[image: image1.wmf]
TEXT AMENDMENT STAFF REPORT

06-D1 CALLERY-JUDGE GROVE DRI AMENDMENT
	Item Name:
	FLUE Policy 3.5-d Modifications- Callery Judge Grove DRI

	Element:
	Future Land Use Element (FLUE)

	Item Before the Board:
	To hold a public hearing on a proposed amendment to FLUE Policy 3.5-d exempting Callery-Judge Grove DRI from the requirements of this policy. 



	Meeting Date:
	LPA Public Hearing, March 10, 2006

	Agenda Item:
	III.A.2

	Project Manager:
	Vinod L. Sandanasamy, AICP, Senior Transportation Planner

	MOTION:
	To recommend denial of the proposed amendment.


A.
Planning Recommendation:  Staff recommends denial based on the findings and conclusions presented in this report.

B. LPA Recommendation:  
C.
BCC Transmittal Action
POST TRANSMITTAL ACTION
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A.
ORC Report Findings: 


B.
Response to ORC Report: 


C.
Revisions Not Previously Reviewed:  

D.
BCC Adoption Action:
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I.     SUMMARY REPORT


A.
BACKGROUND

Callery-Judge Grove is located on the east and west sides of Seminole-Pratt Whitney, north of Sycamore Lane and south of Orange Boulevard. The property totals 3,923.71 acres and currently supports a citrus grove, packing plant and utility facilities of the Seminole Improvement District (SID). The property is currently part of the County’s Rural Tier and within the area subject the Central Western Communities (CWC) Sector Plan.  The Sector Plan is authorized under state statutes, and includes an effort to develop a conceptual master plan addressing land use, services, infrastructure and the environment for an area of over 53,000 acres in the central western communities of Palm Beach County.  In 2005, the Board of County Commissioners (BCC) adopted the Sector Plan Conceptual Overlay.  However, the Department of Community Affairs (DCA) issued a notice of intent to find this plan “not-in-compliance.”  The County is currently working with DCA to resolve these issues so that the Sector Plan may become effective. 

The Comprehensive Plan text amendments that are the subject of this application have been privately initiated, with the intent to allow a Traditional Town Development (TTD) future land use (FLU) designation on the Callery-Judge Grove property.  A concurrent Future Land Use Atlas (FLUA) amendment would change that property’s FLU designation from Rural Residential, 1 unit per 10 acres (RR-10) to Traditional Town Development with underlying 5 units per acre (TTD/5) and remove the site from the Rural Tier. The maximum potential based on existing land use is 392 single-family units. For the proposed land use of TTD the applicant intends to develop the following uses,

Residential Single



5,000 Du

Residential Apartment


1,500 Du

Residential Townhouse


3,500 Du

Research and Development

     2,000,000 SF

General Office



        500,000 SF

Retail




     1,300,000 SF

Elementary School (2)


2,000 Students

Middle School




1,300 Students

University/College



2,000 Students

Golf Course




     18 Holes

Hotel





   150 Rooms

The proposed amendments would modify the Future Land Use Element (FLUE) and the Map Series to create the Traditional Town Development Overlay on the Callery Judge Grove property, allow for the removal of the site from the Rural Tier, designate the Overlay as a Limited Urban Service Area (LUSA) and modify a portion of the text related to the TTD land use designation.  These changes would allow the TTD designation outside of the Urban/Suburban Tier to which it is currently restricted, specifically allowing it within the Overlay to be created on the Callery Judge Grove property, and allow the applicant’s proposed FLUA amendment and DRI application to go forward.

Normally, the County’s Comprehensive Plan only allows text and Map Series amendments to be initiated by the BCC or the Local Planning Agency (LPA).  However, in 2005 the Florida Legislature passed Chapter 2005-290, Laws of Florida, amending Chapter 380.115, Florida Statutes with the following passage: “(3) A landowner that has filed an application for a development of regional impact review prior to the adoption of an optional sector plan pursuant to s. 163.3245 may elect to have the application reviewed pursuant to s. 380.06, comprehensive plan provisions in force prior to adoption of the sector plan and any requested comprehensive plan amendments that accompany the application.”  This legislation thus allows the applicant, which has filed for a development of regional impact (DRI) approval, to propose text changes to the Plan needed to accommodate the DRI.  The legislation also allows the applicant’s future land use (FLU) amendment proposal to be considered under the Comprehensive Plan in effect prior to the adoption of the CWC Sector Plan.

The applicant has filed a DRI application for development approval (ADA) with the Treasure Coast Regional Planning Council (RPC) in June 2004.  Since that time, a sufficiency process has ensued and the applicant has submitted two rounds of responses to sufficiency comments.  State law provides that a DRI ADA must be processed after two round of sufficiency, unless the landowner agrees to an extension.  The applicant has not agreed to such an extension, and so the application will now be reviewed by the Treasure Coast RPC and the County.  Approval of the DRI application is dependent upon County approval and ultimate effectiveness of the Comprehensive Plan amendments proposed by the applicant, including the FLU amendment that is the subject of this staff report.

FLUE Policy 3.5-d requires proposed land use amendments to address traffic conditions for certain roadways falling within the radius of impact in the long-range roadway network.  According to this Policy, a project fails if the traffic impact arising from the land use change does not meet LOS D on all impacted roadways and if the project traffic is significant. The project traffic is considered significant if it is more than 3 percent of LOS D and the volume-to-capacity ratio of the impacted roadway segment is less than 1.2, if it is more than 2 percent and the volume-to-capacity ratio of the impacted roadway segment is between 1.2 to 1.4 percent and if it is more than 1 percent and the volume-to-capacity ratio of the impacted roadway segment is more than 1.4. Thus land use amendments cannot be approved if the traffic impact on a roadway in the long-range roadway plan is significant and if it is projected to exceed LOS D. 

B.
THE PROPOSED AMENDMENT 

1. 
Amendment Intent and Summary
The intent of this proposed amendment is to exempt the Callery-Judge Grove DRI from the requirements of FLUE Policy 3.5-d.

2.
Unified Land Development Code Implications
This proposed amendment will not result in a subsequent amendment to the County’s land development regulations in the Unified Land Development Code (ULDC).

C.
ISSUE AND DATA/ANALYSIS SUMMARY
· No project has been exempted from FLUE Policy 3.5-d except for Scripps (Scientific Community Overlay). Scripps was exempted because it is expected to promote significant public objectives to support the economic vitality of this region. Callery-Judge Grove project does not promote any significant public objectives. Exempting this project will create precedence for all future mixed-use projects to request an exemption from this policy.

· Callery-Judge Grove DRI is requesting an exemption from FLUE Policy 3.5-d since this project does not meet the requirements of this policy and the traffic generated from this project will exceed the capacities of the surrounding roadway networks as programmed in the MPO’s 2025 long range transportation plan. The future 2025 traffic conditions show large-scale failures on many roadways due to the addition of Callery-Judge Grove traffic. For this project to meet long range traffic requirements as envisioned in Policy 3.5-d, it would require either widening of many roadways or addition of new roadways.
· Callery-Judge Grove which is centrally located within the Central Western Communities (CWC) Sector Plan area is not consistent with the policies and regulations stipulated in the CWC Sector Plan Overlay. The Sector Plan, which is authorized under state statutes, addresses the growth needs of this area while providing opportunities to protect the rural character in the area and protect the environment. This project would significantly affect the character of this area by providing higher densities and intensities that are appropriate for urban/suburban areas and not for exurban/rural areas such as the Sector Plan area.
· The magnitude of intensification proposed by this project would necessitate either building of new roadways or large scale widening of existing roadways. Also, this proposal could lead to additional requests for similar densities and intensities for the other major undeveloped areas of the Sector plan.  This would result in thousands of additional dwelling units and several millions of non-residential uses for this area which could overburden the region’s facilities and would significantly modify the area’s lifestyle and character. 
· Sector Plan revisions to FLUE Policy 3.5-d only exempts specific forms of developments located at the site identified by the Sector Plan Overlay. Callery-Judge DRI proposal is not consistent with the Sector Plan recommendations for this specific site.
D.
PUBLIC AND MUNICIPAL REVIEW
1.
Intergovernmental Plan Amendment Review Committee (IPARC): Notification of this amendment was sent to the Palm Beach County Intergovernmental Plan Amendment Review Committee (IPARC) for review.  The IPARC, of which Palm Beach County is a participating member, functions as a clearing-house for plan amendments.    At the time of the printing of this report, no objections to the amendment had been received.

2.
Other Notice:  At the time of the printing of this report, no comments had been received from other interested groups, or members of the public.
E.
ASSESSMENT AND CONCLUSIONS
Based on the Data and Analysis, the following assessments and conclusions can be made:

· Scripps (Scientific Community Overlay) was the only project that was exempted from this policy because it promoted important public objectives to support the economic vitality of this region. Callery-Judge Grove does not promote any significant public objectives and hence doesn’t fall in the same category.
· To meet the traffic requirements of Policy 3.5-d based on the intensification proposed in this project, it will either require addition of new roadways or large scale widening of existing roadways in the Thoroughfare Right of Way Identification Map (TIM) and the 2020 Roadway System By Number of Lanes Map. The applicant is proposing widening of only two roads which is insufficient to meet this policy.

· The Sector Plan is a conceptual master plan addressing land use, services, infrastructure and the environment for this region and Callery-Judge Grove which is centrally located within the Sector Plan area is inconsistent with the recommendations of this Plan. This proposal is contrary to Sector Plan recommendations for this specific site.

F.
ALTERNATIVE ACTIONS
The following courses of action are available to the Board:

1.
Recommendation of approval;

2.
Recommendation of approval with modifications; or

3.
Recommendation of denial.
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II.     EXHIBITS


1.
Proposed Text Changes 
8

2.
Support Data and Analysis 
9

EXHIBIT 1


A. Future Land Use Element, FLUE Policy 3.5-d 
REVISIONS:
To modify FLUE Policy 3.5-d exempting Callery-Judge Grove DRI from the requirements of this policy.   The added text is shown underlined. 
Policy 3.5-d:  The County shall not approve a change to the Future Land Use Atlas which: 

a) results in an increase in density or intensity of development generating additional traffic that significantly impacts any roadway segment projected to fail to operate at adopted level of service standard “D” based upon the adopted Long Range Transportation Plan.  Significant impact shall be as defined in Table 3.5 -1.

TABLE 3.5-1

Significant Impact
	Net Trip Generation**
	Distance

	1 -  50
	No significant impact

	51 - 1,000
	Only address directly accessed link on first accessed major thoroughfare*

	1,001 -  4,000
	One (1) mile*

	4,001 -  8,000
	Two (2) miles*

	8,001 - 12,000
	Three (3) miles*

	12,001 - 20,000
	Four (4) miles*

	20,001 - up
	Five (5) miles*

	* A project has significant traffic: (1) when net trip increase will cause the adopted LOS for FIHS facilities to be exceeded; and/or (2) where net trip increase impacting roads not on the FIHS is greater than one percent (1%) for volume to capacity ratio (v/c) of 1.4 or more, two percent (2%) for v/c of 1.2 or more and three percent (3%) for v/c of less than 1.2 of the level of service "D" capacity on an AADT basis of the link affected up to the limits set forth in this table. The laneage shall be as shown on the adopted Long Range Transportation Plan.

	** When calculating net trip increase, consideration will be given to alternative modes of transportation (i.e. bicycle lanes, bicycle paths, bus lanes, fixed rail, and light rail facilities) in reducing the number of net trips.  These alternative modes must either be operating at the time of the change to the Future Land Use Atlas or be included in both the Transportation Element  (Mass Transit) and the Capital Improvement Element of the Comprehensive Plan.


or;

b) results in a project that fails Test 2 regulations adopted to implement TE Policy 1.1-b.
This Policy shall not be applicable to the Scientific Community Overlay and Callery-Judge Grove DRI.
EXHIBIT 2



SUPPORT DATA AND ANALYSIS
Callery-Judge Grove DRI is requesting an exemption from FLUE Policy 3.5-d since this project does not meet the requirements of this policy and the traffic generated from this project will exceed the capacities of the surrounding roadway networks as programmed in the MPO’s 2025 long range transportation plan. Based on this policy land use amendments cannot be approved if the traffic impact on a roadway in the long-range roadway plan is significant and if it is projected to exceed LOS D. The traffic study submitted by the applicant is fraught with errors relating to trip distributions, model assumptions and drop off percentages. Callery-Judge Grove would generate 150,574 gross trips per day and 112,913 net trips per day after deductions for internalization and pass-by trip capture. Based on this incomplete traffic study the traffic conditions for different time periods is given below:

Existing Traffic Conditions: Based upon the 2005 traffic analysis provided in Table 3 of the land use amendment traffic study prepared by Kimley-Horn & Associates and the distribution of trips that would be generated due to the requested land use change the following roadway segments which are within the radius of influence (5 miles) will not operate at an acceptable Level of Service and will be significantly impacted.

1. Northlake Blvd. from Seminole-Pratt Whitney Rd. to Coconut Blvd.

2. Persimmon Blvd. from Coconut Blvd. to Royal Palm Beach Blvd.

3. Okeechobee Blvd. from Seminole Pratt Whitney Rd. to Folsom Rd.

4. Okeechobee Blvd. from Crestwood Blvd. to Royal Palm Beach Blvd.

5. Southern Blvd. from Seminole Pratt Whitney Rd. to Binks Forest Dr.

6. Southern Blvd. from Binks Forest Dr. to Big Blue Trace

7. Southern Blvd. from Big Blue Trace to Crestwood Blvd.

8. Seminole Pratt Whitney Rd. from Northlake Blvd. to Orange Blvd.

9. Seminole Pratt Whitney Rd. from Orange Blvd. to Okeechobee Blvd.

10. Seminole Pratt Whitney Rd. from Okeechobee Blvd. to Southern Blvd.

11. Coconut Blvd. from Northlake Blvd. to Orange Blvd.

12. Royal Palm Beach Blvd. from Orange Blvd. to Persimmon Blvd.

13. Royal Palm Beach Blvd. from Persimmon Blvd. to Okeechobee Blvd.

Short term (2010) Traffic Projections: Based upon the 2010 traffic analysis provided in Table 4 of the land use amendment traffic study prepared by Kimley-Horn & Associates and the distribution of trips that would be generated due to the requested land use change the following roadway segments which are within the radius of influence (5 miles) will not operate at an acceptable Level of Service and will be significantly impacted.

1. Orange Blvd. from Seminole-Pratt Whitney Rd. to Coconut Blvd.

2. Orange Blvd. from Coconut Blvd. to Royal Palm Beach Blvd.

3. Okeechobee Blvd. from Seminole Pratt Whitney Rd. to Folsom Rd.

4. Okeechobee Blvd. from Folsom Rd. to Crestwood Blvd.

5. Okeechobee Blvd. from Crestwood Blvd. to Royal Palm Beach Blvd.

6. Southern Blvd. from Seminole Pratt Whitney Rd. to Binks Forest Dr.

7. Southern Blvd. from Binks Forest Dr. to Big Blue Trace

8. Southern Blvd. from Big Blue Trace to Crestwood Blvd.

9. Seminole Pratt Whitney Rd. from Northlake Blvd. to Orange Blvd.

10. Seminole Pratt Whitney Rd. from Orange Blvd. to Okeechobee Blvd.

11. Seminole Pratt Whitney Rd. from Okeechobee Blvd. to Southern Blvd.

12. Coconut Blvd. from Northlake Blvd. to Orange Blvd.

13. Royal Palm Beach Blvd. from Orange Blvd. to Persimmon Blvd.

14. Royal Palm Beach Blvd. from Persimmon Blvd. to Okeechobee Blvd.

15. Royal Palm Beach Blvd. from Okeechobee Blvd. to Southern Blvd.

Long term (2025) Traffic Projections: Based upon the 2025 traffic analysis provided in Table 5 of the land use amendment traffic study prepared by Kimley-Horn & Associates and the distribution of trips that would be generated due to the requested land use change the following roadway segments which are within the radius of influence (5 miles) will not operate at an acceptable Level of Service and will be significantly impacted.

1. Northlake Blvd. from Seminole-Pratt Whitney Rd. to Coconut Blvd.

2. Orange Blvd. from Seminole-Pratt Whitney Rd. to Coconut Blvd.

3. Orange Blvd. from Coconut Blvd. to Royal Palm Beach Blvd.

4. Persimmon Blvd. from Coconut Blvd. to Royal Palm Beach Blvd.

5. Okeechobee Blvd. from Seminole Pratt Whitney Rd. to Folsom Rd.

6. Okeechobee Blvd. from Folsom Rd. to Crestwood Blvd.

7. Okeechobee Blvd. from Crestwood Blvd. to Royal Palm Beach Blvd.

8. Southern Blvd. from Seminole Pratt Whitney Rd. to Binks Forest Dr.

9. Southern Blvd. from Binks Forest Dr. to Big Blue Trace

10. Southern Blvd. from Big Blue Trace to Crestwood Blvd.

11. Seminole Pratt Whitney Rd. from Beeline Hwy to Northlake Blvd.

12. Seminole Pratt Whitney Rd. from Northlake Blvd. to Orange Blvd.

13. Seminole Pratt Whitney Rd. from Orange Blvd. to Okeechobee Blvd.

14. Seminole Pratt Whitney Rd. from Okeechobee Blvd. to Southern Blvd.

Based on the incomplete traffic study, the project is expected to generate traffic, which would negatively and significantly impact fourteen roadway segments in the long-term within its radius of impact. As explained initially FLUE Policy 3.5-d specifically states that no project can be approved if the traffic impact on a roadway in the long-range roadway plan is significant and if it is projected to exceed LOS D. As a result this amendment would be inconsistent with the traffic requirements of the Comprehensive Plan for land use amendments.

The following will be the existing and future volume-to-capacity ratios on major roadways pursuant to this project,

	Existing 2005 Traffic Conditions without Callery-Judge Grove DRI

	Roadway
	From
	To
	Existing Lanes
	Volume
	Capacity
	V/C Ratio

	Seminole Pratt Whitney
	Northlake Blvd.
	Orange Blvd.
	2
	18,742
	12,300
	1.52

	Seminole Pratt Whitney
	Orange Blvd.
	Site Entrance
	2
	18,742
	12,300
	1.52

	Seminole Pratt Whitney
	Site Entrance
	Okeechobee Blvd.
	2
	22,377
	12,300
	1.81

	Seminole Pratt Whitney
	Okeechobee Blvd.
	Southern Blvd.
	2
	18,769
	12,300
	1.52

	Northlake Blvd.
	Seminole Pratt
	Coconut Blvd.
	2
	11,089
	12,300
	0.90

	Okeechobee Blvd.
	Seminole Pratt
	Folsom Rd.
	2
	12,520
	12,300
	1.01

	Okeechobee Blvd.
	Folsom Rd.
	Crestwood Blvd.
	4
	19,260
	32,700
	0.58

	Okeechobee Blvd.
	Crestwood Blvd.
	RPB Blvd.
	4
	36,631
	32,700
	1.12

	Southern Blvd.
	Seminole Pratt
	Binks Forest Dr.
	4
	37,182
	32,700
	1.13

	Southern Blvd.
	Binks Forest Dr.
	Big Blue Trc.
	4
	35,256
	32,700
	1.07

	Orange Blvd.
	Seminole Pratt
	Coconut Blvd.
	2
	 8,513
	12,300
	0.69

	Orange Blvd.
	Coconut Blvd.
	RPB Blvd.
	2
	13,689
	12,300
	1.11

	Persimmon Blvd.
	Coconut Blvd.
	RPB Blvd.
	2
	 7,621
	12,300
	0.61

	Coconut Blvd.
	Northlake Blvd.
	Orange Blvd.
	2
	13,735
	12,300
	1.11

	Coconut Blvd.
	Orange Blvd.
	Persimmon Blvd.
	2
	 3,986
	12,300
	0.32

	Royal Palm Beach Blvd.
	Orange Blvd.
	Persimmon Blvd.
	2
	17,113
	12,300
	1.39

	Royal Palm Beach Blvd.
	Persimmon Blvd.
	Okeechobee Blvd.
	4
	35,395
	32,700
	1.08

	Royal Palm Beach Blvd.
	Okeechobee Blvd.
	Southern Blvd.
	2
	15,190
	12,300
	1.23


	Future 2025 Traffic Conditions with Callery-Judge and planned 2025 roadway improvements

	Roadway
	From
	To
	Future Lanes
	2025 Volume
	Project Trips
	Total Volume
	Capacity
	V/C ratio

	Seminole Pratt Whitney
	Northlake Blvd.
	Orange Blvd.
	4
	33,000
	30,498
	63,498
	32,700
	1.94

	Seminole Pratt Whitney
	Orange Blvd.
	Site Entrance
	4
	30,000
	43,720
	73,720 
	32,700
	2.25

	Seminole Pratt Whitney
	Site Entrance
	Okeechobee Blvd.
	4
	34,000
	42,850
	76,850
	32,700
	2.35

	Seminole Pratt Whitney
	Okeechobee Blvd.
	Southern Blvd.
	4
	25,000
	17,411
	42,411
	32,700
	1.29

	Northlake Blvd.
	Seminole Pratt
	Coconut Blvd.
	4
	28,000
	10,806
	38,806
	32,700
	1.18

	Okeechobee Blvd.
	Seminole Pratt
	Folsom Rd.
	4
	32,500
	18,992
	51,492
	32,700
	1.57

	Okeechobee Blvd.
	Folsom Rd.
	Crestwood Blvd.
	4
	35,000
	18,416
	53,416
	32,700
	1.63

	Okeechobee Blvd.
	Crestwood Blvd.
	RPB Blvd.
	6
	48,000
	14,645
	62,645
	49,200
	1.27

	Southern Blvd.
	Seminole Pratt
	Binks Forest Dr.
	6
	44,000
	15,943
	59,943
	49,200
	1.21

	Southern Blvd.
	Binks Forest Dr.
	Big Blue Trc.
	6
	46,500
	10,094
	56,594
	49,200
	1.15

	Orange Blvd.
	Seminole Pratt
	Coconut Blvd.
	2
	10,000
	3,873
	13,873
	12,300
	1.12

	Orange Blvd.
	Coconut Blvd.
	RPB Blvd.
	2
	13,000
	3,568
	16,568
	12,300
	1.34

	Persimmon Blvd.
	Coconut Blvd.
	RPB Blvd.
	2
	18,000
	12,578
	30,578
	12,300
	2.48

	Coconut Blvd.
	Northlake Blvd.
	Orange Blvd.
	2
	14,000
	237
	14,237
	12,300
	1.15

	Royal Palm Beach Blvd.
	Orange Blvd.
	Persimmon Blvd.
	2
	11,000
	1,513
	12,513
	12,300
	1.01

	Royal Palm Beach Blvd.
	Persimmon Blvd.
	Okeechobee Blvd.
	4
	24,750
	1,028
	25,778
	32,700
	0.78


As can be seen from the table above most of the roadways are functioning at or worse than its adopted ‘LOS D’ capacity for the existing traffic condition. The long-range roadway plan can only cater to the projected growth based on the existing land use. The future 2025 traffic conditions show large-scale failures on many roadways. For this project to meet long range traffic requirements as envisioned in Policy 3.5-d, it would require either widening of many roadways or addition of new roadways.

Prior to this request Scripps (Scientific Community Overlay) was the only project exempted from the requirements of FLUE Policy 3.5-d. Scripps was exempted because it is expected to promote significant public objectives to support the economic vitality of this region. Callery-Judge Grove does not fall in the same category. This project does not promote any public objectives.
Callery Judge Grove is centrally located within the Central Western Communities (CWC) Sector Plan.  The Sector Plan addresses the need for increasing demands on services, as this area continues to grow while providing opportunities to protect the rural character in the area and protect the environment.  For the Callery Judge site, the CWC Sector Plan Overlay proposes a Traditional Marketplace Development (TMD) as an expansion and a retrofitting of the existing Grove Market commercial plaza, located at the NE quadrant of the existing Seminole Pratt Whitney Road and the proposed Persimmon Boulevard, into a mixed-use development that exhibits TMD design principles. The Sector Plan recommends that a maximum of 400,000 square feet of non-residential uses be allowed for this TMD (including existing commercial uses and vested approvals). In addition, the Callery-Judge site is one of the proposed eligible areas for the 900-acre Rural Residential (RR) Planned Development (PD).  The 900-acre RR PDs provide the opportunity for unique rural planned development options to ensure the provision of significant open space. Community wide benefits, in addition to the 50% open space preservation requirement, are required to be provided in order to develop at the maximum gross densities of 1 dwelling unit per 1.25 acres.  These provisions would allow variable lot sizes.  In addition, these policies include restrictions on the open space uses, requirements of the development areas, workforce housing requirements, and equestrian emphasis related policies. Based on the proposed Sector Plan Overlay policies and regulations, the Callery Judge site could be allowed to develop a total of 400,000 SF of non-residential uses in the form of a TMD as well as no more than 3138 dwelling units as part of the RR and PD provisions. The proposed Callery-Judge initiated amendment amounts to 3,800,000 SF of non-residential uses, 10,000 dwelling units, two elementary schools, one middle school, one college/university, one 18-hole golf course and a 150-room hotel which are significantly higher than the intensities and densities allowed by the proposed Sector Plan.

The proposed Callery Judge amendment could have several major impacts on the Sector Plan area.  First, it would significantly affect the character of this area by providing higher densities and intensities that are appropriate for urban/suburban areas and not for exurban/rural areas such as the Sector Plan area.  As earlier mentioned because of the rural character of this area, the County has planned only few north-south and east-west roads in this region. The magnitude of intensification proposed by this project would necessitate either building of new roadways or large scale widening of existing roadways. Secondly, this proposal could lead to additional requests for similar densities and intensities for the other major undeveloped areas of the Sector plan.  If the request is approved this would result in thousands of additional dwelling units and several millions of non-residential uses for this area which could overburden the region’s facilities and would significantly modify the area’s lifestyle and character.  Finally, the request for 2 million square feet of workplace/office uses for Callery Judge could have an effect on the viability of the Sector Plan’s proposed Employment Center, which would be located on Southern Boulevard and would have up to 943,000 square feet of workplace and office uses.  

The adopted Sector Plan recommends revisions to FLUE Policy 3.5-d by exempting certain forms of developments such as, Traditional Marketplace Developments, Village Centers, the Southern/Seminole commercial development, Employment Centers, or RR PDs located within the CWC Sector Plan Overlay boundaries. The central focus of Sector Plan was to address the growth needs of this area while at the same time protecting the rural character and environment of this region. Since this area is predominantly rural, the County has planned only few north-south and east-west roads to cater to the traffic generated in this area. The forms of developments recommended for exemption from Policy 3.5-d are essential to service the needs of this area and it is designed to contain traffic within the Sector Plan area by providing employment and services nearby. Since these forms of developments are essential for this area and also since there are only few roads in this area, it will not be possible for these developments to meet Policy 3.5-d and hence Sector Plan had recommended exemption for these forms of developments from this policy.  Since the development proposed as part of the Callery Judge DRI is not consistent with the Sector Plan recommendations for this specific site or with the Sector Plan’s proposed development forms, then the Sector Plan revisions to Land Use Policy 3.5-d are not applicable to the development proposed by the Callery Judge DRI.
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