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Memo 

To: Board of County Commissioners 

From: Brad Cornelius, AICP, CPM, Director 

Date: October 22, 2010 

RE: Response to ORC from DCA for Amendment 10-01 

 

The following provides a brief overview of the Objections, Recommendations, and 

Comments (ORC) report from the Florida Department of Community Affairs (DCA) for 

the County’s DCA No. 10-01 large scale comprehensive plan amendments.  The two 

proposed amendments are: 

 

CP-A2010-0001 – Monarch Ranch – 2,866 acres from Agriculture to Industrial 

CP-A2010-0002 – Amendments to Intergovernmental Coordination Element for 

Interlocal Service Boundary Agreements with the cities of Webster and Center Hill. 

 

DCA’s objections are presented in regular text with the response from staff in italic text. 

 

Objection # 1 – Acreage of property for Monarch Ranch is inconsistent. 

 

The acreage has been confirmed by the applicant as 2,866 acres. 

 

Objection # 2 – Insufficient protection of environmentally sensitive areas of the property. 

 

The applicant’s consultant, BDA Environmental Consultants, provided an exhaustive 

response to this objection.  In summary, wetlands that are part of Florida’s Outstanding 



Florida Waters(OFW) designation will be placed into a voluntary conservation 

easement.  These OFW wetlands are focused in the northwest corner of the property.  The 

proposed policy to be adopted with this map amendment includes this revision.  In 

addition, any other wetland impacts would be permitted and mitigated as required by 

local, state, and federal law.  See the attached full BDA response. 

 

Objection #3 – Insufficient data and analysis to show ability by the City of Wildwood to 

serve the property with potable water and sewer service. 

 

The applicant’s consultant, Ackerman Senterfitt & Edison, PA, provided additional 

information from the City of Wildwood demonstrating their ability to serve the property 

with potable water and sewer.  See the additional information from Ackerman Senterfitt 

& Eidson, PA, attached. 

 

Objection #4 – Insufficient data and analysis to address the near and long term traffic 

impacts of the proposed amendment. 

 

The applicant’s consultant, TPD, Inc., provided a response to the objection on how the 

analysis will be updated to address the objections.  See response from TPD, Inc. 

attached. 

 

In addition, the applicant and staff maintain the position that given the scale and long 

term potential buildout for this property, the most effective method of determining and 

mitigating the traffic impacts is through the Development of Regional Impact (DRI) 

process.  The proposed policy to be adopted with this map amendment still contains the 

requirement that a DRI must be approved prior to any Industrial development of the 

property. 

 

Also, for the Board’s information, the Lake-Sumter Metropolitan Planning Organization 

(MPO) included as part of its transportation planning processes (Priority List and Draft 

2035 Long Range Transportation Plan) two projects that were identified by the original 

traffic analysis to support the future Industrial development of the property (Monarch 

Blvd. – parallel reliever to US 301 through the Monarch Ranch property and potential 

future I-75 interchange at CR 514).  The inclusion of these projects in the MPO planning 

process demonstrates the coordination of this proposed amendment with long range 

regional transportation planning.  

 

Objection #5 – Proposed policy for Monarch Ranch does not provide for a meaningful 

and predictable land use due to the reliance on the DRI. 

 

The applicant’s consultant, Ackerman Senterfitt & Eidson, PA, provided a response to his 

objection that demonstrates the use of the DRI as part of the policy is consistent with the 

applicable State law.  See the additional information from Ackerman Senterfitt & Eidson, 

PA, attached. 

 

DCA raised no objections to amendment CP-A2010-0002. 
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EXHIBIT 1. APPROXIMATE EXTENT OF WETLANDS AND SURFACE WATERS
ON THE MONARCH INDUSTRIAL PARK PROJECT SITE.
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EXHIBIT 2. APPROXIMATE EXTENT OF OUTSTANDING FLORIDA
WATERS ON THE MONARCH INDUSTRIAL PARK PROJECT SITE.
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Traffic Planning and Design, Inc. 
535 Versailles Drive, Maitland, Florida 32751 ■ Phone (407) 628-9955 ■ Fax (407) 628-8850 ■ www.tpdtraffic.com 

 
 
 
 
 
 
October 11, 2010 

 
 
 
 
Mr. John P. Moore, EI  
Systems Planner 
Florida Department of Transportation – District 5 
Orlando Urban Office 
133 S Semoran Blvd  
Orlando, Florida 32807 
 
 
Re: Comprehensive Plan Amendment 10-01 – Monarch Ranch 
 Sumter County, Florida 
 TPD № 4149 
 
 
Dear Mr. Moore, 
 
We offer the following responses to your comments.  Each comment is listed first in bold 
typeface and the corresponding response in regular typeface. 
 
 
The traffic study incorrectly states that the maximum intensity under Industrial is a 0.25 FAR.  The 
County comprehensive plan indicates that a 0.50 FAR is allowed inside the urban development 
area and a 0.30 FAR is allowed outside the urban development area.  Use of a 0.25 FAR, however, 
is consistent with the proposed text amendment that limits development of the site.  
 
The traffic study is being revised and the statement will be revised accordingly.  The maximum 
development density remains limited as accurately noted in the initial traffic study. 
 
The traffic study analyzes 2,600 acres.  The FLUM amendment addresses 2,866 acres.  
 
The traffic study assumes that some wetland areas will not be suitable for development and were thereby 
excluded from the density calculation. 
 
The traffic study analyzes the proposed development scenario as High-Cube Warehouse.  ITE’s 
Industrial Park trip generation rates are a more appropriate match because the text amendment 
states that Monarch Industrial Park will include “a functional integration of industrial, 
warehousing, manufacturing, and supporting commercial and office uses” and will allow “all uses 
allowed in the industrial zoning category.”  Industrial Park trip generation rates are significantly 
higher than High-Cube Warehouse trip generation rates and are therefore more indicative of the 
maximum development scenario.  
 
The proposed use of this area is for regional distribution warehousing, which is best approximated by 
ITE’s High-Cube Warehouse category. It is reasonable to assume, however, that parts of the property will 
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include the allowable supporting uses as would normally be found in an Industrial Park.  Therefore, for 
purposes of the transportation analysis, 20% of the total development will be assumed as Industrial Park 
per ITE.  The revised transportation analysis will reflect the higher intensity development program. 
 
FDOT has adopted an LOS B standard for the Turnpike between I-75 and US 301.  
 
The revised analysis will reflect the adopted LOS for this segment of the Turnpike. 
 
Widening I-75 is not funded for construction within five years (per the June 23, 2010, Lake-Sumter 
MPO TIP), so it cannot be considered to be in place for the purposes of mitigating the impacts of 
the amendment under existing conditions or in the near term.  Additionally, assuming that 
impacted I-75 segments will be re-classified from Rural to Transitioning is not a mitigation 
strategy.  While FDOT acknowledges that area type could change as a result of the 2010 Census, 
this change has not occurred.  
 
It is understood that the widening of I-75 is not funded for construction in the near term.  However, this 
project is on the regional list of priority projects for future improvement.  Therefore, its use in the 
transportation analysis was based on the recognition that the proposed land use change is a long term 
development that would not be effected in the near term.  However, if assumed in the near term, its 
impacts to the regional network would be offset by accompanying assumptions that the planned 
improvements, which are in part planned to accommodate projected growth in the area, will be in place to 
accommodate that growth.   
 
Adjustments to the model trip distribution pattern should be described in more detail.  
 
The distribution adjustments described in the transportation analysis were made to reassign traffic to the 
regional facilities, further underlining the regional distribution nature of the project.  The adjustments will 
be further detailed in the revised analysis. 
 
The tables in Appendix A are not completely legible.  
 
The tables in the appendix were obtained from Sumter County’s CMS.  These can be provided 
electronically if necessary. 
 
The traffic study defers mitigation to the DRI process.  
 
The traffic study identifies and highlights the long term transportation needs for the area, including the 
need for the Coleman By-pass, improvements to Interstate-75 and the interchange on I-75 at Warm 
Springs Road.  Sumter County has been coordinating with the Lake-Sumter MPO to include some of the 
needed transportation improvements in the long range needs plan in response to this land use change.  
Project specific mitigation and funding of the needed improvements is expected to occur with the 
application for a DRI, where the project’s phasing and specific capacity needs can be further analyzed 
and assessed. 
 
Please revise the traffic study per the comments above.  If the revised traffic study identifies a 
need for State roadway improvements, please identify the needed improvements.  Needed near-
term mitigation projects should be added to the five-year schedule of capital improvements.  
Needed long-term mitigation projects and/or strategies should be added to the Transportation and 
Capital Improvements Elements and coordinated with the LRTP.  Please coordinate with adjacent 
local governments to ensure that the needed projects are reflected in those local governments’ 
schedules and plans as necessary.  
 
The traffic analysis is being revised to address the FDOT’s comments.  Improvements needed to support 
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this land use amendment are being coordinated with the Lake-Sumter MPO and relevant agencies.  
Sumter County has consistently implemented a rigorous concurrency system that has successfully 
addressed specific infrastructure needs on local and state roads.  Sumter County will continue to maintain 
its system and ensure that all development activities are concurrent with infrastructure as required by 
State Statutes and County Ordinances.  The project’s near term impact to those facilities will be the 
subject of further analysis as development occurs in the future.  Impacts to state roads will be mitigated 
through binding proportionate-share and/or proportionate-fair share agreements, which will ensure that 
the project contributes to the necessary capacity improvements in the area.   
 
Furthermore, the County has been coordinating, through the Lake-Sumter MPO the inclusion of needed 
transportation improvements in the Long Range Plan to support the proposed amendment.  Such 
improvements include the Coleman by-pass road and the I-75 Interchange at Warm Springs Avenue, 
which will enhance transportation mobility in the area and alleviate traffic on US 301.  Finally, Sumter 
County and the MPO will be coordinating with the FDOT in regard to the statewide freight study being 
undertaken to establish a long range plan for freight movements.  The proposed distribution facility at this 
site was designated to the state for inclusion in the statewide analysis.  The County and MPO will 
continue to work with the FDOT to ensure that the resulting recommendations are regionally and locally 
sensitive and that those recommendations are implemented as freight related development proceeds in 
the area. 
 
Regarding the future DRI intended for this site:  
  

- Potential near- and long-term impacts of development of the site can be proactively 
addressed through the current FLUM amendment.  

 
The impacts of development are being proactively addressed through the Long Range 
Transportation Plan, the FDOT Freight Study, and the local concurrency management system.  In 
addition to identifying needed transportation improvements, the County is actively seeking 
prioritization and funding for those improvements in the long term.  Any proposed development on 
the property will also be subject to the requirements of Concurrency and DRIs, which specify that 
the project’s phased impact are addressed and mitigated prior to approval.  Therefore, this pro-
active approach of identifying needed infrastructure improvements and taking the steps to plan for 
their realization as the property develops will ensure that the project and the area are adequately 
served by the necessary transportation infrastructure in the future. 

 
 

- FDOT will review the DRI through the DRI process and will work with the developer and the 
County to develop mitigation agreements for impacted State roadways.  

 
It is understood and agreed that, as is required by DRI rules, the FDOT and all affected public 
agencies will review any development impacts resulting from the proposed DRI on State and local 
roads.  The FDOT will be a party to any specific mitigation plans addressing State roadways. 

 
- In case the DRI does not move forward, the proposed text amendment for this site should 

be revised to include language to the effect that the land use designation of the site will 
revert to Agriculture if the DRI is abandoned.  

 
The text amendment for the site specifically prohibits development on this property to occur 
without the DRI process.  Therefore, the property would remain agricultural in use if a DRI 
application is not submitted for the project. 
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We trust that the above adequately address your concerns.  Please note that a revised analysis 
addressing the technical comments provided by the FDOT is being prepared for submittal in 
addition to the above response.   
 
 
        Regards, 
 
 
 
        Mohammed Abdallah, PE, PTOE. 
 
 
 
CC:  Mr. Brad Cornelius, AICP, Sumter County Planning Manager 
 Ms. Cecelia Bonifay, Akerman Senterfit 
 Ms. Heather Himes, Akerman Senterfit 
 Mr. George Sola, Property Owner 
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Response to DCA ORC 

 

Monarch Ranch 
















