decrease in 768 daily trips compared to the existing RMF-6 zoning
designation. Based on the above, it is concluded the application can be
found in conformance with this policy.

Policy 1.2.14: Traffic Study. High traffic generators shall require a
project-specific traffic study. The study will include methodology
accepted by the County and will evaluate, at a minimum, existing
traffic conditions and LOS, determine project traffic generation,
cumulative traffic conditions, mitigation of traffic impacts for on- and
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off-site, and evaluate LOS for transportation linkages to collector and
arterial roadways, if appropriate.

Consistency analysis: A Trip Generation Analysis was provided with the
application (TR Transportation Consultants, Inc., dated November 16,
2024). The PUD Concept Plan proposes one access point on SW
Liverpool Road, a two-lane local street. The traffic analysis that was
performed concluded that the traffic levels at peak hours/peak
direction on surrounding roadway network will result in a decrease in
768 daily trips compared to the existing RMF-6 zoning designation.
Two inter-neighborhood ties are proposed to the south with the
adjacent Harbour Lakes PUD. The applicant has requested a deviation
from Section 20-505, which requires two access points (preferably on
a minor collector) for residential developments with 51 units or more.
More detailed traffic analysis and operational analysis will be required
with the Improvement Plan. Future traffic studies will need to address
turn lane needs and the effect of the project on the intersection of SW
Liverpool Road and SW Highway 17. Based on the above, it is
concluded the application can be found in conformance with this policy
with conditions.

Policy 1.5.3: Analysis of FLUM and Zoning Amendments. The County
shall consider the potential maximum impacts of all Future Land Use
map and zoning amendments on the LOS for all roadways directly and
indirectly affected by the amendment when making such decisions.
However, specific impacts and any required roadway improvements
shall only be determined based on the submittal of a defined
development proposal as part of the County’s overall concurrency
system.

Consistency analysis: A Trip Generation Analysis was provided with the
application (TR Transportation Consultants, Inc., dated November 16,
2024). The PUD Concept Plan proposes one access point on SW
Liverpool Road, a two-lane local street. The traffic analysis that was
performed concluded that the traffic levels at peak hours/peak
direction on surrounding roadway network will result in a decrease in
768 daily trips compared to the existing RMF-6 zoning designation.
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Two inter-neighborhood ties are proposed to the south with the
adjacent Harbour Lakes PUD. The applicant has requested a deviation
from Section 20-505, which requires two access points (preferably on
a minor collector) for residential developments with 51 units or more.
More detailed traffic analysis and operational analysis will be required
with the Improvement Plan. Future traffic studies will need to address
turn lane needs and the effect of the project on the intersection of SW
Liverpool Road and SW Highway 17. Based on the above, it is
concluded the application can be found in conformance with this policy
with conditions.

Conservation Element

Groundwater Resources:

Policy 1.2.10: All requests for development shall be reviewed to
ensure that potential impacts of the proposed development do not
degrade the water quality and quantity of groundwater resources.

Consistency analysis: The PUD will be required to secure SWFWMD
Environmental Resource Permits, ACOE permit, and meet county
standards to ensure that the development improvements will not
degrade the water quality and quantity of groundwater resources.
Based on the above, it is concluded the application can be found in
conformance with this policy.

Policy 1.2.15: DeSoto County shall protect groundwater recharge
areas throughout the County by requiring properly functioning
stormwater management systems meeting drainage LOS standards
and a minimum percentage of 15% pervious open space for all non-
residential development projects and a minimum of 25% pervious
open space for residential development projects. This may be further
restricted in the LDRs through individual zoning districts and other
development performance standards.

Consistency analysis: The PUD Concept Development Plan provides a
19.87 acre lake (stormwater) area (16% of overall site) and exceeds the
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required 25% open space, providing 28.4% (35.21 acres).

The PUD will be required to secure SWFWMD Environmental Resource
Permits, an ACOE permit, and meet county standards. The FEMA flood
map for this area is number 12027C0287C effective on 11/06/2013.
Based upon the flood map, the site is located in Flood Zone X and AE.
Based on the above, it is concluded the application can be found in
conformance with this policy.

Surface Water Resources:

Policy 1.4.3: The County shall identify and require the creation of
upland buffer zones, in accordance with the regulations of the water
management districts, between development and surface water,
environmentally sensitive areas, and wetlands in order to protect
these natural resources from the activities and impacts of
development.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas.
Mitigation of any impacts must be consistent with State and Federal
laws and permitting requirements, which will be provided to the
County with engineering plans prior to any development. The PUD
Concept Development Plan includes the required stormwater, wetland
protection and buffer areas, and exceeds the required 25% open space
for a PUD (31.02 + acres), providing 28.4% (35.21 + acres). Based on
the above findings, it is concluded the application can be found in
conformance with this policy.

Wetland Protection:

Objective 1.5: Wetland Protection. Wetlands and the natural
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functions of wetlands shall be conserved, protected, and restored
from activities which alter their physical and hydrological nature to
ensure the filtration of water to enhance water quality, provide flood
control, maintain wildlife habitat, and offer recreational opportunities,
which enhance the quality of life in DeSoto County.

Policy 1.5.1: The County, as part of its development review process,
shall require the coordination of development plans with the Florida
Department of Environmental Protection, the Southwest Florida
Water Management District or other appropriate regulatory agency,
to assist in monitoring land uses which may impact potential wetlands
as shown on the National Wetlands Inventory (shown as part of the
Conservation Overlay Area on the FLUM).

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas. Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

Policy 1.5.2: The County shall require that all development proposals
be accompanied by evidence that an inventory of wetlands; soils
posing severe limitations construction; unique habitat; endangered
species of wildlife and plants; significant historic structures and/or
sites; has been conducted.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
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that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas.
Mitigation of any impacts must be consistent with State and Federal
laws and permitting requirements, which will be provided to the
County with engineering plans prior to any development. The PUD
Concept Development Plan includes the required stormwater, wetland
protection and buffer areas, and exceeds the required 25% open space
for a PUD (+/- 31.02 acres), providing 28.4% (+/- 35.21 acres). Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

Policy 1.9.16: Developers shall be required to identify wildlife habitat,
and endangered and threatened species as part of the development
review process and shall be required to submit mitigation measures
for review as part of the County’s development review process.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas. Based
on the above findings, it is concluded the application can be found in
conformance with this policy.

Floodplain and Floodways:

Objective 1.6: Floodplains and Floodways. DeSoto County shall
ensure long-range protection and restoration of functions of the
remaining floodplains.

Consistency analysis: Any encroachment into the 100-Year Floodplain
will be compensated by equivalent excavation to offset project filling
per Section 4.4 of the Southwest Florida Water Management
District’s Basis of Review. The property is not located within the
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floodway. The proposed PUD is located within FEMA flood zone X and
FEMA FIRM special flood hazard area zone AE. All aspects of proper
development standards within special flood hazard areas shall be
applied in future development applications. Based on the above
findings, it is concluded the application can be found in conformance
with this policy.

Policy 1.9.16: Developers shall be required to identify wildlife habitat
and endangered and threatened species as part of the development
review process and shall be required to submit mitigation measures
for review as part of the County’s development review process.

Consistency analysis: The project is within the Conservation Overlay.
Land development applications must meet County, State and Federal
laws. A Listed Species Survey Report was submitted (Passarella &
Associates, October 2024) providing an inventory of vegetative
communities and listed species. Approximately 18.75 acres of the
property are jurisdictional wetlands. The Project Narrative indicates
that 19 acres of wetlands are preserved. Wetland buffers provide an
average 25-foot setback around the preserved wetland areas.

The environmental study identified no potentially occupied Gopher
Tortoise burrows that will have to be mitigated consistent with State
and Federal criteria. The property is also within the Core Foraging
Area of wood stork nesting colonies and in the Consultation Area of
the crested caracara, Florida scrub jay, red-cockaded woodpecker,
and Florida bonneted bat. No evidence of those species was observed
on site. If any impacts are proposed which trigger federal wildlife
review, additional coordination and surveys relative to the species
will be required.

Mitigation of any impacts must be consistent with State and Federal
laws and permitting requirements, which will be provided to the
County with engineering plans prior to any development. Based on
the above findings, it is concluded the application can be found in
conformance with this policy.
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In summary, based upon the totality of the circumstances, the Planning Director
concludes the rezoning application can be found in conformance with the
Comprehensive Plan.

2.

The existing land use pattern.

Consistency analysis: The subject property is located in southwest
DeSoto County, approximately 1.5 miles north of the Charlotte County
line. The subject property is currently undeveloped pastureland. Table
1 shows the existing land use pattern. The surrounding properties are
primarily in the Low Density Residential Future Land Use Category. To
the north are single family residential homes. The Seminole Gulf
Railway runs adjacent to the east of the subject property. The
approved Harbour Lakes PUD (Ord. 2023-04) and a mobile home park
are located to the east, across the railroad tracks. The parcel to the
south is also a portion of the approved Harbour Lakes PUD
development. To the west are single-family residential and vacant
lands.

The table illustrates that the surrounding uses are developing in a
fashion consistent with the Low Density Future Land Use category. PUD
zoned projects may establish their own specific height, bulk, setback,
density, buffering, and other regulations for the zoning district to help
to achieve compatibility between uses. Based on the above, it is
concluded the application can be found in conformance with this
factor.

The creation of an isolated district unrelated to adjacent and nearby
districts.

Consistency analysis: The project is located in a transitioning area,
primarily developed with residential uses on the west side of US
Highway 17.

The surrounding properties are primarily in the Low Density Residential
Future Land Use Category. To the north are single family residential
homes. The Seminole Gulf Railway runs adjacent to the east of the
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subject property. The approved Harbour Lakes PUD (Ord. 2023-04) and
a mobile home park are located to the east, across the railroad tracks.
The parcel to the south is also a portion of the approved Harbour Lakes
PUD (Ord. 2023-04) development. To the west are single-family
residential and vacant lands.

A Type B buffer is required and proposed around the project perimeter
to the north and west. The applicant has requested deviation from LDR
Section 20-600 to allow for shared buffer with the Harbour Lakes PUD
along the south property line. No buffer is proposed on the Concept
Plan to the east, where adjacent to the Seminole Gulf Railroad tracks.
However some natural buffers exists along the railroad corridor. A
condition is recommended that this buffer is enhanced to a Type A
buffer at a minimum to reduce potentially adverse impacts such as
noise or appearance.

Future development applications must conform to all required Federal,
State, and County permitting requirements. Based on the above
findings, it is concluded the application can be found in conformance
with this standard.

The impact on the availability of adequate public facilities consistent
with the level of service standards adopted in the Comprehensive
Plan, and as defined and implemented through the DeSoto County
concurrency regulations.

Consistency analysis: DeSoto County reviews development to ensure
projects are subject to minimum criteria for public facilities requiring a
concurrency review that do not result in a reduction of the level of
service below the adopted standard. Policy 1.22.5 provides for
roadways, recreation and open space, solid waste, potable water and
sanitary sewer. Future development applications will be required to be
consistent with this policy.

The project is a proposed Planned Unit Development (PUD) District,
which requires a concept plan with the Zoning Atlas Amendment. The
concept plan provides a supportive report as required by Sec. 20-
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144(qg)(2), which would classify the PUD and concept plan as an
Intermediate Development Order.

The project is within the County’s utility service area and is required
to connect. DeSoto County Utilities has indicated that the applicant is
currently working with them on a capacity reservation agreement.
Capacity for this project cannot be guaranteed until the capacity
reservation agreement is fully executed, and all fees have been paid.

A Trip Generation Analysis was provided with the application (TR
Transportation Consultants, Inc., dated November 16, 2024). The PUD
Concept Plan proposes one access point on SW Liverpool Road, a two-
lane local street. The traffic analysis that was performed concluded
that the traffic levels at peak hours/peak direction on surrounding
roadway network will result in a decrease in 768 daily trips compared
to the existing RMF-6 zoning designation. Two inter-neighborhood ties
are proposed to the south with the adjacent Harbour Lakes PUD. The
applicant has requested a deviation from Section 20-505, which
requires two access points (preferably on a minor collector) for
residential developments with 51 units or more. More detailed traffic
analysis and operational analysis will be required with the
Improvement Plan. Future traffic studies will need to address turn lane
needs and the effect of the project on the intersection of SW Liverpool
Road and SW Highway 17.

Based on the above findings, the application with recommended
conditions, can be found to be in conformance with this standard.

Whether the existing district boundaries are illogically drawn in
relation to existing conditions on the property proposed for changes.

Consistency analysis: The project is located in a transitioning area,
primarily developed with residential uses on the west side of US
Highway 17.

The surrounding properties are primarily in the Low Density Residential
Future Land Use Category. To the north are single family residential
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homes. The Seminole Gulf Railway runs adjacent to the east of the
subject property. The approved Harbour Lakes PUD (Ord. 2023-04) and
a mobile home park are located to the east, across the railroad tracks.
The parcel to the south is also a portion of the approved Harbour Lakes
PUD (Ord. 2023-04) development. To the west are single-family
residential and vacant lands.

The proposed project is adjacent to existing planned development
residential and single-family residential and would be more in
character to the surrounding community than the existing multifamily
zoning. The proposed PUD complements the surrounding properties
and creates a logical development pattern with access to a major
transportation corridor that aligns with the densities permitted under
the DeSoto County Comprehensive Plan.

Based on the above, it is concluded the application can be found in
conformance with this factor.

Whether changed or changing conditions make the passage of the
proposed amendment necessary.

Consistency analysis: The project is located in a transitioning area,
primarily developed with residential uses on the west side of US
Highway 17. The project is within the Low-Density Residential Future
Land Use Category, which envisions the development of this area of
the county at a maximum of 2 dwelling units per acre with a bonus
density of up to 3.5 du/acre. The project is proposing a PUD with a
concept plan for a 371-unit residential community with a gross
density of 2.99 du/ac. The surrounding area is developing in a pattern
consistent with the proposed PUD, with a mix of residential including
single-family attached/detached and townhomes.

The surrounding properties are primarily in the Low Density Residential
Future Land Use Category. To the north are single family residential
homes. The Seminole Gulf Railway runs adjacent to the east of the
subject property. The approved Harbour Lakes PUD (Ord. 2023-04) and
a mobile home park are located to the east, across the railroad tracks.
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The parcel to the south is also a portion of the approved Harbour Lakes
PUD (Ord. 2023-04) development. To the west are single-family
residential and vacant lands.

The proposed PUD zoning district can be found to be generally more
consistent with the trends experienced and anticipated in the area. The
proposed zoning generally aligns with the existing uses and
development anticipated by the Future Land Use Category.

Future development applications must conform to all required Federal,
State, and County permitting requirements. Based on the above, it is
concluded the application can be found in conformance with this
factor.

Whether the proposed change will adversely influence living
conditions in the area.

Consistency analysis: The project is located in a transitioning area,
primarily developed with residential uses on the west side of US
Highway 17.

The surrounding properties are primarily in the Low Density Residential
Future Land Use Category. To the north are single family residential
homes. The Seminole Gulf Railway runs adjacent to the east of the
subject property. The approved Harbour Lakes PUD (Ord. 2023-04) and
a mobile home park are located to the east, across the railroad tracks.
The parcel to the south is also a portion of the approved Harbour Lakes
PUD (Ord. 2023-04) development. To the west are single-family
residential and vacant lands.

The project is within the Low-Density Residential Future Land Use
Category, which envisions the development of this area of the county
at a maximum of 2 dwelling units per acre with a bonus density of up
to 3.5 du/acre. The project is proposing a PUD with a concept plan for
a 371-unit residential community with a gross density of 2.99 du/ac.
The surrounding area is developing in a pattern consistent with the
proposed PUD, with a mix of residential including single-family
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attached/detached and townhomes. The subject property is also
located within the Conservation Overlay district, which has some
density limitations. There are 18.75 acres of preserved land within the
COD (applicant shows 19 acres on the Concept Plan) which can be
developed at 1 du/4 acres in LDR, which equates to 4 units. There are
105.1 acres of LDR (Low Density Residential) outside the COD in this
project that can be developed at 3.5 du/acre with bonus density,
equating to 367.85 units, for a total of 371 units. The surrounding
area is developing in a pattern consistent with the proposed PUD,
with a mix of residential types including single-family attached,
detached, and townhomes and the proposed change will not
adversely influence living conditions in the area. The proposed density
is consistent under the density provisions of the Low Density
Residential future land use category.

A Type B buffer is required and proposed around the project perimeter
to the north and west. The applicant has requested deviation from LDR
Section 20-600 to allow for shared buffer with the Harbour Lakes PUD
along the south property line. No buffer is proposed on the Concept
Plan to the east, where adjacent to the Seminole Gulf Railroad tracks.
However, some natural buffers exists along the railroad corridor. A
condition is recommended that this buffer is enhanced to a Type A
buffer at a minimum to reduce potentially adverse impacts such as
noise or appearance.

Future development applications must conform to all required Federal,
State, and County permitting requirements. Based on the above it is
concluded the application can be found in conformance with this
factor.

Whether the proposed change will create or excessively increase
traffic congestion or otherwise affect public safety.

Consistency analysis: A Trip Generation Analysis was provided with the
application (TR Transportation Consultants, Inc., dated November 16,
2024). The PUD Concept Plan proposes one access point on SW
Liverpool Road, a two-lane local street. The traffic analysis that was
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10.

performed concluded that the traffic levels at peak hours/peak
direction on surrounding roadway network will result in a decrease in
768 daily trips compared to the existing RMF-6 zoning designation.
Two inter-neighborhood ties are proposed to the south with the
adjacent Harbour Lakes PUD. The applicant has requested a deviation
from Section 20-505, which requires two access points (preferably on
a minor collector) for residential developments with 51 units or more.
More detailed traffic analysis and operational analysis will be required
with the Improvement Plan. Future traffic studies will need to address
turn lane needs and the effect of the project on the intersection of SW
Liverpool Road and SW Highway 17.

Based on the above, it is concluded the application can be found in
conformance with this factor.

Whether the proposed change will create a drainage problem.

Consistency analysis: The proposed PUD shows proposed stormwater
areas on the Concept Plan. The FEMA flood maps for this area are
numbers 12027C0287C effective on 11/06/2013. Based upon the flood
maps, the site is located in Flood Zones X and AE. Stormwater will be
maintained on-site and directed to a series of dry retention and wet
retention ponds. The stormwater will be properly treated and
attenuated per the State requirements prior to discharge. An
environmental resource permit from SWFWMD will be required prior
to commencement of site development activities, thereby ensuring
adequate drainage.

Based on the above, it is concluded the application can be found in
conformance with this factor.

Whether the proposed change will seriously reduce light and air to
adjacent areas.

Consistency analysis: The reduction of light and air to the adjacent
areas is a function of total development vs. open space, building
height, and building setbacks. The Concept Development Plan
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11.

12.

establishes yard setbacks and other building standards. The project is
consistent with nearby development. Based upon the site design and
location, the project will not seriously reduce light and air to the
adjacent area.

Based on the above findings, it is concluded the application can be
found in conformance with this factor.

Whether the proposed change will adversely affect property values
in the adjacent area.

Consistency analysis: The change is zoning can be found to be
consistent with the Future Land Use Category and the uses in the
overall area, as well the area development patterns. The proposed
zoning is also compatible with the contiguous uses, which are
consistent with the requested PUD zoning standards for lot size.

A Type B buffer is required and proposed around the project perimeter
to the north and west. The applicant has requested deviation from LDR
Section 20-600 to allow for shared buffer with the Harbour Lakes PUD
along the south property line. No buffer is proposed on the Concept
Plan to the east, where adjacent to the Seminole Gulf Railroad tracks.
However, some natural buffers exists along the railroad corridor. A
condition is recommended that this buffer is enhanced to a Type A
buffer at a minimum to reduce potentially adverse impacts such as
noise or appearance. The residential development will also be
clustered to preserve sensitive wetlands on the property.

Therefore, the proposed change in zoning should not adversely affect
property values in the immediate area. The findings in the draft
approval ordinance, conclude the application can be found in
conformance with this factor, should the Board of County
Commissioners approve the rezoning.

Whether the proposed change will be a deterrent to the
improvement or development of adjacent property in accord with
existing regulations.
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13.

14.

Consistency analysis: With the PUD established standards for setbacks
and LDR required open space, the proposed change can be found not
to be a deterrent to the improvement or development of adjacent
property, in accordance with existing regulations. The application can
be found in conformance with this factor.

Whether the proposed change will constitute a grant of special
privilege to an individual owner as contrasted with the public
welfare.

Consistency analysis: It can be found that the proposed change does
not grant a special privilege to an individual owner as contrasted to
the public welfare for the proposed PUD. The Comprehensive Plan
expressly permits residential uses in the Low Density Residential Future
Land Use Category and the standards in the PUD zoning district have
criteria to minimize impacts to adjacent uses.

The public’s health, safety, and welfare has been considered and the
change in zoning will not grant privilege to the applicant over the
public welfare and can be found in conformance with this factor.

Whether there are substantial reasons why the property cannot be
used in accord with existing zoning.

Consistency analysis: The subject property is currently zoned RMF-6
(Residential Multi Family 6 du/ac.) with a Low Density Residential
future land use category (which permits density up to 2 du/ac with a
bonus density up to 3.5 du/ac). The PUD proposes a density of 2.99
du/ac, which is consistent with the Low Density Residential future land
use bonus density.

The surrounding area is developing in a pattern consistent with the
proposed PUD, with a mix of residential type uses including mobile
home parks and single family residential. The approved Harbour Lakes
residential development (Ord. 2023-04) is located adjacent to the
south and across the Seminole Gulf Railway tracks to the east. The
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15.

requested zoning is consistent with the Comprehensive Plan and LDR,
and therefore appropriate.

Thus, it is concluded the application can be found in conformance with
this factor.

Whether the change suggested is out of scale with the surrounding
area.

Consistency analysis: The project is within the Low-Density Residential
Future Land Use Category, which envisions the development of this
area of the county at a maximum of 2 dwelling units per acre with a
bonus density of up to 3.5 du/acre. The project is proposing a PUD
with a concept plan for a 371-unit recreational single-family
attached, detached, and townhome community. The surrounding
area is developing in a pattern consistent with the proposed PUD,
with a mix of residential type uses including mobile home parks and
single family residential.

It can be found that the proposed rezone to PUD will allow for
development at an appropriate scale, consistent with the contiguous
single family residential uses and development trends in the
surrounding area. The LDRs provide specific regulations for the PUD
zoning district to ensure compatibility between uses. The proposed
gross density is 2.99 du/ac. A Type B buffer is required and proposed
around the project perimeter to the north and west. The applicant has
requested deviation from LDR Section 20-600 to allow for shared buffer
with the Harbour Lakes PUD along the south property line. No buffer is
proposed on the Concept Plan to the east, where adjacent to the
Seminole Gulf Railroad tracks. However, some natural buffers exists
along the railroad corridor. A condition is recommended that this
buffer is enhanced to a Type A buffer at a minimum to reduce
potentially adverse impacts such as noise or appearance.

The proposed PUD is not out of scale with the surrounding area and is
consistent with the Low Density Residential land use designation.
Overall, the request for the PUD district and concept plan are
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consistent with the Goals, Objectives, and Policies of the DeSoto
County Comprehensive Plan. Thus, the Planning Director finds that the
application can be found in conformance with this factor with
conditions.

In summary, the Planning Director finds that the application can be found in
conformance with the Comprehensive Plan and the 15 factors found in LDR
Section 20-1498(a) provided recommended conditions are imposed.

D.

Planned Unit Development District - General Requirements and
Limitations. LDR Section 20-144(e) requires the following general
requirements and limitations shall apply in PUD districts approved under
the terms and provisions of these regulations.

(1)

(2)

Unified control. All land included for purpose of development within PUD
district shall be owned or under the control of the applicant for such
zoning designation, whether that applicant be an individual, partnership
or corporation, or a group of individuals, partnerships or corporations.
The applicant shall present firm evidence of the unified control of the
entire area within the proposed development. The applicant shall:

a. Agree to be bound by:

1. The concept development plan officially adopted as the PUD
district; and

2. Such other conditions or modifications as may be attached to the
rezoning of land to the PUD classification.

b. Provide agreements, contracts, deed restrictions or sureties
acceptable to the County for completion of undertaking in
accordance with the adopted concept development plan as well as
for the continuous operation and maintenance of such areas,
functions and facilities that are not to be provided, operated or
maintained at general public expense, and

All conditions shall run with the land.

The Development Director concludes that these general requirements will
apply if and when the PUD zoning district application, including the Concept
Development Plan is approved. Any required documentation required by
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this requirement shall be imposed during the Improvement Plan review and
approval process. Thus, the Development Director concludes this factor is
premature and does not apply until the time the PUD and Concept
Development Plan is approved. Thus, this factor is not applicable.

E. Planned Unit Development District Specific Requirements. LDR Section 20-
144(f) requires a PUD comply with 13 other requirements.

1. Location: PUD districts shall be located so as to maintain adopted level of
service on all impacted public rights-of-way.

A Trip Generation Analysis was provided with the application (TR
Transportation Consultants, Inc., dated November 16, 2024). The PUD
Concept Plan proposes one access point on SW Liverpool Road, a two-
lane local street. The traffic analysis that was performed concluded
that the traffic levels at peak hours/peak direction on surrounding
roadway network will result in a decrease in 768 daily trips compared
to the existing RMF-6 zoning designation. Two inter-neighborhood ties
are proposed to the south with the adjacent Harbour Lakes PUD. The
applicant has requested a deviation from Section 20-505, which
requires two access points (preferably on a minor collector) for
residential developments with 51 units or more. More detailed traffic
analysis and operational analysis will be required with the
Improvement Plan. Future traffic studies will need to address turn lane
needs and the effect of the project on the intersection of SW Liverpool
Road and SW Highway 17. Thus, it is concluded the application can be
found in conformance with this factor.

2. Minimum Area Required: The minimum area required for a planned unit
development district containing only residential uses shall be 5 acres:
containing only commercial or industrial uses shall be 2 acres, and
containing a mix of residential, commercial or industrial uses shall be 5
acres.

The Development Director finds the PUD is 124.07 acres and for a single
family attached, detached, and townhome residential uses. Therefore, the
application can be found in conformance with this factor.
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3. Character of the Site: The condition of soil, ground water level, drainage

and topography shall all be appropriate to both kind and pattern of use
or uses intended. The site shall also contain sufficient width and depth to
adequately accommodate its proposed use and design.

The Soils Conditions Map shows the property consists of Basinger Fine
Sand, Immokalee Fine Sand, Myakka Fine Sand, and Smyrna Fine Sand.
The Soil Survey of DeSoto County, Florida classifies Basinger fine sand as
being very deep, poorly drained and very poorly drained soils that formed
in flats, depression areas that formed in sandy marine terraces;
Immokalee fine sand as being very deep, very poorly and poorly drained
soils that formed in sandy marine sediments; Myakka fine sand as being
very deep, very poorly drained or poorly drained, moderately rapid or
moderately permeable soils that occur primarily in mesic flatwoods;
Smyrna fine sand as being very deep, poorly drained to very poorly drained
soils that formed in thick deposits of sandy marine materials. Slopes range
from 0 to 2 percent. The soil conditions are suitable for residential
development provided appropriate drainage and fill materials are
provided to overcome wetness.

The topographic map of the property shows the elevations range from 18
to 25 feet in elevation. Based on the above, it is concluded the topography
is suitable for residential development. Based on the above, it is concluded
the application can be found in conformance with this factor.

. Uses Permitted: An applicant may propose any use or combination of
uses within a proposed PUD subject to the minimum area requirements
contained herein.

The applicant proposes the development of a residential subdivision on
124.07 acres. The development includes 371 dwelling units (density bonus
requested), required open space, stormwater, wetland protection and
buffer areas, and with design meeting PUD standards. Thus, the
Development Director concludes the application can be found in
conformance with this factor.
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5. Density: The overall, gross density of the proposed PUD Concept

Development Plan shall be calculated by dividing the total number of
units proposed by the gross acreage of the PUD. In no event shall the
gross density exceed the maximum density permitted by the
Comprehensive Plan. In the event of multiple Future Land Use Map
categories, no project may be authorized to utilize density averaging or
blending techniques.

The entire project is within the Low Density Residential Future Land Use
Category. There are 18.75 acres of preserved land within the COD
(applicant shows 19 acres on the Concept Plan) which can be developed
at 1 du/4 acres in LDR, which equates to 4 units. There are 105.1 acres of
LDR (Low Density Residential) outside the COD in this project that can be
developed at 2.0 du/acre, equating to 210.2 units, for a total of 214.2 units
(max units without density bonus). The 214.2 units on 124.1 acres
permitted in LDR represents a density of 1.73 du/acre.

The project is proposing 371 units, utilizing bonus density, which
represents a gross density of 2.99 du/ac. There are 18.75 acres of
preserved land within the COD (applicant shows 19 acres on the Concept
Plan) which can be developed at 1 du/4 acres in LDR, which equates to 4
units. There are 105.1 acres of LDR (Low Density Residential) outside the
COD in this project that can be developed at 3.5 du/acre with bonus
density, equating to 367.85 units, for a total of 371 units.

The additional 157 units above what is permitted in LDR requires approval
of a density bonus of 1.26 du/acre.

Thus, the Development Director concludes the application can be found in
conformance with this factor.

. Minimum Open Space: Planned Unit Developments shall set aside at least
25% of the gross area as open space. Usable open space shall include
active and passive recreation areas such as playgrounds, golf courses,
water frontage, waterways, lagoons, flood plains, nature trails and other
similar open spaces. Open water area beyond the perimeter of the site
and street rights-of-way, driveways, off-street parking areas and off-
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street loading areas, or private yards shall not be counted in determining
usable open space.

The PUD Concept Development Plan provides 16% stormwater area
(19.87 acres) and exceeds the required 25% open space, providing 28.4%
(35.21 acres). Stormwater will be required to secure SWFWMD permits.
Based on the above, it is concluded the application can be found in
conformance with this factor.

. Minimum Lot Area and Frontage Requirements within a PUD: No
minimum lot size or yards shall be required within a PUD, except that
peripheral yards abutting the exterior limits of the PUD boundary (except
for boundaries limited in or by water) shall observe yard requirements in
accordance with the zoning classification the use most closely resembles.
Every dwelling unit or other use must be served directly or via an
approved private road, pedestrian way, court, or other area dedicated to
public use or reserved for private use, or common element guaranteeing
access. Permitted uses are not required to front on a publicly dedicated
road or street.

The concept plan does not provide the detailed layout of the proposed 371
dwelling units but does provide a standard lot detail with proposed lot site
area, width, length, and setbacks for the attached, detach, and townhome
residences. All roads within the PUD are proposed to be privately owned
and maintained. The lot areas range from 1,200 - 4,000 SF with a 20’-40’
lot width and 60’-100’ lot depth. Setbacks for each site are proposed to
be: 20’ front; 0°/5’ side; 10’ rear; 7.5’ corner. Maximum proposed lot
coverage is 60%-75%. The Concept Plan proposes a 20’ setback around
the project perimeter. This is generally consistent with the standards set
by the Low Density Residential Future Land Use Category.

A Trip Generation Analysis was provided with the application (TR
Transportation Consultants, Inc., dated November 16, 2024). The PUD
Concept Plan proposes one access point on SW Liverpool Road, a two-lane
local street. The traffic analysis that was performed concluded that the
traffic levels at peak hours/peak direction on surrounding roadway
network will result in a decrease in 768 daily trips compared to the existing
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RMF-6 zoning designation. Two inter-neighborhood ties are proposed to
the south with the adjacent Harbour Lakes PUD. The applicant has
requested a deviation from Section 20-505, which requires two access
points (preferably on a minor collector) for residential developments with
51 units or more.

Based on the above, it is concluded the application can be found in
conformance with this factor.

. Off-Street Parking and Off-Street Loading Requirements: Off-street
parking and off-street loading requirements shall be as for comparable
uses set out in the Land Development Regulations. Shared parking
facilities may be approved as part of the request upon review of an
acceptable alternative parking strategy study.

The Concept Plan shows the general location of the proposed amenity
area and parking areas. All residential uses are proposed to have 2 parking
spaces per unit.

The Improvement Plan will require specifics on parking and loading areas
for the site and will be conditioned for future plan submittals. The Land
Development Regulations provide standards, and the PUD zoning district
provides the flexibility for projects to create their own Concept Plan-based
standards as long as the site can still function in a safe manner. Deviations
to the Code requirements, where necessary and reasonable, can also be
approved by the Board. The applicant is requesting 4 deviations related to
street design and parking (6 deviations total):

1. Deviation from Section 20-504(C) to eliminate all street shoulder
requirements where a closed drainage system is present.

2. Deviation from Section 20-537(A)(5) to allow for each regular
parking space to be not less than 9 feet in width and 18 feet in
length.

3. Deviation from Section 20-503 to allow the minimum centerline radii
to comply with the State of Florida Department of Transportation
Manual of Uniform Minimum Standards for Design, Construction
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and Maintenance for Streets and Highways (commonly known as the
“Florida Greenbook”) as follows:

DESIGN SPEED CENTERLINE RADIUS
15 50’
20 95’
25 180’
30 300’

4. Deviation from Section 20-504(A)(10) to allow for two streets to
intersect on the same side of any other street at a minimum
centerline to centerline distance of 300 feet.

5. Deviation from Section 20-600 to allow for a shared Type B Buffer
along the southern property line with the Harbour lakes PUD.

6. Deviation from Section 20-505 to allow for a shared access points
with the Harbour Lakes PUD along the southern property line.

Based upon the PUD Concept Plan, site layout, and DRC Comments, the
Development Director concludes the application can be found in
conformance with this factor.

Development Planning - External Relationships: Development
planning within a PUD district shall provide protection of the
development from adverse surrounding influences and protection of
surrounding areas from adverse influences generated by or within the
district.

a. Principal vehicular access points shall be designed to encourage
smooth traffic flow and minimum hazards to vehicular or
pedestrian traffic. Merging and turnout lanes and/or traffic
dividers shall be required where existing or anticipated heavy
traffic flows indicate need. Where streets within the district
intersect adjoining streets, appropriate visibility triangles shall
be maintained.

A Trip Generation Analysis was provided with the application



(TR Transportation Consultants, Inc., dated November 16,
2024). The PUD Concept Plan proposes one access point on SW
Liverpool Road, a two-lane local street. The traffic analysis that
was performed concluded that the traffic levels at peak
hours/peak direction on surrounding roadway network will
result in a decrease in 768 daily trips compared to the existing
RMEF-6 zoning designation. Two inter-neighborhood ties are
proposed to the south with the adjacent Harbour Lakes PUD.
The applicant has requested a deviation from Section 20-505,
which requires two access points (preferably on a minor
collector) for residential developments with 51 units or more.
More detailed transportation and access analysis will occur as
the project goes thru future plan submittals. Future traffic
studies will need to address turn lane needs and the effect of
the project on the intersection of SW Liverpool Road and SW
Highway 17. Based on the above, it is concluded the
application can be found in conformance with this factor.

Fences, walls or vegetative screening at edges of PUD districts
shall be provided where needed to protect residents from
lighting, noise or other adverse off-site influences, or to protect
residents of adjoining districts from similar possible influences
from within the PUD district. In all cases, screening shall, at a
minimum, be designed to protect existing or potential first-floor
residential occupant window levels. In particular, off-street
parking areas for five (5) or more cars, service areas for loading
or unloading vehicles other than passengers, and areas for
storage and collection of trash and garbage shall be so screened.

A Type B buffer is required and proposed around the project
perimeter to the north and west. The applicant has requested
deviation from LDR Section 20-600 to allow for shared buffer
with the Harbour Lakes PUD along the south property line. No
buffer is proposed on the Concept Plan to the east, where
adjacent to the Seminole Gulf Railroad tracks. However, some
natural buffers exist along the railroad corridor. A condition is
recommended that this buffer is enhanced to a Type A buffer at
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a minimum to reduce potentially adverse impacts such as noise
or appearance. Based on the above findings, the Development
Director concludes the application is in conformance with this
factor with conditions.

10. Phasing of Development

a.

It is the intent of DeSoto County that to the extent possible,
each approved PUD development be carried through to
completion in essentially the form in which it is approved at
the Concept Development Plan level. Therefore, each phase
of the development will be expected to adhere closely to the
design principals of the Concept Development Plan.
However, the County recognizes as a practical matter, that
the long term nature of the proposed buildout of the PUD
will likely justify changes based on changing economic or
other factors. Therefore, provision is made for the
submission of individual phases or sub units of the entire
PUD. All such phases shall, in their timing, nature, intensity
and location, be determined to be consistent with the larger
PUD and to contribute to its completion in a unified fashion.
Where such consistency is not feasible, it is assumed that the
overall PUD Concept Development Plan will be modified to
reflect changed conditions or factors.

. These phases shall be so located and related that should for

any reason the full PUD not be developed, the completed
portion will be self-contained.

If the PUD is to be phased and more than one (1) final plat is
required, successive plats must be filed so that development
activity shall be of a reasonable continuous nature, and shall
adhere to the following:

1.All public service facilities, major recreation facility or
facilities, including open space, parks, nature areas or
environmentally sensitive areas to serve the
designated phase shall be platted prior to the platting
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of more than the first twenty-five (25%) percent of the
total permitted dwelling units or recreational vehicles.
The above may be accomplished by phases. As each
phase is approved, the public service facilities,
recreation and environmentally sensitive areas within
the proposed phase shall be dedicated to such public

or private entity for such use.

Consistency analysis: Per the Concept Plan, the
proposed PUD will be completed in multiple phases

and indicated on the Improvement Plan. This factor is

applicable.

2.Internal commercial areas shall not be platted prior
to, but may be platted concurrent with, the platting
of at least 25 percent of the total permitted dwelling
units or recreational vehicles.

Consistency analysis: This factor is not applicable.

3.After rezoning to PUD district, no plat or building
permit shall be issued by the County, and no
development shall commence unless in conformance
with the approved concept development plan.

Consistency analysis: This factor is applicable.

If no significant construction has begun or no use is
established in the PUD within five years from the
time of rezoning the site to PUD, the concept
development plan shall lapse and be of no further
effect. If a concept development plan lapses under
the provisions of this section, the Board of County
Commissioners may initiate a petition to rezone the
said PUD to an appropriate zoning classification. No
rezoning petition may be initiated until the County
has provided the applicant with notice of its intent
to rezone and further provided a 60-day period
during which the applicant may begin construction
and thereby cure the lapse. The Board may extend
the PUD for two years provided the applicant can
show good cause why said development cannot
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proceed. There shall be no limit to the number of
extensions that may be granted by the Board.

Consistency analysis: This factor is applicable.

5. After the original phase containing 25 percent of the
total permitted dwelling units is approved and
platted, subsequent phases containing areas of
residential development shall not be approved for
final plat until a minimum of 25 percent of the
residential units have been developed and
certificates of occupancy issued; provided, however,
that the developer of the PUD shall be exempt from
this provision if the developer:

(i) Entersinto along term road and drainage
maintenance agreement with the County;
or

(ii) Creates a community development district,
special taxing district, property owners
association or other acceptable legal entity
that will assume ownership and
maintenance responsibility of the road and
drainage system.

Consistency analysis: The PUD is proposed to be completed in
multiple phases. The proposed phasing will be provided with the
Improvement Plan. This factor is applicable.

11.Preservation and Protection of Natural Historic or Archeological Features:
Every effort shall be made in the planning and development of the PUD
District to preserve and protect desirable natural, historic or
archaeological features of the site, including trees and other vegetation
of consequence. Preliminary evidence from the appropriate agency shall
be submitted with the application indicating potential impacts or areas to
consider for more detailed study.

Consistency analysis: The project is within the Conservation Overlay. Land

development applications must meet County, State and Federal laws. A
Listed Species Survey Report was submitted (Passarella & Associates,
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October 2024) providing an inventory of vegetative communities and
listed species. Approximately 18.75 acres of the property are jurisdictional
wetlands. The Project Narrative indicates that 19 acres of wetlands are
preserved. Wetland buffers provide an average 25-foot setback around
the preserved wetland areas. No historic structures exist on this site.
According to the Florida Division of Historical Resources, Cultural Resource
Roster, a portion of the railroad is a linear resource. Future development
of the site will provide setbacks and buffering consistent with the Land
Development Code. Prior to the issuance of a “Notice to Proceed,” the
applicant must provide an Environmental Resource Permit. Based on the
above findings, it is concluded the application can be found in
conformance with this factor.

12.Utilities: It is intended that within the developed portions of a PUD
District, all utilities, including telephone, television cable and electrical
systems shall be installed underground, within approved utility
easements, except that:

a. Appurtenances to these systems more than four (4') feet in
height and two (2') feet in diameter must be effectively
screened;

b. Main or feeder lines may require overhead installation based on
environmental or technical problems

C. Primary facilities providing service to the site of development or

necessary to service areas outside the development shall be
exempt from this requirement; and

d. In cases of overhead main or feeder lines, service laterals from
the point of connection shall be underground to the structure
or dwelling

As the project goes thru more detailed plan submittals, these
requirements will be addressed. This factor is not applicable at this
development review phase.

13.Connectivity: All proposed development shall consider internal and
external connectivity. Connectivity is intended to provide alternative
routes between uses and neighborhoods, and in turn, reducing travel
time. All applications shall provide at least a minimum:
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a. Sidewalks along both sides of all arterial and collector roads and
a minimum of one side along all local roads located within and
adjacent to the proposed development. Proper connections (i.e.
handicap accessibility) at intersections shall be included.

Consistency analysis: SW Liverpool Road is a local road. No
sidewalks are proposed along SW Liverpool Road. The PUD
Concept Plan states that sidewalks are proposed on internal
roadways. A 5’ wide sidewalk is conditioned along the perimeter
of the project along SW Liverpool Road. This factor is applicable.

b. Stub-outs to vacant land of similar development designation
(future urban areas) shall be provided. Requests for waiver to
this requirement may be considered based on agreements that
internal roadways will remain private and portions of
development are gated.

Consistency analysis: The proposed PUD provides two inter-
neighborhood ties to the Harbour Lakes PUD to the south. The
Concept Plan states that all roads within the PUD will be
privately owned and maintained. This factor is applicable.

C. Internal connections between uses to allow proper internal
traffic flow shall be required.

Consistency analysis: The proposed PUD provides two inter-
neighborhood ties to the Harbour Lakes PUD to the south. The
Concept Plan states that all roads within the PUD will be
privately owned and maintained. This factor is applicable.

F. Other PUD requirements. LDR Section 20-144(g) imposes additional
requirements. LDR Section 20-144(g)(1) addresses the procedure for applying
for Planned Unit Development zoning.

This section requires submission of a concept development plan that

addresses 14 factors and supportive document that responds to four issues.
The 14 factors and a response to those factors are shown below.
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Location and size of the site including its legal description.

Consistency analysis: The application includes a general location
map, boundary survey, Property ldentification Map, and legal
description. Thus, the application can be found in conformance
with this factor.

An ownership and encumbrance report showing recorded
ownership Interests including liens and encumbrances. If the
applicant is not the owner, a statement of the developer's
interest if the property and authorization from the owner for
the PUD rezoning.

Consistency analysis: An ownership and encumbrance report
showing recorded ownership Interests was included with the
application. Thus, the application can be found in conformance
with this factor.

Relationship of the site to existing development in the area,
including streets, utilities, residential, commercial and industrial
development, and physical features of the land including
pertinent ecological features.

Consistency analysis: The Concept Development Plan and
general location map address the relationship of the site to
existing development in the area and physical features of the
land including pertinent ecological features. Thus, the
application can be found in conformance with this factor.

Density or intensity of land use to be allocated to all parts of the
site to be developed together with tabulations by acreage and
percentages thereof.

Consistency analysis: The Concept Development Plan displays
the density for the development area. Tabulations by acreage
and percentages are provided. Thus, the application can be
found in conformance with this factor.
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Location, size and character of any common open space or
preservation areas and the form of organization proposed to
own and maintain any common open space.

Consistency analysis: The Concept Development Plan displays
the location, size, and character of the open space areas. Thus,
the application can be found in conformance with this factor.

Use and type of buildings, i.e., single-family detached,
townhouses, garden apartments, medium rise or high rise,
proposed for each portion of the area included within the
Concept Development Plan.

Consistency analysis: The Concept Development Plan and
application narrative include development details and proposed
building types (single family detached, single family attached,
and townhomes). All uses are consistent with the Low Density
Residential Future Land Use Category. Thus, the application can
be found in conformance with this factor.

Proposed method of providing required improvements such as
streets, water supply, storm water management and sewage
collection.

Consistency analysis: The applicant’s narrative provides details
regarding required improvements. Thus, the application can be
found in conformance with this factor.

Provisions for the parking of vehicles and the function and
location of vehicular and pedestrian system facilities.

Consistency analysis: The Concept Plan shows the general
location of the proposed amenity area and parking areas. All
residential uses are proposed to have 2 parking spaces per unit.
Thus, the application can be found in conformance with this
factor.
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10.

11.

A plan for pedestrian and vehicular circulation showing the
general locations, widths and recommended surface treatment
of all major internal thoroughfares and pedestrian access ways,
and diagrammatic traffic movement to, within and through the
planned development unit.

Consistency analysis: The Concept Development Plan indicates
internal roadways within the PUD. Thus, the application can be
found in conformance with this factor.

Information about existing vegetative cover and soil conditions
in sufficient detail to indicate suitability for proposed structures
and uses.

Consistency analysis: The project is within the Conservation
Overlay. Land development applications must meet County,
State and Federal laws. A Listed Species Survey Report was
submitted (Passarella & Associates, October 2024) providing an
inventory of vegetative communities and listed species.
Approximately 18.75 acres of the property are jurisdictional
wetlands. The Project Narrative indicates that 19 acres of
wetlands are preserved. Based upon the consultant’s study, the
applicant is not modifying the Conservation Overlay and no
wetland impacts are proposed. Thus, the application can be
found in conformance with this factor.

In case of plans which call for development over a period of
years or in phases, a schedule showing the times within which
application for final approval of all sections of the planned unit
development are intended to be filed.

Consistency analysis: The plan is proposed to be developed in
multiple phases. Phasing details will be provided with the
Improvement Plan. Thus, the application can be found in
conformance with this factor.
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12.

13.

Any additional data, plans or specifications as the applicant may
believe is pertinent to the proposed planned unit development.

Consistency analysis: No additional data is required and none
was provided. Thus, the application can be found in
conformance with this factor.

A list of deviations with appropriate justifications or support
evidence, which may include design safety standards,
independent studies, professionally acceptable alternative
design.

A list of deviations and justifications is included with the
application. The requested deviations are included on the
Concept Development Plan dated April 15, 2025.

1. Deviation from Section 20-504(C) to eliminate all street
shoulder requirements where a closed drainage system is
present.

2. Deviation from Section 20-537(A)(5) to allow for each regular
parking space to be not less than 9 feet in width and 18 feet
in length.

3. Deviation from Section 20-503 to allow the minimum
centerline radii to comply with the State of Florida
Department of Transportation Manual of Uniform Minimum
Standards for Design, Construction and Maintenance for
Streets and Highways (commonly known as the “Florida
Greenbook”) as follows:

DESIGN SPEED CENTERLINE RADIUS
15 50’

20 95’

25 180’

30 300’
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14.

4. Deviation from Section 20-504(A)(10) to allow for two streets
to intersect on the same side of any other street at a
minimum centerline to centerline distance of 300 feet.

5. Deviation from Section 20-600 to allow for a shared Type B
Buffer along the southern property line with the Harbour
lakes PUD.

6. Deviation from Section 20-505 to allow for a shared access
points with the Harbour Lakes PUD along the southern
property line.

Consistency analysis: The County staff reviewed the requests
and had no objection. More detailed engineering review will be
required with future site plan submittals. Thus, the application
can be found in conformance with this factor.

Data and analysis demonstrating preliminary compliance with
designated level-of-service.

Consistency analysis: A Trip Generation Analysis was provided
with the application (TR Transportation Consultants, Inc., dated
November 16, 2024). The PUD Concept Plan proposes one access
point on SW Liverpool Road, a two-lane local street. The traffic
analysis that was performed concluded that the traffic levels at
peak hours/peak direction on surrounding roadway network will
result in a decrease in 768 daily trips compared to the existing
RMF-6 zoning designation. Two inter-neighborhood ties are
proposed to the south with the adjacent Harbour Lakes PUD. The
applicant has requested a deviation from Section 20-505, which
requires two access points (preferably on a minor collector) for
residential developments with 51 units or more. More detailed
transportation and access analysis will occur as the project goes
thru future plan submittals. Future traffic studies will need to
address turn lane needs and the effect of the project on the
intersection of SW Liverpool Road and SW Highway 17.

The project is within the County’s utility service area and is
required to connect. DeSoto County Ultilities has indicated that
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the applicant is currently working with DCU on a capacity
reservation agreement. Capacity for this project cannot be
guaranteed until the capacity reservation agreement is fully
executed, and all fees have been paid.

Based on the above findings, the application can be found in
conformance with this factor.

G. Section 20-144(g)(2) also requires that supportive documents address four
factors. The factors and an analysis of those factors is shown below.

a. A statement describing the character and intended use of the
planned unit development, and indicating how and why the
proposed project complies with the Comprehensive Plan of the
County and the statement of purposes on planned unit
development.

Consistency analysis: The applicant provided a supportive
document  demonstrating compliance with the
Comprehensive Plan. Thus, the application can be found in
conformance with this factor.

b. A general description of the proposed development, including
information as to:

1.Total acreage involved in the project. The Concept
Development Plan shows the number of total number
of acres.

Consistency analysis: The Concept Development Plan
includes the required information. Thus, the
application can be found in conformance with this
factor.

2.The number and type of dwelling units involved and

the corresponding overall project density in dwelling
units per gross acre.
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3)

4)

b.

Consistency analysis: The Concept Development Plan
includes the required information. Thus, the
application can be found in conformance with this
factor.

A list of proposed uses, both residential and non-
residential.

Consistency analysis: The application includes proposed
uses. Thus, the application can be found in conformance
with this factor.

The minimum design standards reflected by the site plan
for such features as lot shape and size, setbacks, internal
streets and pedestrian ways, open space provisions, off-
street parking, signs and landscaping.

Consistency analysis: The Concept Development Plan
displays the overall project size, layout, setbacks, open
space, and buffers. Thus, the application can be found in
conformance with this factor.

A proposed schedule of development which identifies the
anticipated phase start and completion date, and the area
and location of common open space to be provided at, or by
said stage.

Consistency analysis: The PUD is proposed to be completed in
multiple phases. The proposed phasing will be provided with
the Improvement Plan. Thus, the application can be found in
conformance with this factor.

. A statement indicating whether streets or roads (and

pedestrian ways) shall be of private ownership and
maintenance, public ownership and maintenance, or some
other form of ownership.
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Consistency analysis: The concept plan states that all internal
roadways will be private. Thus, the application can be found
in conformance with this factor.

G. Planning Commission/Board review criteria. LDR Subsection 20-144(h)(2)
addresses the Concept Development Plan approval process and Paragraph 20-
144(h)(2)2 requires Planning Commission review while Paragraph 20-144(2)(h)3
requires the Board of County Commission to consider the Concept Development
Plan at a hearing and either grant approval or disapproval based on the same
criteria used by the Planning Commission, these being whether the following
criteria can be satisfied:

1. The proposed use or mix of uses is appropriate at the subject location.

Consistency analysis: The subject property is in southwest DeSoto
County, approximately 1.5 miles north of the Charlotte County line. The
subject property is currently undeveloped pastureland. Table 1 shows
the existing land use pattern. The surrounding properties are primarily
in the Low Density Residential Future Land Use Category. To the north
are single family residential homes. The Seminole Gulf Railway runs
adjacent to the east of the subject property. The approved Harbour
Lakes PUD (Ord. 2023-04) and a mobile home park are located to the
east, across the railroad tracks. The parcel to the south is also a portion
of the approved Harbour Lakes PUD development. To the west are
single-family residential and vacant lands.

The table illustrates that the surrounding uses are developing in a
fashion consistent with the Low Density Future Land Use category. PUD
zoned projects may establish their own specific height, bulk, setback,
density, buffering, and other regulations for the zoning district to help
to achieve compatibility between uses.

Based upon the project meeting the requirements found in the Land
Development Code for setbacks, buffers, and open space, the proposed
rezone and PUD Concept Plan mitigate any potential incompatibilities
with the proposed use at this location. Based on the above findings, it
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is concluded the application can be found in conformance with this
factor.

2. The recommended conditions to the concept development plan and
other applicable regulations provide sufficient safeguards to the public
interest.

Consistency analysis: The proposed ordinance accompanying this
Development Review Report recommends conditions which are
intended to provide sufficient safequards to protect the public interest.
Thus, the application can be found in conformance with this
requirement.

3. The recommended conditions are reasonably related to the impacts
on the public's interest created by or expected from the proposed
development.

Consistency analysis: This Development Review Report documents why
the conditions have been imposed and demonstrate that they are
reasonably related to the impacts caused by the development in
relation to the public interest. Thus, the application can be found in
conformance with this requirement.

H. Other PUD Regulations.
1. LDR Section 20-144(i) is in regard to improvement plan approval.
The Development Director concludes this factor is not applicable to the
rezoning application because a Concept Development Plan needs to be
approved before an Improvement Plan can be submitted.
I. Criteria for award of bonus density.
LDR Section 20-1626 establishes three criteria for the award of a density bonus:
infrastructure improvements, quality of life, and development standard

enhancements. The intent of bonus density/intensity is to allow an increase in
a project's extent of development based on the applicant providing public
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amenities and community improvements. LDR Section 20-1627 provides the
Board shall determine whether and to what extent the requested bonus
density implements the above criteria, which shall be considered equally and in
their totality, is in the best interest of the public, and is consistent with related
need assessments or findings. No one criteria or category of criteria shall
outweigh all others, either for approval or denial. LDR Section 20-1627 also
provides the Board may evaluate and base its decision on unique requests or
additional improvements that are consistent with the intent of these categories
for award of bonus density/intensity.

a. Infrastructure improvements include off-site or on-site
improvements which increase and reserve capacity for other
uses or create efficiencies and reduce duplicative efforts in
providing necessary infrastructure for the general public.
Proposed improvements are those that provide a specific
public benefit not otherwise required by the LDR.
Improvements are those that are found or identified in the
following documents:

° The Comprehensive Plan, including specifically FLUE Policy
1.1.4;

° A Capital Improvement Plan;

° A local or regional transportation plan;

° Any County Master Plan.

Applicant’s proposed benefits: The applicant states in the Project
Narrative that no off-site improvements are proposed at this
time. Interconnectivity will be provided to the PUD to the south,
as outlined in the application narrative.

Staff Analysis: The applicant is proposing 371 dwelling units on
124.07 acres. The subject parcels are located in a developing
area with existing public infrastructure and plans to connect to
DeSoto County Utilities. The site is located in the southwestern
portion of the county, approximately 1.5 miles from the
Charlotte County line.

The Concept Development Plan displays one point of access
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onto SW Liverpool Road, a two-lane local road, with two inter-
neighborhood ties proposed to connect to the approved
Harbour Lakes PUD to the south. The applicant has requested a
deviation from Section 20-505, which requires two access points
(preferably on a minor collector) for residential developments
with 51 units or more. A Trip Generation Analysis was provided
with the application (TR Transportation Consultants, Inc., dated
November 16, 2024). The traffic analysis that was performed
concluded that the traffic levels at peak hours/peak direction on
surrounding roadway network will result in a decrease in 768
daily trips compared to the existing RMF-6 zoning designation.
No off-site improvements are proposed at this time for the
project. More detailed transportation and access analysis will
occur as the project goes thru future plan submittals. Future
traffic studies will need to address turn lane needs and the
effect of the project on the intersection of SW Liverpool Road
and SW Highway 17.

Quality of life refers to the development and dedication of
land and/or facilities, improvement of corridors and
gateways, or enhancement and improvement of the
ecological quality of natural resources. Environmental
assessments identifying how and why the proposed
improvements will meet these goals may be required by the
County. Depending on the proposed facility, the County may
require evidence of resources to ensure maintenance and
management of the facility or resource. Improvements shall
be those that implement or improve the following:

(1) Economic development, including redevelopment;

(2) Conservation and enhancement of natural or
scenic resources, including farmland;

(3) Protection of streams or water supply beyond
those protections required by federal, state or
local regulation;

(4) Enhancement of parks, forests, wildlife preserves,
nature preserves or sanctuaries;

(5) Enhancement of recreational opportunities
consistent  with related master plan(s),
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Comprehensive Plan, Capital Improvement Plan,
or corridor plan(s);

(6) Implementation of gateway plans;

(7) Preservation of historic structures;

(8) Improvement in regionally connected and
significant trail connectivity;

(9) Connectivity between developments with similar
densities;

(10) Donation of land that provides a benefit to the
public;

(11) Clustering of development and protection of
environmentally sensitiveareas beyond what is
required by federal, state or local regulations.

Applicant’s proposed benefits: The applicant states in the Project
Narrative that the Liverpool PUD proposes two connection points
along the southern boundary of the property which will allow
interconnectivity between the property and the Harbour Lakes
residential planned development approved to the south. The site
is adjacent to several other approved or pending planned
developments with similar density to what is proposed with the
Liverpool

Planned Development. The Harbour Lakes Planned Development
abuts the property to the south and east with an approved density
of 3.32 du/acre. The Bridlewood Planned Development was
approved just east of Highway 17 with an approved density of 3.5
du/acre. The Hudson Ranch Planned Development is pending
approval with a proposed density of 2.28 du/acre. The proposed
planned development is consistent with the surrounding
development pattern and planned densities.

The proposed development clusters development around existing
natural features located on the property and proposes no impacts
to designated wetlands. There are 18.75 acres of wetlands onsite,
which will not be impacted by the proposed development. The
proposed development concept plan commits to 35.21 acres of
open space while 30.62 acres are required, or 28.4% when 25% is
required.
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Staff analysis: The PUD proposes clustering development to
preserve wetlands and 35.21 acres (28.4%) of open space. The
project proposes a density of 2.99 du/ac and is adjacent to the
approved Harbour Lakes PUD (Ord. 2023-04) to the south, which
proposes a similar density of 3.31 du/ac and is in the process of
Improvement Plan approval. Both Liverpool and Harbour Lakes
propose two inter-neighborhood ties, providing connectivity
between the two developments.

Approximately 18.75 acres of the property are jurisdictional
wetlands. The Project Narrative indicates that 19 acres of
wetlands are preserved. The PUD Concept Development exceeds
the required 25% open space, providing 28.4% (35.21 acres).

c. Development Standards. Design standards related to the

appearance and function of the proposed project, which create
opportunities for diverse housing types, unique character and a
sense of place, creative design. Improvements shall be those that
implement or improve the following:

(1) Mixed use housing types (examples), such as: single family
(detached), multifamily (low/mid-rise), attached single
family (townhouses, carriage homes) within development
and phase boundaries;

(2) Design features such as: neighborhood and historically
relevant architectural styles, multimodal and complete
street enhancements, architectural street lighting;

(3) Affordable housing inclusion;

(4) Pervious surface and long-term maintenance, reduction in
run-off;

(5) Water conservation.

Applicant’s proposed benefits: The applicant states in the Project
Narrative that the Liverpool PUD will include a mix of single-
family housing types including both single-family attached and
detached structures. The mixture of housing types will allow for
greater accessibility in housing options for the community.
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The proposed PUD is a downzoning from the current
entitlements permitted with the current RMF-6 zoning
designation. This downzoning will allow for a density better
suited for the area, which primarily is comprised of lands with a
Future Land Use designation of Low Density Residential as well
as a product type that is more comparable to the surrounding
development. In conclusion, the downzoning and exemplary site
design which provides connectivity to surrounding residential
development, preserves on-site natural resources, and provides
a variety of housing types for County growth, is a suitable
development to permit bonus density.

Staff analysis: The application and concept plan indicate mixed
use housing types within the proposed PUD: single-family
detached, single-family attached, and townhome residential
development types.
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Overall Staff Analysis: Land Development Regulations (LDR) Section 20-
1627 provides that an applicant seeking approval of bonus
density/intensity has the burden of proving based on competent
substantial evidence that the development qualifies for bonus
density/intensity and the extent to which bonus density/intensity shall
be awarded. Most of the improvements identified are required by
County, State, and Federal agencies. DeSoto County recognizes the
zoning of properties that existed prior to the adoption of Ordinance
2016-15 on May 28, 2016. The property is currently zoned RMF-6,
which could potentially develop at a maximum of 634 dwelling units
(630 du’s on uplands and 4 du’s in the COD). The applicant is proposing
371 dwelling units, at a density of 2.99 du/ac. The requested density
bonus is consistent with the maximum allowed by the Comprehensive
Plan in the Low Density Residential future land use category. Therefore,
the request for bonus density can be found consistent with the LDR.

J. Conditions and Safeguards. LDR Section 20-1499 allows the imposition of
conditions to safeguard surrounding areas from potential incompatibilities
generated by the application.

1. The Planning Commission may recommend that a rezoning application
or an application to amend the LDR be approved subject to conditions
and safeguards, including but not limited to limiting the use of the
property to certain uses provided for in the requested zoning district.

Consistency analysis: The Planning Director finds that the Land
Development Code provides specific height, bulk, setback, density, and
other regulations for the PUD zoning district to ensure compatibility
between uses. Applications for Planned Unit Development (PUD)
provide the Board with the ability to attach conditions to a project for
unique situations, items that are needed outside of the standard
requirements of the LDR, sometimes needed to allow the project to fit
into the built environment.

Future development must conform to all required Federal, State, and

County permitting requirements.
74
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The Board of County Commissioners, after receiving the
recommendation from the Planning Commission on an application for
rezoning or an application to amend the LDRs, may grant or deny such
rezoning or amendment and may make the granting conditional upon
such conditions and safeguards as it may deem necessary to ensure
compliance with the intent and purposes of the Comprehensive Plan.

Consistency analysis: The Board of County Commissioners is scheduled
tentatively to consider the application at their duly noticed September
22, 2025 public hearing.

K. Public notice requirements. LDR Section 20-1502 requires notice of the date,
time and place of the public hearings by the Planning Commission and Board of
County Commissioners shall:

Be sent at least 10 days in advance of the hearings by mail to ten
surrounding property owners or all owners of property within 1,000
feet of the property line of the land subject to the special exception
use application; and

Have at least one sign posted on each road frontage; and

Be advertised in a newspaper of general circulation in DeSoto County
at least 10 days prior to each public hearing.

The Planning Director caused written notice of the hearings to be mailed to
all property owners within 1000 ft and such notice is on file.

Exhibit A:

Exhibit B:

IV. ATTACHMENTS

General Location Map

Interim 2040 Future Land Use Map (FLUM), Excerpt
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Exhibit C:  Official Zoning District Atlas Amendment Development Order

Application, Excerpt

Exhibit D: Concept Development Plan

Exhibit E: Proposed Ordinance

V. FINDINGS AND CONCLUSIONS

Based upon the information contained in this Development Review Report, the
following findings of fact and conclusions of law are offered:

A.

The Planning Director finds the subject property consists of a +/- 124.07-acre
site located in southwest DeSoto County, on SW Liverpool Road in Arcadia,
FL, approximately 1.5 miles north of the Charlotte County line.

The Planning Director finds the Interim 2040 Future Land Use Map shows the
property is designated Low Density Residential.

The Planning Director finds the Official Zoning District Atlas shows the
property is currently zoned Residential Multi-Family 6 (RMF-6).

The Planning Director finds that on December 6, 2024 an Official Zoning
District Atlas amendment application (RZNE-0061-2024) was filed by Tom
Sacharski, AICP, as authorized agent for the owner, which proposed to
change the zoning district to Planned Unit Development (PUD).

LDR Section 20-1345 requires the application be complete and in writing.
The Planning Director found the filed application was submitted in writing
and complete.

LDR Sections 20-1345(c) provides the complete application should be
distributed to the Development Review Committee (DRC) for comments. The
Planning Director finds the application was distributed to the DRC on
December 9, 2024.
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LDR Section 20-1496(b) requires the Planning Commission review the
application at a public hearing and a duly noticed quasi-judicial Planning
Commission public hearing, scheduled September 2, 2025.

LDR Section 20-144(4)(2)3 requires that after the Planning Commission
hearing, the application and staff report be forwarded to the Board for a
public hearing. The application has been scheduled for the September 23,
2025 Board public hearing.

LDR Section 20-1498(a) requires consistency with the Comprehensive Plan.
The application has been reviewed against the Comprehensive Plan and it is
concluded the application is consistent with the Comprehensive Plan.

LDR Division 7 establishes an adoption process and the Planning Director
concludes the application has been processed in conformance with the
adoption process, as the application has been scheduled for Planning
Commission and Board of County Commissioners public hearings.

LDR Section 20-1498 also includes criteria that must be considered when
reviewing the application. The Planning Director finds and concludes the
application meets those requirements and can be approved by the Board of
County Commissioners.

The LDR establishes specific public notice requirements for an Official Zoning
District Amendment Development Order Application. The Planning Director
finds and concludes the application has been duly noticed in conformance
with the public hearing requirements and public hearings have been
scheduled before the Planning Commission and Board of County
Commissioners.
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VI. ALTERNATIVE ACTIONS

The DeSoto County Planning Commission/Local Planning Agency may take one of
the following alternative actions:

A.

VII.

Enter into the record the Development Review Report and all other
competent substantial evidence presented at the hearing, and
recommend to the Board of County Commissioners to adopt the
findings and conclusions contained herein, and adopt the proposed
Ordinance as presented.

Enter into the record the Development Review Report and all other
competent substantial evidence presented at the hearing, amend the
findings and conclusions contained herein, and recommend to the
Board of County Commissioner not adopt the proposed Ordinance.

Enter into the record the Development Review Report and all other
competent substantial evidence presented at the hearing, amend the
findings and conclusions contained herein, and recommend to the
Board of County Commissioners to adopt the proposed Ordinance.

Enter into the record the Development Review Report and all other
competent substantial evidence presented at the hearing; identify any
additional data and analysis needed to support the proposed
Ordinance. Recommend to the Board of County Commissioners to
table the proposed Ordinance for up to six months in order to allow
the Planning Director time to provide the identified data and analysis
needed to make an informed recommendation on the proposed
Ordinance.

RECOMMENDED CONDITIONS FOR APPROVAL

The applicant shall enter into a capacity reservation agreement with the
County facilitated through the DeSoto County Utilities department.
Capacity for this project cannot be guaranteed until the capacity

78

123



reservation agreement is fully executed, and all fees have been paid. The
capacity reservation agreement must be approved by the Board of County
Commissioners prior to any construction of any on- or off-site utility
improvements.

The applicant shall provide a traffic study with the Improvement Plan
submittal to address turn lane needs and the effect of the project on the
intersection of SW Liverpool Road and SW Highway 17. These off-site
improvements design details and any required safety and operational
analysis shall be provided with the Improvement Plan.

The applicant shall provide a Type A buffer at a minimum adjacent to the
Seminole Gulf Railroad corridor to reduce potentially adverse impacts such
as noise or appearance and illustrated on the Improvement Plan.

The applicant shall provide design details for the amenity center, including
parking, landscaping, and lighting, with the Improvement Plan submittal.
The applicant shall illustrate on the Improvement Plan and constructa 5’
wide sidewalk on the perimeter of the project on SW Liverpool Road prior
to plat approval.

The applicant shall secure any SWFWMD Environmental Resource Permits
and ACOE permits with the Improvement Plan.

The 6 deviations from the Code are approved as follows and shall be
illustrated on the Improvement Plan:

(1) Deviation from Section 20-504(C) to eliminate all street shoulder
requirements where a closed drainage system is present.

(2) Deviation from Section 20-537(A)(5) to allow for each regular
parking space to be not less than 9 feet in width and 18 feet in
length.

(3) Deviation from Section 20-503 to allow the minimum centerline
radii to comply with the State of Florida Department of
Transportation Manual of Uniform Minimum Standards for
Design, Construction and Maintenance for Streets and Highways
(commonly known as the “Florida Greenbook”) as follows:

DESIGN SPEED CENTERLINE RADIUS
15 50’
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20 95’
25 180’
30 300

(4) Deviation from Section 20-504(A)(10) to allow for two streets to
intersect on the same side of any other street at a minimum
centerline to centerline distance of 300 feet.

(5) Deviation from Section 20-600 which requires a Type B buffer for
residential uses adjacent to land designated, approved, or
development with residential uses to allow for a shared Type B
buffer between the Liverpool and Harbour Lakes PUDs.

(6) Deviation from Section 20-505 which requires residential projects
with more than 51 units to provide two points of access to a public
right-of-way to allow for a shared access point with the Harbour
Lakes PUD, to the south of the Liverpool project.

VIIl.  MOTIONS FOR CONSIDERATION

. Approval: | move to adopt proposed Ordinance, (RZNE-0061-2024),
approving the rezoning to PUD, with conditions, and enter into the record
the Development Review Report, findings and conclusions, and all other
competent and substantial evidence presented at the hearing.

. Denial: | move to deny the proposed Ordinance and application for
rezoning to PUD (RZNE-0061-2024) and enter into the record the
Development Review Report, findings and conclusions, and all other
competent and substantial evidence presented at the hearing.

. Planning Commission Recommendation. The Planning Commission met on
September 5, 2025 and recommended approval/denial by a vote of

. Board action. The Board public hearing dates is tentatively scheduled for
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September 25, 2025 public hearing.

81

126



L]

b-* 1-
e W

PANTHER VIEW.

-
L -

[l

-
|1'
[
ol I 3

1 (=
B

=5
-

dwyiy

ha

]

-
=
=

s
m .
L=

MARLEI =,

- WG T Gaba6s

e NY5e ‘!“—*'E

OLANSF o &

-

LIVERPQ

i‘

A Y

L

STOTTLEMYERY =

LIVERFOOL

].E..' el i LT LE

CEE e e ORNC

[

b
-

LI

-

S, Lt LINSY oYY

=

¥

FRIMROSE

il

MCLEMATIS

1]

o PRT]
J-

= a M

| [ - & :"’ e —

e ———

i- l'.l{ l ;n,;

Tmhik-|

Anumar

| L,
i

vigdis

AAWELCOME-

.5

OGDEN ACRES

GTOMNE

LEXIME

g o=

Location Map

Street Labels
Major Road Labels
County Boundary
Major Roads
Streets

Parcels

August 21, 2025

Prepared By

HORNERSS;SHIFRIN

127



LOW DENSITY  LOW DENSITY RESIDENTIAL LOW DEMSITY LOW DERSITY LOW DENSITY LOW DEMSITY LD "
| RESIDENTIAL-USE USE RESIDENTIAL USE RESIDENTIAL USE RESIDENTIAL USE RESIDENTIAL USE i ..%; FLU Map
LOW DENSITY NTIAL = ;
RES'?/ e ®{| LOWDENSITY LOW DENSITY
LOW DENSI T RESIDENTIAL SsEngNML =
RESIDENTIAL USE LOW :
Lowberer e | 1G0TmY |
RESIDENTIAL USE wow 1
LOW DENSITY RESIDENTIAL USE USE -
RESIDENTIAL USE SITY RESIDEMTIAL EEES
SI
LOW DENSITY -
/ RE IEIIENTIAI.];IYEE LOW DE
sy < i LOW DENSITY RESIDENTI “ES'[EE'F' : v
LOW DENSITY L_____| LowDENSITY LOW DENSIT Tial RESIDENTIALUSE DE
REsmENﬂ’N. LED ELEMN RESIDENTIAL USE () UST RESIDENTI ¢ s
USE LOW DENSIT; ! LOW DENSITY RESI
SITY,RESIDENTIAL = SIBENTIAL i) | LOW DENSITY USE | F-Inshm- Y
LOW DENSITY o RESIDENTIAL RESIRERTIAL U e Street Labels
RESIDENTIAL USE ; I = : Major Road Labels
(RESIDENTIALUSE | o pENSITY RESIDENTIAL [B L : DENSITY HESIDEREIAL ‘
i G ﬂﬂusrrpf—-I—R IDERTIAL USE | LOW DENSITY L NS ITY-RESIDE LOW LOW DENS FLUM Labels
MSITY RESIDENTIAL sipEmaL oW RES = |RESIDENTIAL - | [DENSITY, RESIDENTIAL maqm - Sound
USE DENSITY RESIDENTIAL LOW DENS USE Lo -G T W USE l_] County Boundary
RESIDENTI | Low DENSI TIAI-LUSE-DENSITY —  Maj
VTR T : : \ jor Roads
ORNTON AL LS BOELDieNSTY-— RESIDENTIALIUSE. RESID rmhl.[u. d iemad '?E?'DE”“AE Streets
S ——— rowTrC oo —=[owW DE! S‘Pngnasmsme —
||]_ N‘J; el I TIA ,!'5!5 [] Parcels
USE 3 LOW DENSITY
/ | el [RESIDENTIAL 3 Lo 2040{
7 USE reservation
ow j
|| RE_S" STy JT T8 _-_ LOWY Rural/Agriculture
| ienmiaLUsE] DSEIC_ 11 oEfsITY LWEE*‘SEE L ity Residenti
RESIBENTI ow Density Residential
ﬁ RESDER LEE_ Medium Density Residential
= LOW DENSITY REQEE?FI!IQASLILYSE ||| || Neighborhood Mixed Use
'RESID 1 .TJ:S|$ Low RESIDEMNTIAL USE . Employment Center
——DENSITY RESIDENTIAL USE | = " commercia
Hé_;.; DE?IqﬁSLITJ-.;JE LO |:‘ || LOW DEMNSITY E Urban Center Mixed Use
Eﬁ.lSIT‘r pﬁfl EN _UsE RESIDENTIAL USE Public Land/Institutional
1 -'IWDPEQSIW l%E'SIDEq-rL jE}léEE | L?Slvé ||| : . Electrical Generating Facility
[ - IDENT L _ :
WIDENS ; /|
BENTIAL USE- || Luw LOW DERSITY '
AL RN RESIDENTIAL LSE i
RESIDENTIAL USE [ oW DENSITY
e — LOW DENSITY RESIDENTIAL US
DENTIAL USE RESIDENTIAL USE 'TEE
L SITY ™ LOW DENSITY¥-RESIDENTIAL— G T Owilnw.r:iausm'. ESIDEMTIAL
RE IIIEN"HA.L -.Hr D USE—
USE DENS “TANE I DENTI DENSITY RESIDE USE am L
RESIrD'E 1 WD "RESIDERTIAL USE [—|DENSITY RESIDENTIAL US
i QN DoNSITY Low Densy '-Z]J i o August 21, 2025
I r@ TIANY 2 ﬁ USE LOW DENSITY—RES E SITY RESIDENTIAL USE E
RESI \ 5*.' OW DE s RESIDENT EMPL
A EMTIA =11 EMT
' @5 i LOW DENSI] L
RESI USE
LOW DENSITY
RESIDENTIAL USE
RESIDENTIAL USE
LOW DE SIDENTIAL
LOW-.DENSITY ~ USE | g : X -
REHUCNVIRL. DENSITY E
LOW DENSITY =l RESIDENTIAL USE
RESIDENTIAL
RESIDENTIAL USE RESIDENTIAL ReaDENTv el Low g gaw DENSIT!
DENSITY RESIDENTIAL USE
e LG I _J_ 1IDE TIALT= I;?E? T A TR AT b e i
0 0 0 0 Prepared By
DE‘\ITIALUS -DEMNSITY |
e — — I RECDENTIALUse | o= HORNERSS;SHIFRIN
ESDENTIAL USE | RESIDENTIAL USE RESIDENTIAL USE RESIDENTIAL USE RESIDENTIALUSE pesinENTIAL USE I 128




129

Z
(C
LL
O
© > L
= e W
©
o i £ o 5
m M g m .w S s m & L
N SE€29s9 , , o0& 2 y T2 _38-5¢dLd 5y & Z
ﬂm.m.mAACCOCHH_H_MMWPPRRRRRRR._2.. R
o = c C
528K O 3 @)
=
3 I
£
D o
=1
(&18
=
= o]
fa) )
=] S =
and = o =
Lo |
o <
A
= 5 ’
I :
| I - ]
|””Lb_‘| - ol == - ol
&5 RITET) Y - _=c
g|" WA 3 i
I Al
ey AW
WA
WHWE —— 5
.Eun____.__m___.__..__.lu_—_____m_ m - H
il IA-d1AH Wy =
L ._Eizm 2
o) =
=] &
('
[}
w
=
5
L
<L
) )
= =
(Y]
L
=
e
i
=1
c-y Z-454 2 m ™ and Sy
) 94Ny 2-an: eyl | o o I
| m _.|3-3|_|R|_3E3¢Hmﬁﬁ|.mrmlmumg|m£ £-45Y
U= =, Fl=||= =M= amn Mzl — — = ___ iy ———
U [T o L e L[ T o e .
: 2 slple_glal ¢ CISLT LTI T T4
o w e ﬁ-%l....._ﬁ..: >
L i E/VV/@..
& & e i P
SN\ 3 i
e :
*n.-
@psogall|
£-45y
Qba.. |
/| £33
G+ | E-45H 3
7] £-45Y i i
; and ¢-45y =
.ﬂp.lllﬂl. 1 Eiy ==
e e [ E-J5Y &
..%um..u_m_w_ .__.
2 i = T 1 4
£-4S £-45Y €45y \
Ll i




S:\Jobs\ 24004890 — Liverpool — DR Horton\ENGINEERING\PUD CONCEPT PLAN\24004830—PUD—03 PLAN.dwg, 4/15/2025 10:17:03 AM, TODD REBOL, ATWELL, LLC

0

i

WQO’ 320’ 48‘O’

L

- Ee O Ee e mw ]

GRAPHIC SCALE 1"=160 FT

RSF-3

ZONE:
RSF=3

ZONE:
RSF-3

ZONE:
RSF-3

ZONE:
RSF-3

ZONE:
RSF-3

ZONE:
RSF-3

ZONE:

RSF-3

DEVIATIONS

__ SW LIVERPOOL ROAD

DEVIATION FROM SECTION 20-504(C) TO
ELIMINATE ALL STREET SHOULDER
REQUIREMENTS WHERE A CLOSED DRAINAGE
SYSTEM IS PRESENT.

DEVIATION FROM SECTION 20—-537(A)(5) TO
ALLOW FOR EACH REGULAR PARKING SPACE TO
BE NOT LESS THAN 9 FEET IN WIDTH AND 18
FEET IN LENGTH.

RSN SV R R e g g

DEVIATION FROM SECTION 20-3503 TO ALLOW
THE MINIMUM CENTERLINE RADII TO COMPLY
WITH THE STATE OF FLORIDA DEPARTMENT OF
TRANSPORTATION MANUAL OF UNIFORM MINIMUM
STANDARDS FOR DESIGN, CONSTRUCTION AND
MAINTENANCE FOR STREETS AND HIGHWAYS
(COMMONLY KNOWN AS THE "FLORIDA
GREENBOOK™) AS FOLLOWS:

DESIGN SPEED | CENTERLINE RADIUS
15 50’
20 95’
25 180°
30 300’

DEVIATION FROM SECTION 20—504(A)(10) TO
ALLOW FOR TWO STREETS TO INTERSECT ON
THE SAME SIDE OF ANY OTHER STREET AT A
MINIMUM CENTERLINE TO CENTERLINE DISTANCE
OF 300 FEET.

DEVIATION FROM SECTION 20-600 TO ALLOW
FOR A SHARED TYPE B BUFFER ON THE
SOUTHERN BOUNDARY LINE WITH ADJACENT
PUD.

DEVIATION FROM SECTION 20-3505 TO ALLOW
FOR A SHARED ACCESS POINT WITH ADJACENT
PUD TO THE SOUTH OF PROJECT.

>_
ZONE: ZONE: ZONE ZONE ZONE: oy ZONE:
RSF—3 RSF—3 RSF—3 RSF—3 RSF—3 ZONE ZONE ZONE = RSF—5
A5 A5 A5 K
Ll
=+
(7]
SW THORNTON AVENUE

OPTIONAL
GATE

S N T YPE R BURFER T T L L L L

:k"

NO BUFFER PROPOSED

NO BUFFER PROPOSED

NO BUFFER PROPOSED

SHARED TYPE B BUFFER WITH ADJACENT PUD @

SHARED TYPE B BUFFER WITH ADJACENT PUD A

SHARED TYPE B BUFFER WITH ADJACENT PUD @

ZONED
PUD PRSESSEEDggﬂSXEAR PROPOSED VEHICULAR
ZONED: PUD AND PEDESTRIAN
ACCESS TO ADJACENT
PARCEL ACCESS TO ADJACENT
PARCEL
ZONED: PUD

PUD NOTES

1.

IS S

10.
11.
12.
13.

PROJECT IS PROPOSED TO BE CONSTRUCTED IN PHASES. PROPOSED PHASING WILL BE INCLUDED AT

IMPROVEMENT PLAN SUBMITTAL.

SIDEWALKS OR PATHWAYS SHALL BE PROVIDED ON ONE SIDE ONLY OF ALL INTERNAL ROADWAYS.

LOT WIDTH FOR CUL-DE-SAC LOTS WILL BE THE WIDTH MEASURED AT THE MID—POINT OF THE LOT DEPTH.
NEIGHBORHOOD SIGNAGE MAY BE PROVIDED AT EACH RESIDENTIAL AREA ENTRANCE.
MODEL HOMES MAY BE ALLOWED FOR UP TO TEN (10) YEARS OR UNTIL COMPLETION OF

ALL ROADS WITHIN THE PLANNED DEVELOPMENT SHALL BE PRIVATELY OWNED AND MAINTAINED, UNLESS
DEDICATED TO AND ACCEPTED BY A COMMUNITY DEVELOPMENT DISTRICT FOR MAINTENANCE PURPOSE.

SIGNS SHALL BE OF A UNIFORM DESIGN IN COMPLIANCE WITH ALL APPLICABLE CODES GOVERNING THEIR SIZES
AND SHAPES, ETC. COMMUNITY DIRECTIONAL AND IDENTIFICATION SIGNS SHALL BE PERMITTED WITHIN PRIVATE

RIGHT—OF —WAYS.

MINOR CHANGES IN THE CONCEPT DEVELOPMENT PLAN IN ACCORDANCE WITH SECTION 20—144(J)(I) SHALL BE

ADMINISTRATIVELY ALLOWED SUBJECT TO DIRECTOR APPROVAL.

OPTIONAL STREET LIGHTS ARE PROPOSED WITHIN PRIVATE RIGHT OF WAY AREAS.
ALL LANDSCAPE BUFFERS ARE PROPOSED TO BE IN CONFORMANCE WITH SECTION 20-604 BUFFER DIAGRAMS.
MAX DEPTH OF ALL PROPOSED STORM WATER LAKES IS 25 FEET FROM SEASONAL HIGH WATER TABLE.

THE GROSS ACREAGE OF THE SITE IS 124.07 ACRES.

THE TOTAL MAXIMUM NUMBER OF LOTS PROPOSED IS 371 AND THE MINIMUM LOT SIZES WILL BE PER THE

PROPOSED PROPERTY DEVELOPMENT REGULATIONS LISTED ON THE PUD CONCEPT PLAN.

NO EXISTING SIDEWALKS ARE ADJACENT TO PUD PROPERTY.

LOT SALES.

NOTE:

PRIVATE ROW AND PUE'S VIA PLAT DEDICATIO

O\
TN

TYPICAL 40' ROADWAY SECTION

DESOTO COUNTY WILL NOT BE RESPONSIBLE FOR ROADWAY
OPERATION AND MAINTENANCE, BUT WILL BE PROVIDED ACCESS
FOR OPERATION AND MAINTENANCE OF UTILITIES ACROSS THE

N LANGUAGE.

w w
| Z 40' PRIVATE ROW (MINIMUM) Z !
| z = \
| 10'PUE @ 8 | 2| 10' | 10' | 2| @ 10 PUE |
[ I |
| VALLEY VALLEY 1 |
‘ GUTTER GUTTER SoD ‘
0,
1% 2% 29
ol —<2
5' CONCRETE
SIDEWALK

PROPERTY DEVELOPMENT REGULATIONS

MAX. LOT SETBACKS (FT) RESIDENTIAL
MIN. LOT MIN. LOT MIN. LOT BUILDING MAX.

COVERAGE PROJECT USE ALLOWED
LAND USE AREA (SF) WIDTH  DEPTH o FRONT SIDE CORNER REAR ~ WATER o= SEPARATION HT.(FT) BY AREA
SINGLE FAMILY 4,000 40’ 100’ 60% 20° 5 75 10' 20°* 20° N/A 35 ALL AREAS
SINGLE—FAMILY ATTACHED 3,000 30° 100° 70% 20 0/5 7.5 10' 207 20’ 10° 35’ ALL AREAS
TOWNHOMES 1,200 20° 60’ 75% 20 0/5 7.5 10" 207 20° 10° 35 ALL AREAS
POOLS, DECKS, . . , . ) ) )
SCREEN ENCLOSURES N/A N/A N/A N/A 20 5 7.5 5 20"* 20 10 N/A ALL AREAS
AMENITY AREA 10,000 N/A N/A 45% 20’ 10’ 10’ 10’ 20’ 20 10’ 35’ ALL AREAS
AMENITY AREA ) ) ) , . ) ) ,
ACCESSORIES 1,000 N/A N/A N/A 20 10 10 15 207 20 10 25 ALL AREAS
AGRICULTURE  *** N/A N/A N/A N/A N/A  N/A N/A N/A N/A N/A N/A N/A ALL AREAS

NOTES:

* SETBACK OCCURS FROM SEASONAL HIGH WATER LINE OF WATER BODY.
xx LOT COVERAGE IS IN REGARDS TO BUILDINGS ONLY.

*x CONTINUATION OF A BONAFIDE AGRICULTURAL USE WITH NO LAPSE IN USE IN EXCESS OF 12 MONTHS.
THE AGRICULTURAL USE IS TERMINATED ONCE FIRST BUILDING PERMIT IS ISSUED PER PLATTED TRACT.

BONAFIDE AGRICULTURAL USE MAY CONTINUE ON ANY AREA OF LAND WHERE A BUILDING PERMIT HAS NOT BEEN ISSUED.

DENSITY TABLE

ACREAGE DENSITY UNIT COUNT
UPLAND 105.1 3.5 DU/AC 367
WETLAND 19 1 DU/4 AC 4
TOTAL 371

EXISTING RAILROAD

ZONE: PUD

ZONE:
RSF-3

LEGEND:

Tﬂi

LANDSCAPE BUFFER
AREA

RESIDENTIAL TRACT AREA

WETLAND AREA

WETLAND BUFFER AREA

STORMWATER AREA

AMENITY  AREA

PROPOSED PARKING RATIOS

¢NATWELL

UNIT 5071
FL 33952

BLDG 5,
941.625.1165

PORT CHARLOTTE,

866.850.4200 www.atwell-group.com
TAMIAMI TRAIL,

PUD CONCEPTPLAN . ..

LIVERPOOL PARCEL

DESOTO COUNTY, FLORIDA

DR HORTON
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NO. DATE

REVISION DESCRIPTION BY

— ALL RESIDENTIAL USES: 2 SPACES PER UNIT

— AMENITY AREA:

1 SPACE PER 500 SQ. FT. OF BUILDING

LAND USE TABLE

PUD DEVELOPMENT AREA 124.07 AC. (100.0%)

ALL UTILITIES

CORRECT.

LINES PRIOR

Know what's below.
Call before you dig.

ARE SHOWN

BASED ON THE INFORMATION
AVAILABLE TO THE ENGINEER.
THERE IS NO GUARANTEE ALL
FACILITIES ARE SHOWN OR THAT
THE LOCATION, DEPTH, AND
SIZE OF EACH FACILITY IS

THE CONTRACTOR IS
RESPONSIBLE FOR LOCATING
ALL UTILITIES AND SERVICE

TO CONSTRUCTION.

RESIDENTIAL AREA 51.68 AC. (41.7%)
AMENITY AREA 1.53 AC. (1.2%)
LAKE AREA 19.87 AC. (16.0%)
WETLAND/WETLAND BUFFER AREA 21.68 AC. (17.5%)
COMMON OPEN SPACE AREA 13.53 AC. (10.9%)
RIGHT OF WAY AREA 15.78 AC. (12.7%)
REQUIRED:

124.07 AC (PUD DEVELOPMENT AREA) 25% = 31.02 AC
PROVIDED:

COMMON OPEN SPACE AREA 13.53 AC.

WETLAND /WETLAND BUFFER AREA 21.68 AC.

TOTAL PROPOSED:

35.21 AC (28.4%)

DENSITY

MAXIMUM PROPOSED DENSITY (PUD): 371 UNITS

DENSITY = MAXIMUM UNITS/PUD DEVELOPMENT AREA
= 371 UNITS/124.07 ACRES
= 2.99 UNITS/ACRE

DRAFTED BY:
BV
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DSz
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DESOTO COUNTY, FLORIDA
ORDINANCE 2025-

AN ORDINANCE OF THE DESOTO COUNTY, FLORIDA BOARD OF COUNTY
COMMISSIONERS AMENDING THE OFFICIAL ZONING ATLAS IDENTIFIED
IN LAND DEVELOPMENT REGULATIONS ARTICLE 2, ZONING DISTRICTS
AND REQUIREMENTS, SECTION 20-31, ESTABLISHMENT OF ZONING
DISTRICTS; GRANTING TO THE APPLICANT, DR HORTON, INC., AN
OFFICIAL ZONING DISTRICT ATLAS AMENDMENT (RZNE-0061-2024) BY
CHANGING THE ZONING DISTRICT OF +/- 124.07 ACRES FROM
RESIDENTIAL MULTIFAMILY 6 (RMF-6) TO PLANNED UNIT
DEVELOPMENT (PUD) ON PROPERTY GENERALLY LOCATED IN
SOUTHWEST DESOTO COUNTY, SOUTH OF SW LIVERPOOL ROAD, THE
PROPERTY IDENTIFICATION NUMBERS BEING 25-39-23-0000-0118-0000
AND 25-39-23-0000-0116-0000; AND PROVIDING FOR AN EFFECTIVE
DATE.

WHEREAS, the subject property is owned by Robert M Tiffany & Barbara G
Tiffany CO-TRS, and consists of a +/- 124.07 acre property located in southwest
DeSoto County, south of SW Liverpool Road, Arcadia, FL, the Property Identification
Numbers being 25-39-23-0000-0118-0000 and 25-39-23-0000-0116-0000 (Exhibit
A); and

WHEREAS, the Interim 2040 Future Land Use Map shows the +/- 124.07 acre
parcel is designated Low-Density Residential Land Use (Exhibit B); and

WHEREAS, an Official Zoning District Atlas amendment application was filed
with the Development Department, to change the zoning district of the property
from Residential Multifamily 6 (RMF-6) to Planned Unit Development (PUD); and

WHEREAS, consistent with LDR Sections 20-1497 and 20-1498, the
Development Director prepared a Development Review Report addressing the
factors the Planning Commission must consider when making a recommendation
to the Board of County Commissioners on an Official Zoning District Atlas
amendment application; and

WHEREAS, consistent with LDR Section 20-1502, the Development Director
caused a duly noticed public hearing to be published at least ten calendar days
before the September 2, 2025, Planning Commission meeting; and
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WHEREAS, at the September 2, 2025, Planning Commission hearing, the
Commission entered into the record the Development Review Report and all other
competent substantial evidence presented at the hearing, adopted the findings and
conclusions contained therein, and forwarded the record to the Board of County
Commissioners with a recommendation that the proposed Ordinance be adopted
as presented with conditions; and

WHEREAS, on September 23, 2025, the DeSoto Board of County
Commissioners (Board) held a duly noticed public hearing on application number
RZNE-0061-2024, and the Board considered the Development Review Report and
recommendation, the Planning Commission recommendation and all substantial
competent evidence presented at the Planning Commission hearing, all other
competent substantial evidence presented at the Board public hearings, and
determined that the application complies with the DeSoto County Comprehensive
Plan, the Land Development Regulations and all other applicable regulations
provided conditions are imposed; and

WHEREAS, the Board finds adoption of this Ordinance is in the best interest
of the residents of DeSoto County, Florida.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF DESOTO COUNTY, FLORIDA, AS FOLLOWS:

Section 1. /Incorporation. The foregoing “WHEREAS” clauses are ratified and
confirmed as being true and correct and are hereby incorporated by reference as
part of this Ordinance. In addition, the Development Review Report is the findings
and conclusions to support the adoption of this ordinance and is incorporated
herein by reference.

Section 2. Property description. A +/- 124.07 acre property located in southwest
DeSoto County, south of SW Liverpool Road, Arcadia, FL, the Property Identification

Numbers being 25-39-23-0000-0118-0000 and 25-39-23-0000-0116-0000.

Section 3. Rezoning approval. Robert M Tiffany & Barbara G Tiffany CO-TRS,
owner, is hereby granted an Official Zoning District Atlas amendment (RZNE-0061-
2024) changing the +/- 124.07 acres from Residential Multifamily 6 (RMF-6) to
Planned Unit Development (PUD), which owner shall be bound by the Concept
Development Plan attached hereto and incorporated herein as Exhibit “C” and
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further agree to be bound by the following conditions:

1. The applicant shall enter into a capacity reservation agreement with the
County facilitated through the DeSoto County Utilities department. Capacity
for this project cannot be guaranteed until the capacity reservation agreement
is fully executed, and all fees have been paid. The capacity reservation
agreement must be approved by the Board of County Commissioners prior to
any construction of any on- or off-site utility improvements.

2. The applicant shall provide a traffic study with the Improvement Plan

submittal to address turn lane needs and the effect of the project on the

intersection of SW Liverpool Road and SW Highway 17. These off-site
improvements design details and any required safety and operational analysis
shall be provided with the Improvement Plan.

The applicant shall provide a Type A buffer at a minimum adjacent to the

Seminole Gulf Railroad corridor to reduce potentially adverse impacts such as

noise or appearance and illustrated on the Improvement Plan.

4. The applicant shall provide design details for the amenity center, including
parking, landscaping, and lighting, with the Improvement Plan submittal.

5. The applicant shall illustrate on the Improvement Plan and construct a 5’ wide
sidewalk on the perimeter of the project on SW Liverpool Road prior to plat
approval.

6. The applicant shall secure any SWFWMD Environmental Resource Permits and
ACOE permits with the Improvement Plan.

7. The 6 deviations from the Code are approved as follows and shall be
illustrated on the Improvement Plan:

(1) Deviation from Section 20-504(C) to eliminate all street shoulder
requirements where a closed drainage system is present.

(2) Deviation from Section 20-537(A)(5) to allow for each regular parking
space to be not less than 9 feet in width and 18 feet in length.

(3) Deviation from Section 20-503 to allow the minimum centerline radii
to comply with the State of Florida Department of Transportation
Manual of Uniform Minimum Standards for Design, Construction and
Maintenance for Streets and Highways (commonly known as the
“Florida Greenbook”) as follows:

DESIGN SPEED CENTERLINE RADIUS
15 50’
20 95’
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25 180’
30 300’

(4) Deviation from Section 20-504(A)(10) to allow for two streets to
intersect on the same side of any other street at a minimum
centerline to centerline distance of 300 feet.

(5) Deviation from Section 20-600 which requires a Type B buffer for
residential uses adjacent to land designated, approved, or
development with residential uses to allow for a shared Type B buffer
between the Liverpool and Harbour Lakes PUDs.

(6) Deviation from Section 20-505 which requires residential projects with
more than 51 units to provide two points of access to a public right-of-
way to allow for a shared access point with the Harbour Lakes PUD, to
the south of the Liverpool project.

Section 4. The Development Department is hereby directed to amend the
Official Zoning District Atlas to codify the change approved by this Ordinance.

Section 5. This Ordinance shall take effect upon adoption.

PASSED AND DULY ADOPTED in DeSoto County, Florida this 23rd day of
September, 2025.

ATTEST: BOARD OF COUNTY COMMISSIONERS
OF DESOTO COUNTY, FLORIDA

By: By:
Mandy J. Hines J.C. Deriso, Chairman
County Administrator Board of County Commissioners

Approved as to Form and Correctness:

By:
Valerie Vicente,
County Attorney
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Exhibit A; General Location Map:
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Exhibit B; Future Land Use Map:
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