
PALMER RANCH INCREMENT 27 DEVELOPMENT ORDER REVIEW 
SARASOTA COUNTY  

Council Recommendations (Attachment I) 

On December 14, 2017 the Council recommended conditional approval of the Palmer Ranch 
Increment 27 Application for Incremental Development Approval (AIDA). The recommended 
conditions are for issues related to water quality and stormwater, native habitats 
protection/vegetation and wildlife and land use. A copy of the Council recommendations can be 
found as Attachment I. 

Sarasota County Development Order (Attachment II) 

On January 17, 2018 the Board of Sarasota County Commissioners approved the Palmer Ranch 
Increment 27 Development Order (Ordinance 2017-067).  A copy of the development orders (see 
Attachment II) was rendered to the SWFRPC on January 22, 2018.  The 45-day appeal period for 
the development order expires on March 8, 2018.  Staff review of the attached development orders 
finds that it is consistent with all regional issues and recommendations identified within the 
Council’s Official Recommendations.  

RECOMMENDED ACTION: Accept the development orders as rendered. 

February 15, 2018 



DEVELOPMENT OF REGIONAL IMPACT ASSESSMENT 
FOR PALMER RANCH INCREMENT XXVII  

BACKGROUND 

The Palmer Ranch Master Development of Regional Impact (DRI) is an approved 7,002-acre 
master planned development generally located west of I-75, south of Clark Road, east of US 41, 
and north of Bay Street in Sarasota County.  Sarasota County originally approved the Palmer 
Ranch DRI on December 18, 1984 (Resolution No. 84-418) and amended and restated the DRI 
under Resolution No. 91-170, and again under Ordinance No. 2015-010.  The Palmer Ranch DRI 
is approved for 1,450,000 square feet of commercial/office uses, 550,000 square feet of industrial 
uses (Palmer Park of Commerce), and 14,200 residential units.  The Application for Master 
Development Order (AMDO) review process requires that Applications for Incremental 
Development Approval (AIDA) be submitted to approve specific land uses. To date 643,178 
square feet of commercial, 164,002 square feet of industrial, and 13,379 residential dwelling units 
will be approved for construction in 26 Increments (see Attachment I).   

The applicant, D.R. Horton for Increment XXVII is proposing a 149-unit planned residential 
development on 39.0± acre area identified by Parcel B9 with a gross density of 3.8 units per acre. 
This increment also includes 82.0 + acre Parcel B10, containing the County-owned Culverhouse 
Nature Park.  The properties are located south of Sawyer Loop Road and east of the Seminole Gulf 
Railway right-of-way (see Attachment I). The residential development includes an amenity center, 
lakes, and preservation/restoration areas. Total open space provided within Parcel B9 will be 
approximately 51% (See Attachment II and III, Development Plans).  

Parcel B9 is currently undeveloped and has been used for grazing cattle (see Attachment IV Aerial 
and Attachment V Native Habitat Preservation Alteration & Mitigation Plan).  The planned multi-
family residential development on Parcel B9 is consistent with the Sarasota County 
Comprehensive Plan and Future Land Use Map.  The development can be served by existing urban 
services and facilities including water, sewer, solid waste, police, fire, and health care.  Residential 
construction to commence in 2018 with build-out expected within 2021, subject to 
market conditions.   

IMPACT ASSESSMENT 

The Council staff usually provides a detailed assessment of all the regional and local issues within 
Appendix I and II of a DRI Assessment Report. However, because Sarasota County has received 
Limited DRI Certification under 380.065 F.S., Administrative Rule 28-10 and a "Memorandum of 
Understanding Regarding Sarasota County's Limited DRI Certification Program" between the 
Sarasota County and the SWFRPC signed on April 4, 1989, the Sarasota County staff assessment 
is approved by SWFRPC staff as the recommended SWFRPC Staff Assessment. No additional 
analysis and recommendations are being added to the regional issues by SWFRPC. 

The regional recommendations below for the "Palmer Ranch Increment XXVII DRI Assessment" 
have been prepared by Sarasota County Planning staff and the Southwest Florida Regional 
Planning Council staff as required by Chapter 380.06, Florida Statutes. A determination by 
Sarasota County and the applicant has been made not to reiterate word for word the applicable 
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MDO conditions that applied to Increment XXVII but to reference within the Increment XXVII 
development order the applicable MDO conditions. The DRI assessment is largely based on 
information supplied in the AIDA and the Sarasota County Staff Assessment. Additional 
information was obtained by consulting official plans, and by reviewing reports related to specific 
issues in the impact assessment.  Sarasota County's staff assessment and recommendations were 
integrated into various elements of the regional recommendations. The Southwest Florida Water 
Management District reviewed Water-related elements with no specific recommendations for the 
DO. 

Regarding consistency with the Regional Policy Plan Council staff has reviewed the Increment 
relative to the regional plan DRI review list and normally the plan consistency checklist is provided 
in this section. However, since the Regional Policy Plan checklist for the SWFRPC adopted Palmer 
Ranch Increment XXIII Assessment Report would be the same, in an effort to reduce paper work, 
refer to the Increment XXIII Assessment Report.  Staff finds that without appropriate mitigation 
actions and conditions the project could have a net negative impact on the regional resources and 
infrastructure. The regional recommendations presented within this assessment are intended to 
neutralize the negative and questionable impacts. 

The Council's staff assessment for Increment XXVII only contains regional issues. The 
recommendations for these issues are formal conditions to be included by the local government in 
any Development Order that has jurisdiction within a particular county. 

The findings of this evaluation and the Southwest Florida Regional Planning Council's 
recommendations are not intended to foreclose or abridge the legal responsibility of local 
government to act pursuant to applicable local laws and ordinances. Copies of any "Incremental 
Development Order" (an order granting, denying, or granting with conditions an Application of 
Development Approval) issued with regard to the proposed development should be transmitted to 
the Southwest Florida Regional Planning Council and the Florida Department of Economic 
Opportunity.  

Application for Incremental Development Approval 

Increment XVII proposing a 149-unit planned residential development in 25 buildings on 39.0± 
acre area identified by Parcel B9 with a gross density of 3.8 units per acre.  This increment also 
includes 82.0 + acre Parcel B10, containing the County-owned Culverhouse Nature Park. No 
changes or development is proposed on this parcel.   The properties are located south of Sawyer 
Loop Road and east of the Seminole Gulf Railway right-of-way (see Attachment I). The 
residential development includes an amenity center (0.5 acres), lakes, and preservation/
restoration areas (20 acres open space). Total open space provided within Parcel B9 will be 
approximately 51% (See Attachment II and III, Development Plans).  Including the already 
preserved wetland and buffer areas within the Nature Park, the open space for the total increment 
is 83%. 

Land Use 

The planned multi-family residential development on Parcel B9 is consistent with the 
Sarasota County Comprehensive Plan and Future Land Use Map, which designates this parcel as 
Moderate Density Residential. Future Land Use Policy 1.2.14 permits Medium and High Density 
Residential development “… within Developments of Regional Impact, where such residential 
development may be approved as part of a Planned District (PD), and where such residential 
development may be approved as part of a Planned Unit Development (PUD), in accordance 
with the Sarasota County Zoning Regulations.”   



Native Habitat Protection/Vegetation and Wildlife 

A primary principle of the environmental design and permitting of the Palmer Ranch DRI has been 
the creation of environmental/habitat corridors throughout the project to aggregate and maximize 
ecological functions and habitat values of preserved natural systems. A portion of the DRI Wildlife 
Corridor Plan located in Increment XXVII occurs on Parcel B10, the County-owned and managed 
Culverhouse Nature Park.  A Resource Management Plan (RMP) for Palmer Ranch Increment 
XXVII as to Parcel B9 was prepared to address the long-term protection of native habitats 
consistent with Sarasota County requirements outlined in Section D of the Environmental 
Technical Manual and consistent with previous plans prepared for earlier increments on Palmer 
Ranch. Native and preserved habitats on the subject parcel includes 9.6 acres of preserved wetlands 
in the central and southern portion of the property; their respective 30-ft upland buffers 
surrounding each wetland and 0.5 acres of woodland pasture containing many Sarasota County 
Grand Trees. A mitigation area (0.6 acres) for the project will occur along the southern portion of 
the property connecting to and expanding the existing preservation area (Attachment V, Map F-
2). 

Proposed impacts to Wetlands 14, and 15 total 0.11 acres on Parcel B9. The impacts on low quality 
wetland areas are due to the entrance roadway to the site and the secondary emergency access 
point.  The wetland mitigation proposed will be a combination of wetland enhancement and 
creation. The applicant proposes to fill ditches connecting the wetland during development, 
thereby restoring hydroperiods to reflect historic conditions more closely.  Such restoration should 
quickly restore vegetative patterns to these areas and reduce competition from invasive non-native 
species, such as tropical soda apple (Solanum viarum). Also proposed is to directly reduce 
invasive nuisance vegetation within preserved wetlands and wetland buffers using targeted 
herbicides and hand clearing.  No mesic hammock areas have been identified as existing on Parcel 
B9.  The final acreage and configuration of each alteration area may be modified because of 
the regulatory agency review and approval during the permitting process. 

No listed plant species or significant plant community is present within the project site.  Also, no 
listed species nesting sites were found. It is anticipated that wetland-dependent species, such as 
listed wading birds and American alligators, will benefit from habitat enhancement and 
management to occur in post-development wetlands. It is likely that a few gopher tortoises are on 
the site and if necessary relocation of gopher tortoises or commensals would be addressed 
and provided for in the existing FWC permit for Palmer Ranch.  

Water Quality and Stormwater 

This increment lies within the Catfish Creek Basin of the Little Sarasota watershed.  Surface Water 
Management is proposed by treating the developed portions of Parcel B9 in stormwater ponds 
located at strategic locations. Attenuation of the runoff will be achieved within the same 
pond system using control structures. Existing drainage patterns through the site and final 
point of discharge will be maintained in the proposed condition. Sarasota County Land 
Development and Zoning regulations and the Palmer Ranch Master Development Order will 
be adhered to in management of all facilities, including stormwater, preserved wetlands and 
conservation areas.  Sarasota County during the Construction Plan review process may require 
additional information and modification. 

Transportation 

Transportation impacts on Palmer Ranch are analyzed on a Ranch-wide basis every five-year 
consistent with the MDO and 2015 Transportation Reanalysis reflecting the current transportation 



reanalysis. The purpose of this study is to assess system-wide impacts created by the Palmer Ranch 
Development and to establish the timing of the construction of certain County thoroughfares 
identified in the MDO through Palmer Ranch.   

The impacts of Parcel B9 were accounted for in the Palmer Ranch 2015 MDO Traffic Analysis, 
approved in July 2016. As part of the 2015 MDO Traffic Analysis, 110 single-family dwelling 
units were assigned to Parcel B9.  However, 149 dwelling units are proposed on Parcel B9, 39 
dwelling units greater than what was assumed in the MDO Analysis. The Institute of 
Transportation Engineers (ITE), Trip Generation Manual – the 9th Edition (2012) Land Use 230 
(Residential Condominium/ Townhouse) was used to estimate the AM and PM peak hour trip 
generation potential. The 39 additional dwelling units results in a net increase of 15 AM peak-hour 
trips and 18 PM peak-hour trips.   

An analysis of the entire 149-unit development was conducted to ensure that there are no adverse 
impacts from the proposed development. The analysis demonstrated that Sawyer Loop Road will 
continue operating within Sarasota County’s adopted level-of-service standards and no off-site 
transportation improvements are required as part of this project. As part of the development one 
full access point and one emergency access will be constructed onto Sawyer Loop Road.  Both the 
permanent and emergency access connections are in compliance with the Sarasota County Access 
Management Technical Manual. Per Resolution No. 89-98.  

Urban Services 

This development can be served by existing urban services and facilities including water, sewer, solid 
waste, police, fire, and health care required to be addressed under this Increment. Specific provisions 
for service are approved under their respective sections of the AIDA and subsequent permitting, as 
required. Development is required to connect to Sarasota County Public Utilities water, wastewater 
and reclaimed water systems in accordance with current County rules and regulations. The 
development is responsible for providing all on-site and off-site infrastructure that will be needed to 
serve the project. 

Recommended Increment XXVII Development Order Conditions 

A. GENERAL

1. The Palmer Ranch Increment XXVII development shall occur in substantial accordance with
the Palmer Ranch Master Development Order and Incremental Development Order Conditions.

2. All references made in the following Conditions for Development Approval pertaining to
“Applicant”, shall also include any successors in interest of areas covered under this
Development Order.

3. Access to the Palmer Ranch Increment XXVII project site by Sarasota County government
agents and employees shall be granted for the purpose of monitoring the implementation of the
Development Order.

4. Pursuant to Chapter 380.06(16), Florida Statutes, the Applicant may be subject to credit for
contributions, construction, expansion, or acquisition of public facilities, if the Applicant is
also subject by local ordinances to impact fees or exactions to meet the same needs.  The local
government and the Applicant may enter into a capital contribution front-ending agreement to
reimburse the Applicant for voluntary contributions in excess of the fair share.



B. LAND USE

1. All development shall occur in substantial accordance with the Master Development Plan
date stamped August 2, 2017, and attached hereto as Exhibit C (Attachment II).  This
does not imply or confer any deviations from applicable zoning or land development
regulations.

C. NATIVE HABITAT PROTECTION/VEGETATION AND WILDLIFE

1. The wetlands and associated upland vegetative buffers shall be maintained in accordance 
with management guidelines contained within the Comprehensive Plan as a preserve and 
labeled a preserve on all plans as shown on Map F-2 (Attachment V).  All activities 
including but not limited to filling, excavating, well drilling, altering vegetation (including 
trimming of both trees and understory) and storing of materials shall be prohibited within 
preservation areas, unless written approval is first obtained from Environmental 
Permitting.  Exception may be granted by Environmental Permitting to facilitate 
implementation of approved habitat management plans or the hand removal of 
nuisance/invasive vegetation.

2. A resource management plan that maintains the functions and values of the on-site 
preservation areas and is consistent with the Guiding Principles of the Comprehensive Plan 
and the Environmental Technical Manual shall be submitted to Environmental Protection 
Division with preliminary or site and development plans. 

D. WATER QUALITY AND DRAINAGE

1. The Master Surface Water Management Plan shall be consistent with the Catfish Creek
(Little Sarasota Bay Watershed) Basin Master Plan.

RECOMMENDED ACTION:       The staff of the Southwest Florida Regional Planning 
Council recommends Conditional Approval for the Palmer Ranch Increment XXVII DRI to be further 
conditioned on a finding of Consistency with the Local Government Comprehensive Plan by the Sarasota 
County Board of County Commissioners. 
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Stantec Consulting Services Inc.
6900 Professional Parkway East

Sarasota, FL 34240
tel 941.907.6900
fax 941.907.6911

Palmer Ranch Master Development Order
Conceptual Master Development Plan

Map H-2
Palmer Ranch Development of Regional Impact

September 2017
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Disclaimer: Stantec assumes no responsibility for data
supplied in electronic format. The recipient accepts
full responsibility for verifying the accuracy and
completeness of the data. The recipient releases 
Stantec, its officers, employees, consultants and
agents, from any and all claims arising in any way
from the content or provision of the data.

Prepared by: CAA  03/17/17
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Palmer Ranch - Increment XXVII - Parcels B9 & B10
Aerial Map and Existing Zoning/Land Use

July 2017

0 500 1,000
Feet

($$¯

A:
\2

15
61

38
59

\g
is\

m
xd

\B
9B

10
_Z

on
ing

M
ap

_2
01

70
72

6_
v0

2_
10

07
02

.m
xd

   
   R

ev
ise

d:
 20

17
-0

7-
26

 By
: c

am
rin

e

Disclaimer: Stantec assumes no responsibility for data
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Current Zoning/Land Use
AIDA XXVII
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Prepared by: CAA  07/26/17
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