Yannone, Lyndsay

From: Eric Swanson <eric@swancapitalpartners.com>

Sent: Friday, May 29, 2026 9:25 AM

To: Yannone, Lyndsay

Cc: Ziskal, Benjamin; Nance, Ivan; Jesse Anderson; Robert Gidel, Jr

Subject: Kathleen Reserve RRD [Case No. LDPD-202606] — Pre-Hearing Supplemental Submittal
Materials for Wednesday, June 3rd, 2026

Attachments: 1 PC Memo - Kathleen Reserve RRD - LDPD-2026-6 - 06.2026.pdf; 1 PC Memo -

Kathleen Reserve RRD - LDPD-2026-6 - 06.2026.pdf; 2 PC Supplemental - Kathleen
Reserve RRD - LDPD-2026-6 - 06.2026.pdf; 3 Executive Submittal - Kathleen Reserve
RRD - LDPD-2026-6 - 06.2026.pdf; 4 SwanCP Responses - Kathleen Reserve RRD -
LDPD-2026-6 - 06.2026.pdf

You don't often get email from eric@swancapitalpartners.com. Learn why this is important

Good morning Lyndsay,

Attached are several supplemental materials for Kathleen Reserve / Deeson Road RRD (LDPD-2026-6) that | would
like included in the public record prior to the upcoming Planning Commission hearing.

These materials are intended to supplement the original application package, provide additional planning and
compatibility analysis, address a number of technical and public concerns raised throughout the review process,
and provide additional context regarding the project, surrounding development patterns, infrastructure, and
proposed development conditions.

The supplemental materials include the following:

1. Kathleen Reserve RRD - Planning Commission Memorandum
A memorandum summarizing the evolution of the project, compatibility considerations, environmental
preservation approach, stormwater strategy, Comprehensive Plan consistency, surrounding development
pattern analysis, and overall public benefit framework associated with the proposed RRD.

2. Kathleen Reserve RRD - Supplemental Planning & Development Pattern Analysis
A contextual planning analysis containing supporting exhibits, surrounding development pattern
evaluations, historical entitlement references, infrastructure and public investment context, adjacent
density evaluations, compatibility transition analysis, and comparable development examples within the
Kathleen area and SDA corridor.

3. Executive Pre-Hearing Submittal
An executive summary outlining the procedural and conditional approval framework associated with the
RRD request, including discussion of enforceable development conditions, transportation review,
stormwater permitting, concurrency, utilities, environmental review, and final engineering requirements.

4. Swan Capital's Responses to Staff / Public / Agency Report Comments
Aformal response-to-comments matrix prepared to address common staff, agency, and public concern
categories typically associated with rural residential development applications, including compatibitity,
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density, traffic, stormwater, utilities, environmental resources, neighborhood transitions, agricultural
interfaces, and enforceable development conditions.

Collectively, these materials further document the project's low-density development pattern, compatibility
measures, preservation strategy, clustered design approach, infrastructure considerations, and overall
consistency with the Rural Residential Development (RRD) framework and Comprehensive Plan.

| respectfully request that these materials be incorporated into the public record for Case LDPD-2026-6 and
included as part of the hearing materials associated with this application. Please let me know if there are any
issues opening the files or if anything further is needed prior to the hearing.

Thank you,

Eric K. Swanson
Swan Capital Partners
Celi: 813-462-8682



TO: Polk County’s Planning Commission

FROM: Eric Swanson, Swan Capital Partners

RE: Kathleen Reserve Rural Residential Development (RRD)
Planning Commission Supplemental Material
Polk County, FL

DATE: Wednesday, June 34, 2026

MEMORANDUM

This memo supplements the Kathleen Reserve RRD application and provides additional context
on the evolution of the project, compatibility considerations, environmental preservation,
stormwater management, and consistency with the Polk County Comprehensive Plan and RRD
framework.

Kathleen Reserve consists of approximately 153 acres located within the Suburban Development
Area (SDA) in northwest Polk (Kathleen area) along Deeson Road. The project utilizes the RRD
framework to cluster residential development on upland portions of the property while
preserving substantial wetland, floodplain, open space, and agricultural areas.

Key Components of Kathleen Reserve:

Reduced development intensity and enhanced perimeter transitions;

Significant preservation of wetlands, floodplain, pasture, and open space areas;
Centralized utility connections and managed stormwater design;

Clustered development intended to minimize impacts on environmentally sensitive areas;
» Consistency with Polk County’s RRD policies.

EVOLUTION OF THE DEVELOPMENT PLAN

Kathleen Reserve is the product of multiple years of planning, engineering analysis,
environmental evaluation, and coordination efforts.

Throughout the evolution of the project, responsiveness to the prior SPD (2023) de novo denial
findings influenced development intensity, buffering, preservation areas, compatibility
measures, and overall site design. The resulting plan reflects a deliberate balance between private
property rights, environmental stewardship, compatibility, and sound planning principles.

SwanCP
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COMPATIBILITY & DEVELOPMENT PATTERN ANALYSIS

The surrounding area contains a mixture of existing residential subdivisions, single- and multi-
family residential parcels, legacy lot patterns, agricultural/ aquacultural uses, and
environmentally constrained lands.

Importantly, the area has experienced substantial residential growth over time, including
multiple approved and developed clustered residential projects within the SDA. The proposed
Kathleen Reserve RRD reflects a lower overall density and development intensity than the
approved Planned Developments (PDs) and Suburban Planned Developments (SPDs) within the
immediate surrounding area, while also incorporating enhanced perimeter transitions and
preservation-oriented design features.

In evaluating compatibility and establishing the perimeter lot transition strategy, the applicant
utilized methodologies consistent with Polk County’s Residential Infill Development (RID)
policies to analyze surrounding development patterns, including an evaluation of density
averages of adjacent parcels, lot and unit configurations, and general development characteristics
within the immediate area. This evaluation assisted in establishing transitional perimeter lot
dimensions and a project density framework intended to better integrate the proposed
development with the sutrounding neighborhood fabric while reducing visual- and intensity-
related impacts along project edges.

As part of prior entitlement and compatibility evaluations within Polk County, the applicant also
considered the County’s former “density, significantly different” compatibility tool previously
referenced within Chapter 10 definitions and related planning interpretations. This compatibility
methodology was intended to assist evaluations regarding proportionality, transitional
compatibility, and the avoidance of materially disproportionate density relationships within
developing areas.

Based upon those surrounding development patterns and historical compatibility methodologies
utilized within Polk County, the proposed RRD density was intentionally calibrated to remain
substantially aligned with the broader surrounding development context and below density
levels that could reasonably be characterized as significantly different from surrounding
residential patterns.

Compatibility Measures of Kathleen Reserve:

e Half-acre perimeter lots adjacent to existing residential areas;

o Landscape buffering;

e Preservation/open space/stormwater separation areas;

e Clustering of development away from sensitive boundaries;

o Reduced visual intensity along perimeter areas and public roads; and
« Internalization of density toward the center of the project.
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ENVIRONMENTAL PRESERVATION AND STORMWATER CONSIDERATIONS

Kathleen Reserve contains significant wetlands, floodplain, and environmentally constrained
areas associated with the Kathleen Drainage Basin/North Blackwater Creek system. The
proposed RRD intentionally clusters development on upland portions of the property to
minimize impacts to sensitive environmental areas; preserve substantial open space; reduce
development encroachment into constrained areas; and maximize opportunities for stormwater

management, flood attenuation, and water quality.

Kathleen Reserve reflects an understanding of the basin-specific flooding sensitivities that exist
within this portion of the Kathleen Drainage Basin. The applicant’s intent is not merely to satisfy
minimum compliance standards with Polk County and SWFWMD, but to implement a managed
and engineered stormwater system that responsibly addresses onsite and downstream conditions
through coordinated attenuation, water quality treatment, floodplain compensation, and
preservation-oriented stormwater strategies designed to responsibly manage discharge rates and
downstream conditions.

Substantial portions of the property (approximately 93.28 Acres, or roughly 61% of the site) will
remain undeveloped as wetlands, floodplain, agricultural/open space, and stormwater-related
areas.

CONSISTENCY WITH POLK COUNTY'S COMPREHENSIVE PLAN AND RRD
FRAMEWORK

Kathleen Reserve is consistent with the goals, objectives, and policies of the Polk County
Comprehensive Plan and the intent of the County’s Rural Residential Development (RRD)
framework.

The RRD framework specifically encourages clustered residential design, preservation of open
space, efficient infrastructure utilization, environmental protection, and compatibility-sensitive
development patterns.

The proposed plan advances these objectives by concentrating development on upland areas;
preserving substantial portions of the site; utilizing centralized utilities; minimizing impacts to
wetlands and floodplain areas; and incorporating compatibility measures responsive to
surrounding development patterns.

The proposal also aligns with broader Comprehensive Plan policies related to compact and
contiguous growth; infrastructure efficiency; environmental stewardship; and compatibility

mitigation through buffering and transitional design techniques.

The submitted RRD scoring analysis further demonstrates that the project achieves a high level
of consistency with the intent and scoring structure established under the County’s RRD policies.
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PUBLIC BENEFIT CONSIDERATIONS

Kathleen Reserve provides several public and planning-related benefits, including preservation
of wetlands and floodplain areas, centralized utility connections, managed stormwater
infrastructure, reduced development footprint through clustering, and preservation-oriented site
planning within the SDA.

The environmental and hydrological significance of the property and surrounding basin has been
recognized through prior public-sector and environmental discussions regarding long-term
preservation, flood attenuation, and regional watershed considerations.

CONCLUSION

The Kathleen Reserve RRD reflects a refined and compatibility-sensitive development plan
shaped through extensive planning, engineering, and environmental evaluation efforts. The
proposed binding development plan incorporates reduced development intensity, enhanced
buffering and perimeter transitions, substantial preservation areas, and a managed stormwater
approach responsive to the Kathleen Drainage Basin and surrounding development context.

The applicant respectfully submits that the proposed Kathleen Reserve RRD is compatible with
the surrounding development context and consistent with the Polk County Comprehensive Plan,
Land Development Code, and the intent of the County’s RRD framework.

Respectfully submitted,

Eric K. Swanson, Principal
Swan Capital Partners

1600 East 8th Avenue, Suite A200
Tampa, FL 33605

Note: In addition to the exhibits provided, the applicant has prepared a separate Supplemental
Planning & Development Pattern Analysis document containing supporting contextual
materials, surrounding development pattern evaluations, infrastructure context exhibits, and
historical entitlement references relevant to the Kathleen Reserve RRD application and broader
SDA planning framework.

Exhibit 1 - Binding Development Plan (BDFP)

Exhibit 2 - Lot & Use Type Colorization (Full Site & Quadrants)
Exhibit 3 - Kathleen Reserve RRD Open Space Inventory
Exhibit 4 - Kathleen Reserve RRD Score Sheet Narrative
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EXHIBIT 1
BINDING DEVELOPMENT PLAN (BDP)
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EXHIBIT 2
LOT & USE TYPE COLORIZATION (FULL SITE)

GRADUATED DENSITY ¢« SOFT EDGES ¢ INTERNALIZED INTENSITY

COLOR CODE:
= Purple = Largest Perimeter Transition Lots - 0.50 Acre
*  Yellow = Intermediate Transition Lots - 0.25 Acre
» Red = Interior Clustered Lots (Minimum RRD Lot Size) - 0.215 Acre
»  Green/Blue = Open Space, Wetlands, Floodplain, Preservation/Stormwater Tracts
= Orange = Amenity Tracts




EXHIBIT 2a
NORTH QUADRANT

|
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COLOR CODE:
= Purple = Largest Perimeter Transition Lots - 0.50 Acre
* Yellow = Intermediate Transition Lots - 0.25 Acre
» Red = Interior Clustered Lots (Minimum RRD Lot Size) - 0.215 Acre
=  Green/Blue = Open Space, Wetlands, Floodplain, Preservation/Stormwater Tracts
= QOrange = Amenity Tracts




EXHIBIT 2b
MIDDLE QUADRANT

COLOR CODE:
= Purple = Largest Perimeter Transition Lots - 0.50 Acre
» Yellow = Intermediate Transition Lots - 0.25 Acre
= Red = Interior Clustered Lots (Minimum RRD Lot Size) - 0.215 Acre
= Green/Blue = Open Space, Wetlands, Floodplain, Preservation/Stormwater Tracts
= Orange = Amenity Tracts




EXHIBIT 2¢
SOUTHWEST QUADRANT

COLOR CODE:
= Purple = Largest Perimeter Transition Lots - 0.50 Acre
= Yellow = Intermediate Transition Lots - 0.25 Acre
= Red = Interior Clustered Lots (Minimum RRD Lot Size) - 0.215 Acre
= Green/Blue = Open Space, Wetlands, Floodplain, Preservation/Stormwater Tracts
» Orange = Amenity Tracts



EXHIBIT 2d
SOUTHEAST QUADRANT

COLOR CODE:

Purple = Largest Perimeter Transition Lots - 0.50 Acre

Yellow = Intermediate Transition Lots - 0.25 Acre

Red = Interior Clustered Lots (Minimum RRD Lot Size) - 0.215 Acre

Green/Blue = Open Space, Wetlands, Floodplain, Preservation/Stormwater Tracts
Orange = Amenity Tracts
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EXHIBIT 4
RRD SCORESHEET NARRATIVE

ATTACHED
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KATHLEEN RESERVE RRD

SUPPLEMENTAL PLANNING &
DEVELOPMENT PATTERN ANALYSIS

Contextual Planning Analysis Supporting the Kathleen Reserve Rural
Residential Development (RRD)

Polk County, Florida

Prepared For:
Polk County Planning Commission

June 2026

CONTENTS INCLUDE:

« Surrounding Development Pattern Analysis

¢ Historical Planned Development (PD/SPD/RID) Context
* SDA Infrastructure & Public Investment Context

» Compatibility & Transitional Development Analysis

e Historical Entitlement & Development Pattern References
« Supporting Planning Research & Contextual Exhibits

This document is intended to supplement the Kathleen Reserve RRD Planning Commission
Memorandum and provide additional contextual planning analysis, development pattern
evaluations, infrastructure context, and supporting reference materials relevant to the proposed
Rural Residential Development (RRD) application.
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EXECUTIVE LEVEL PRE-HEARING SUBMITTAL

Kathleen Reserve / Deeson Road RRD
Case LDPD-2026-6 | Polk County, Florida

Prepared for submittal to Polk County prior to public hearing
Prepared by Plan Florida LLC | June 3¢, 2026

Transmittal Statement

On behalf of the Applicant, this memorandum is respectfully submitted for inclusion in the
public record for the Kathleen Reserve / Deeson Road Rural Residential Development, Case
LDPD-2026-6. The Applicant requests approval of the RRD subject to clear, enforceable
conditions addressing the issues customarily reviewed in the County development process,
including compatibility, density, traffic, stormwater, utilities, environmental resources, and
construction management.

Approval of this application does not constitute approval of final construction plans. Instead,
approval establishes the conditional land-use framework under which the Applicant must still
satisfy County engineering, utilities, transportation, floodplain, environmental, and agency
permitting requirements before any site construction can proceed.

Executive Summary

The application is appropriately framed as a low-density, single-family Rural Residential
Development rather than a high-intensity subdivision. The publicly indexed case notice
identifies a request for 150 single-family lots on approximately 153.23 acres, which equates to
approximately 0.98 dwelling units per gross acre. The RRD process is the correct vehicle for a
strictly residential project of this scale in the Agricultural/Residential-Rural context, and it
gives Polk County the ability to attach binding conditions to mitigate impacts and ensure
compatibility.

The Applicant recognizes that Deeson Road and the Kathleen area have generated public
concern regarding drainage, traffic, rural character, and cumulative growth. Those concerns
should be addressed directly through technical review and enforceable conditions. A denial is
not necessary where the County can require traffic review, stormwater design, environmental
permitting, utility capacity, buffers, buyer disclosures, and construction management before
construction authorization.

In addition, approximately 93.28 acres, representing roughly 61% of the property, will remain
as wetlands, floodplain, open space, agricultural areas, and stormwater-related tracts,
concentrating development on suitable uplands through a clustered RRD design.
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Requested Action

Approve Case LDPD-2026-6 for the Kathleen Reserve / Deeson Road RRD, subject to the
condition framework included in this submittal and any reasonable technical conditions
recommended by County staff that are tied to adopted review criteria.

Project and Procedural Overview

Case o o - o ~ LDPD-2026-6
Project name Kathleen Reserve / Deeson Road RRD
Applicant / owners Eric Swanson, applicant; Deeson Road, LLC

and SR Investments & Holding, LLC,

owners, per publicly indexed notice.
Request Rural Residential Development for 150

single-family lots on approximately 153.23

+/- acres.

Gross density Approximately 0.98 dwelling units per gross
acre, calculated from 150 lots divided by
153.23 acres.

Primary issue set Compatibility, transportation,
stormwater/ flooding, utilities,
environmental resources, public facilities,
and enforceable conditions.

Approval Rationale

1. The RRD process is the proper review tool.

Polk County materials describe Rural-Residential Development as the planned-development
mechanism in the Agricultural/Residential-Rural context for strictly residential developments
under 160 acres. The public notice identifies this request as an RRD for approximately 153.23
acres and 150 single-family lots. The request therefore fits the structure of the RRD review
framework and should be evaluated under that framework, including the County ability to
impose project-specific conditions.

2. The project is low-density and single-family in character.

The proposed 150-lot program over approximately 153.23 gross acres is approximately 0.98
dwelling units per acre. The Applicant is not requesting townhomes, multifamily, commercial,
or mixed-use development. The County can further ensure compatibility by limiting the
approval to single-family detached residential use and capping the lot count in the approval
conditions.
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3. Conditions can directly address rural compatibility.

Planned development is most effective when it replaces uncertainty with enforceable
obligations. The Applicant is prepared to accept conditions related to perimeter buffering,
open-space tract maintenance, preservation of existing vegetative edges where feasible,
rural/agricultural buyer disclosures, HOA maintenance of common areas, and substantial
compliance with the approved RRD plan.

4. Transportation concerns can be tied to final engineering & concurrency.

The Applicant should be required to satisfy all County transportation requirements before
final plat or construction authorization, including access, sight distance, turn-lane analysis,
traffic impacts, proportionate share where applicable, and site circulation. County public
records also show a County-approved construction agreement with CSX for the CR 35A
Kathleen Road @ Deeson Road Intersection Improvement Project, reflecting that the area is
already within an active public infrastructure review context. The project should be required
to coordinate with those requirements, with mitigation measures evaluated and implemented
through the County’s transportation review process rather than be denied before technical
mitigation is finalized.

5. Drainage & flood concerns should be resolved through permit-level
engineering.

The Applicant should accept a condition that no construction may occur until final stormwater
engineering demonstrates compliance with County drainage and floodplain criteria, water-
quality treatment requirements, legal outfall requirements, no adverse offsite impact, and
applicable SWFWMD Environmental Resource Permit requirements. This approach directly
responds to drainage concerns while preserving the normal engineering sequence for a
conditional land-use approval.

6. Utilities, schools, emergency services, and environmental resources remain

protected.

Approval should be conditioned on utility availability, fire-flow confirmation, school/ public-
facility review, impact-fee obligations, emergency-access compliance, wetland and listed-
species review, and all required local, regional, state, and federal permits. These requirements
ensure that approval of the RRD does not bypass any later technical review.

Proposed Condition Framework for Inclusion in Approval Motion

The following conditions are intentionally written as hearing-ready language that can be
revised by County staff or counsel:

e The approval shall be limited to a maximum of 150 single-family detached residential lots
unless amended through the applicable public hearing process.
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e The approval shall not authorize townhome, multifamily, commercial, industrial, or
nonresidential development, except for customary accessory/common area uses serving
the single-family residential project.

o Development shall occur in substantial compliance with the approved RRD plan, subject
only to minor engineering adjustments approved by County staff that do not increase
density, reduce required buffering, or materially alter the approved access framework.

e No construction activity shall commence until Polk County has approved final construction
plans and the Applicant has obtained all required local, regional, state, and federal permits.

e Prior to final construction plan approval, the Applicant shall satisfy County transportation,
access, site-distance, turn-lane, and proportionate-share requirements, if any.

o Final stormwater design shall demonstrate compliance with County drainage and
floodplain criteria and applicable SWFWMD ERP requirements, including no adverse
offsite impact.

e The final plan shall include perimeter buffering and/or existing vegetative preservation
where feasible adjacent to existing rural residential or agricultural properties.

e The Applicant shall demonstrate lawful potable water, wastewater, and fire-flow service
prior to construction plan approval.

e The Applicant shall complete required environmental review, wetland delineation, listed-
species coordination, and agency permitting before land disturbance in affected areas.

e A homeowner’s association or other County-approved entity shall maintain private
common areas, stormwater tracts, landscape/buffer areas, and open-space tracts.

e Construction plans shall include erosion control, dust control, stabilized construction
access, and construction management notes.

e Project covenants or buyer disclosures shall acknowledge the rural/ agricultural context of
the surrounding area and the potential continuation of lawful rural or agricultural activities
nearby.

Response to Principal Public Concems
, Applicaﬁt Response

Concern
Rural character

The project is single-family only and can be conditioned with

buffers, open space, and rural/ agricultural disclosures.

Flooding and drainage Construction should be prohibited until permit-level
stormwater engineering proves no adverse offsite impact and
satisfies County / SWFWMD criteria.

Traffic safety Approval can require traffic review, access improvements,
turn-lane or proportionate-share obligations, and County
engineering acceptance before final plat/construction.

Cumulative growth The application ‘should be evaluated under adopted criteria

and conditioned specifically; generalized concern cannot

replace evidence-based review.

Public accountability A condition sheet tied to the approved plan creates
enforceability and gives County staff clear benchmarks during
construction plan review.
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Conclusion

The Applicant respectfully requests that Polk County approve the Kathleen Reserve / Deeson
Road RRD, Case LDPD-2026-6, subject to reasonable conditions. This approach honors the
County review process, directly addresses neighborhood concerns, and ensures that no
construction can proceed until final engineering, concurrency, utilities, stormwater,
environmental, and agency approvals are obtained.

Closing Request

For the reasons stated above, the Applicant requests that the Planning Commission approve
the application, or recommend approval as applicable, with the condition framework attached
to this submittal and any additional reasonable staff conditions supported by the record.

References Used for Case-Control Fact

Polk County public notice search result: Case File LDPD-2026-6; Eric Swanson, applicant;
Deeson Road, LLC and SR Investments & Holding, LLC, owners; Rural Residential
Development (RRD) for 150 single-family lots on approximately 153.23 +/- acres; property

north of Deeson Road. https:/ / polkcounty.column.us/search

Polk County GIS Planned Developments layer: Describes Rural-Residential Development
(RRD) in the Agricultural/Residential-Rural (A/RR) designation pursuant to Policy 2.121-B
and identifies RRD as the planned-development mechanism for strict residential
developments under 160 acres.

https:/ / gis.polkcounty.net/hosting /rest/services/ Accela/ APO Layer Map/MapServer/13

Polk County Land Development Division: Describes the division role in coordinating
engineers, surveyors, attorneys, planners, the Comprehensive Plan, Land Development Code,
Utilities Code, county engineer, and floodplain management.

https: / /www.polkfl.eov /government/ planning-and-development/ land-development/

Polk County Legistar, Board of County Commissioners May 20, 2025: Approved construction
agreement with CSX for CR 35A Kathleen Road @ Deeson Road Intersection Improvement
Project. https:// polkcountyfl.legistar.com/MeetingDetail.aspx?GUID=BFB36344-0D01-4447-
A340-233D2C9F81E3&1D=1230997&Options=&Search=

Kathleen Reserve RRD | LDPD-2026-6 | Executive Submittal | June 2026
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