Polk County Planning Commission

Pg)LK Meeting Agenda - Final

COUNTY

August 05, 2026 Regular Planning Meeting

Call Agenda Workshop to Order 8:50 a.m.

Call Public Hearing to Order 9:00 a.m. Or as soon thereafter as the particular case may
be heard 9:00 a.m.

Roll Call / Attendance
Pledge of Allegiance
Approve Minutes

Draft meeting minutes for June 3, 2026, for approval
Draft meeting minutes for July 8, 2026, for approval

Reordering of the Agenda - Prior to beginning the Business of the Planning
Commission, the Commission may reorder the Agenda.
1) Reorder Agenda

a) At the discretion of the Planning Commission members, a lunch break may be
called if the hearing of cases goes beyond 12:00 p.m.
2) Considerations of items to be withdrawn, deferred, or continued.

LDCU-2026-3 (Recreation High-Intensity CU) Continued
LDCU-2026-11 (Mulberry Concrete) Continued
LDCT-2026-11 (Docks LDC Text Amendment) Continued
Explanation of General Procedures
Voir Dire of Expert Witnesses
Staff resumes
Explanation of Quasi-Judicial Proceedings
Agenda Item
Old Business

1. LDPD-2026-4 (Berkley Crossings PD)

New Business
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8.

LDCPAS-2026-12 (Pavers Road CPA)

LDCPAL-2025-7 (Mims Crossing CPA)

LDCT-2025-15 (Mims Crossing LDC Text Amendment)
LDCPAS-2026-6 (Eloise Main Street Corridor CPA)

LDCT-2026-13 (Eloise Main Street Corridor LDC Text Amendment)
LDCT-2026-10 (Airport Impact Districts)

LDCPAL-2026-7 (FS 163 CIE Comprehensive Plan Update)

Comprehensive Plan Update

Right-of-Way Presentation

Southwest Polk Phosphate District Presentation

Message from the Land Development Director

Adjournment
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Polk County

Planning Commission

COUNTY

Agenda Item

8/5/2026

SUBJECT
Draft meeting minutes for June 3, 2026, for approval

Draft meeting minutes for July 8, 2026, for approval

DESCRIPTION
Approval of minutes for June 3, 2026, and July 8, 2026.

RECOMMENDATION

Approval

FISCAL IMPACT

Click or tap here to enter text.

CONTACT INFORMATION

Lisa Irizarry, Development Coordinator Il

Lisairizarry@polkfl.gov <mailto:Lisairizarry@polkfl.gov>
863-534-7652
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Polk County

i - Planning Commission
POLK

COUNTY

Agenda ltem 1. 8/5/2026

SUBJECT
LDPD-2026-4 (Berkley Crossings PD)

DESCRIPTION

The applicant is requesting a Planned Development approval for a combined 170 single-family and
multi-family units. The purpose of this request is to allow 30-foot-wide single-family detached lots, up
to six (6) attached dwelling units, and reduced setbacks. This case was continued from the July 8,
2026, Planning Commission hearing.

RECOMMENDATION

Approval with conditions

FISCAL IMPACT

No Fiscal Impact

CONTACT INFORMATION

lan Nance, Principal Planner
Land Development

(863) 534-7621
ivannance@polkfl.gov
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POLK COUNTY

DEVELOPMENT REVIEW COMMITTEE

STAFF REPORT
DRC Date: April 2, 2026 Level of Review:  Level 3 Review
PC Date: August 5, 2026 (Cont.) | Type: Planned Development (PD)
BoCCDate:  NiA Cove Names | Berkley Crossngs PD
Applicant: Iiggfr? d?splsjvl}/ Case Planner: Ian Nance

Request:

Location:

Property Owner:
Parcel Size (Number):

Land Use District:
Development Area/Overlays:

The applicant is requesting a Planned Development approval for a
combined 170 single-family and multi-family units. The purpose of this
request is to allow 30-foot-wide single-family detached lots, up to six
(6) attached dwelling units, and reduced setbacks.

The subject property is east of the Polk Parkway, west of Berkley Road,
south of Berkley Knights Drive, north of Pace Road and northwest of
the City of Auburndale in Section 17, Township 27, Range 25.

Harold R. & Catherine R. Botts, Perrin Clifton & Wayne S. Herder
+17.62 acres (252717-000000-012020, 252717-000000-012040,
252717-000000-012050)

Residential Low-1 (RL-1)

Transit Supportive Development Area (TSDA)

Nearest Municipality/County: City of Auburndale
DRC Recommendation: Conditional Approval
Planning Commission Vote: Pending

Location

Site Plan

PARCEL# 252717000000011050

£
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Summary of Analysis:

*** This case was continued from the 7/8/26 Planning Commission hearing. For this hearing, the
applicant has proposed the following changes from what was presented in July.

- Increased the requested reduced side setbacks for single-family detached units from 2.5
feet to five (5) feet for standard lots. Zero lot line designed single-family detached units
will have one setback reduced to zero feet with the other side setback at 10 feet. With this
change, all residential structures will be separated by a minimum of 10 feet.

- In addition to providing two parking spaces per unit (excluding the garage), the applicant
added additional guest parking on the south end of the project adjacent to the amenity
area. The revised plan now provides 30 guest parking spaces, exceeding the LDC
requirement of one (1) guest parking space per seven (7) units.

- Revised the plan to provide a 20-foot landscaping buffer with a fence along the northern
property line, exceeding the 5-foot minimum LDC requirement.

The city of Auburndale also supplied a letter further detailing requirements for utility connections.
This has been updated in the utility section of this report.”

The applicant is requesting a Planned Development (PD) pursuant to Land Development Code
(LDC) Section 303 to permit a residential neighborhood consisting of 170 dwelling units on 17
developable acres (10 DU/AC) with amenities, pedestrian connection to the Auburndale TECO
Trail, and other open spaces for use by the residents. There will be a mix of housing types,
including attached townhomes (multi-family) with four to six units per structure and single-family
detached dwelling units on 30-foot-wide lots. This PD is required for multi-family development
in RL; more than four attached units within a townhome structure; reduced lot sizes; reduced lot
widths; and reduced setbacks.

This site is located within multiple Comprehensive Plan overlays which promote high density
development when supported by available transit opportunities and other locational criteria. The
site is in the Transit Center of the Transit Supportive Development Area (TSDA) and Residential
Low-1 (RL-1) Future Land Use district. Through PD approval in an RL district in the TSDA, up
to twelve dwellings per upland acre are possible depending on design and location. The
development plan is graded on a point system. The applicant proposes 170 units on approximately
17 acres of uplands. Based on the locational eligibility scoring criteria and the location within a
Transit Center, this development may be able to achieve this density (10 DU/AC). Lot widths for
single-family detached units will be reduced from 50 to 30 feet, and lot sizes will be reduced from
5,000 to 2,580 sq. ft. Two designs are proposed for the single-family lots. One will require reduced
side setbacks to five feet on each side of the home. The other is a zero-lot line design where the
setback on one side is reduced to zero feet with 10 feet set for the other side. The minimum rear
setback will be 10 feet.

The site plan includes stormwater ponds that will both treat stormwater from the proposed
development as well as provide compensating storage for any impacts to the flood plain (+/- 1.63
acres). Additional wetland areas (+/- 0.58 acres) will be preserved in their natural condition with
25-foot-wide upland buffers. Utilities are provided by the City of Auburndale and are available
including a reclaim and sewer line along the Auburndale TECO trail, and water lines near Berkley
Elementary. The City has reserved capacity for this development (See Exhibit 8). As part of the
conditions and per the request of the City, the development will have at least a 10° dedicated utility
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easement agreement in place with Auburndale. There is ample roadway network capacity on the
closest affected roadways. There is a sidewalk network on surrounding roadways. Public safety
services are at urban levels, and all zoned schools have available capacity to serve the
development. There are recreation facilities within a short driving distance.

Staff recommends approval of this request. This site is within the TSDA development area for
which this level of residential development has been planned and expected. The request is
consistent with the LDC and Comprehensive Plan and compatible with the surrounding land uses.

Findings of Fact

. The applicant is requesting a Planned Development to construct a combined 170 single-
family and multi-family units on approximately 17.62 acres. The request includes 30-foot-
wide lots, four-to-six-unit townhomes, and a minimum single-family lot size of 2,850 square

feet.

o The setbacks for single-family detached units, as depicted on the site plan, will be as
follows:

o Primary Structure
- Front: 15’
- Side: Reduced from 10’ to 5°
- For zero-lot line designs from 10’ to 0’ on one side.
- Rear: Reduced from 15’ to 10°
- Corner Side: Reduced from 15’ to 10’
- Garage: 25°

o Accessory Structure
- Side: 5’
- Rear: Reduced from 10’ to 5’

o The setbacks for townhomes, as depicted on the site plan, will be as follows:

o Primary Structure
- Front: 15’
- Side: Reduced from 10’ to 5’
- Rear: Reduced from 15’ to 10°
- Garage: 25’

o Accessory Structure
- Side: 5’
- Rear: Reduced from 10’ to 5’

o The subject property contains areas of Residential Low-1 (RL-1) Land Use designation.
Per Table 2.1 in the LDC, Planned Developments are “C3” conditional uses in the RL-1
district which require a Level 3 Review as described in Section 906 of the LDC.

o The subject site is within the Transit Supportive Development Area (TSDA). The intent of
the TSDA “is to promote the development of walkable communities which include a
balance between employment opportunities. Mix of complementary uses and activities, and
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a range of housing opportunities; improve access to employment areas, schools, shopping,
and reactional opportunities,” according to POLICY 2.105-A1 of the Comprehensive Plan.
Policy 2.104-A5 requires applicable developments in the TSDA to connect to centralized
water and sewer systems.

. Per Table 2.2 of the LDC, the RL-1 district allows a maximum density of one dwelling unit
per acre. RL-1 districts require setbacks of fifteen (15) feet from the right-of-way from
local roads, a side setback of ten (10) feet, rear setback of fifteen (15) feet; and a maximum
structure height of 50 feet. Accessory structure setbacks are five (5) feet from the side and
ten (10) feet from the rear property line.

o Per POLICY 2.104-A7 of the Comprehensive Plan, the Residential-Low maximum density
within the Transit Supportive Development Area and Transit Center allows up to twelve
(12) dwelling units per acre. The requested PD has a proposed density of 10 DU/AC.

. Chapter 10 of the LDC defines “Planned Development” as “A land use or uses prepared,
constructed, and maintained according to a binding plan as a single entity containing one
or more structures and accessory uses. Strict adherence to land use district standards may
be relaxed for the purpose of accomplishing a greater objective such as increased internal
vehicle trip capture, resource protection, further compatibility with adjacent uses, and
more efficient use of public infrastructure. Multiple land uses contained within Planned
Development shall have a functional relationship with each other as well as consistency
with the land use district.”

* According to LDC Section 303, “Planned Developments may be established in appropriate
locations, with respect to intended function, in conformance with the goals, objectives, and
policies of the Comprehensive Plan; compatible with the surrounding land uses and future
land use districts; where they will not adversely impact facilities and services of the
County, where they will not set a precedent for the introduction of an inappropriate use
into an area, and so as not to encourage non-residential strip development along streets.”

. POLICY 2.105-A5 of the Comprehensive Plan states “Development within the Transit
Supportive Areas shall conform with the following criteria:

a. provide access to transit facilities;

b. connect to centralized potable water and sanitary sewer systems,

c. incorporate design features that promote healthy communities and green building
practices, as established in Section 2.1251, Community Design, of this element;

d. implement “Complete Street’ and “Conservation Development” principles as
established under Section 2.1251, Community Design, of this element;

e. integrate pedestrian-oriented features, including sidewalks, trails or walkways into
every development including appropriate pedestrian shelters or awnings;

f provide access to civic space, parks, green areas, and open space and other
amenities,

g be supported by public safety (i.e., fire, EMS and law enforcement);
h have access to public schools;

i provide connectivity with adjacent uses within the TSDA, and facilitate connectivity
between the TSDA and other urban centers and the rural development areas.
Jj. encourage the inclusion of a variety of housing choices, other than single family

detached homes, townhomes, condominiums, and residential units in mixed use
buildings by establishing minimum densities that preclude the exclusive use of
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single family detached units within designated areas as established in Policy 2.104-
A7.”

According to Policy 2.125-M of the Comprehensive Plan, the Planned Development
process allows “for increasing densities and intensities that may be permitted under
certain circumstances, or using innovative design techniques, or providing a mixture of
land uses. Planned Development may also be used to gain project design flexibility and to
attach conditions, where warranted. Planned Development shall comply with density
bonus points as outlined in the Land Development Code.”

The property has direct ingress/egress to Berkley Road (Road No. 009321), a Principal
Arterial roadway maintained by the Florida Department of Transportation. The four lane
divided highway has about 110° of ROW. The nearest roadway tracked for concurrency
with the Polk County Transportation Organization’s Roadway Network Database is the
Berkley Road segment from SR 5594 to C. Fred Jones Boulevard (Link #. 6905 N/S), This
roadway is an Urban Collector roadway and has a Level-of-Service (LOS) of “C.”

According to the Transportation Planning Organization, there is adequate capacity on
Berkley Road and other roads such as Pace Road, C. Fred Jones Boulevard, and the Polk
Parkway within the area transportation network to support the development at this time. A
Major Traffic Study is required per Section 703.C of the Land Development Code.

The subject property lies within the City of Auburndale’s utility service area. According to
correspondence there is a 16’ reclaim line and a sewer line owned by the City along the
Auburndale TECO Trail. There is a wastewater lift station and a 12-inch potable waterline
in the Berkley Road right-of-way to the north in front of Berkley Elementary (£500 feet).

The site is currently zoned for Lena Vista Elementary, Jere L. Stambaugh Middle School,
and Auburndale High School. The property is not zoned for the closest elementary school.
Berkely Elementary is within % mile of the lots proposed within the site, but it is a charter
school.

The Polk County Sheriff’s Office response will be provided from the North Central District
(NC), located at 3635 Avenue G Northwest in Winter Haven.

Fire and EMS response to this project is from Polk County Fire Rescue Station 7, located
at 200 Commonwealth Avenue in Polk City. The travel distance is about 3.2 miles with an
average response time of 7-9 minutes.

There are sidewalks along the frontage of Berkley Road and Pace Road.

The closest public park facilities are the Lake Tennessee Boat Ramp, Auburndale TECO
Trail, and the Lake Myrtle Recreation Complex.

The closest surface water is Lake Tennessee to the east.

According to the Florida Natural Areas Inventory Biodiversity Matrix, the site is not
located within a one-mile radius of protected animal and plant species sighting.

There are no known historical or archeological resources onsite, according to the
Secretary of State’s Department of Historical Resources Florida Master Site File.
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Type “A” flood zones exist onsite (+/- 1.63 acres), primarily in conjunction with the
wetlands (+/- 0.58 acres).

According to the U.S. Department of Agriculture, Soil Conservation Service, Polk County
Survey, the property is comprised of Tavares sand (1%) and Smyrna and Myakka sands
(99%).

The subject site is not located within any of the County’s Wellhead Protection Districts.

The subject property is not located within a Height Notification Zone or In-Flight
Visual/Electronic Interference Zone of the Bartow Municipal Airport.

This request has been reviewed for consistency with SECTION 2.102 GROWTH
MANAGEMENT and SECTION 2.104 TRANSIT SUPPORTIVE DEVELOPMENT (TSDA)
of the Comprehensive Plan.

Development Review Committee Recommendation: Based on the information provided by the
applicant, the findings of fact, a recent site visit, and the analysis conducted within this staff report,
the Development Review Committee (DRC) finds that with the proposed conditions the request
IS COMPATIBLE with the surrounding land uses and general character of the area and IS
CONSISTENT with the Polk County Comprehensive Plan and Land Development Code.
Therefore, the DRC recommends APPROVAL of LDPD-2026-4.

CONDITIONS OF APPROVAL

1. This approval shall be a Planned Development (PD) for a residential neighborhood
consisting of 170 dwelling units, including detached single-family and townhome units.
Approval of this Planned Development is for the following: [PLG]

- Approval of townhomes (multi-family) in RL-1 with more than four units per
structure to a maximum of six units per structure.

- Reducing side and rear setbacks for single-family detached units from ten (10) to
five (5) feet and fifteen (15) to ten (10) feet, respectively.

- For zero-lot line designs, one side setback shall be reduced to zero feet with the
other side set to a minimum of 10 feet.

- Reducing side and rear setbacks for townhome units from ten (10) to five (5) feet
and fifteen (15) to ten (10) feet, respectively.

- Reducing the minimum lot size for single-family detached units from 6,000 sq. ft.
to 2,850 sq. ft.

- Reducing the lot widths to a minimum of 30 feet.

2. For the Level 2 Review, single-family lots below 50 feet wide may replace townhome units
through a Minor Modification. Townhome units may replace single-family units, as shown
on the site plan, if these changes occur more than 50 feet from the boundary of the Binding
Site Plan or more than 50 feet from any part of the Binding Site Plan which has been
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constructed or sold to any owner or owners different from the applicant requesting the
change. [PLG]

The PD will be required to dedicate a 10' wide utility easement in agreement with the City
of Auburndale. [PLG]

Prior to site clearing or grubbing, the applicant shall hire a qualified professional to conduct
a site survey/walkover to ensure that no threatened or endangered plant or animal species
exist on the site. If any are discovered, the applicant shall properly protect the specie(s) or
mitigate any impacts consistent with federal, state and local law. [PLG]

Pedestrian connection(s) shall be required onto the Auburndale TECO Trail. [PLG]

A solid masonry wall shall be installed along the entire roadway frontage of Berkley Road
where there are no wetland impacts. [PLG]

The site plan included herein together with the conditions of approval shall be considered
the “Binding Site Plan.” Any modifications to LDPD-2026-4, except for those listed in
Section 906.E of the LDC, shall constitute a Major Modification to this approval and
require a Level 3 Review before the Planning Commission. [PLG]

For the single-family detached units, easements shall be placed on the lot abutting any zero-
lot line yard to permit access for maintenance, construction, drainage and other purposes
for the benefit of the zero-lot line lot. The easements shall extend at least five feet
perpendicular to the zero-lot line dwelling unit. [PLG]

The applicant shall provide a 20-foot-wide Type “C” landscaping buffer with a minimum
six-foot opaque fence along the northern property line. [PLG]

GENERAL NOTES

NOTE:

NOTE:

NOTE:

NOTE:

NOTE:

This staff report was prepared without the benefit of testimony and evidence submitted by the public and other parties at
a public hearing.

Approval of this request shall not constitute a waiver or variance from any applicable development requirement unless
specifically noted in the conditions of approval and consistent with the LDC.

All written comments made in the application and subsequent submissions of information made during the application
review process, which are on file with the Land Development Division, shall be considered to be binding upon the
applicant, provided such comments are not at variance with the Comprehensive Plan, LDC or other development
regulations in effect at the time of development.

Approval of this request is only for Level 3 Review and only for those development decisions within the Planning
Commissioners’ jurisdiction. A Level 2 Review (engineered plans) will be required reflecting the standard conditions
listed in Section 303 of the Land Development Code and the development standards listed in Chapter 7 of the Land
Development Code. Upon completion of the Level 2 Process, building permits will be required for all structures in
accordance with Chapter 553 of the Florida Statutes.

Issuance of a development permit by the county does not in any way create any rights on the part of the applicant to

obtain a permit from a state or federal agency and does not create any liability on the part of the county for issuance of

the permit if the applicant fails to obtain requisite approvals or fulfill the obligations imposed by a state or federal agency
or undertakes actions that result in a violation of state or federal law.
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Surrounding Land Use Designations and Current Land Use Activity

The following table provides a reference point for notable and pertinent Future Land Use Map
districts and existing land uses upon them.

Table 1
Northwest: North: Northeast:
City of Auburndale; Business Park Residential Low-2 (RL-2) Institutional-1 (INST-1)
Center-1X (BPC-1X) Single-family residence Berkley Elementary
Auburndale TECO Trail; “Tract A” +3.82 acres +12.93 acres
open space for Sunridge Acres
+5.55 acres
West: Subject Property: East:
City of Auburndale; Business Park Residential Low-1 (RL-1) Residential Low-1 (RL-1)
Center-1X (BPC-1X) Two single-family and one mobile Single-family & mobile homes
Auburndale TECO Trail; TECO home +2.00 - +4.63 acres
Site +17.62
+12.73 acres
Southwest: South: Southeast:
City of Auburndale Residential Low-1 (RL-1) Residential Low-1 (RL-1)
Innovation District RAC +16,000 sq. ft. Greenhouse LDPD-2021-30
Mixed Use R&D & Multifamily +3.24 acres 65-lot single-family (2.36 du/ac)
+142 acres +26.73 upland acres

Source: Polk County Geographical Information System and site visit by County staff’

The proposed development is more intense than development in the immediate area, since it
includes blocks of four and six attached units. Along the western boundary of the subject site is
the Auburndale TECO multiuse trail. To the north, south and east are single-family and mobile
homes on 2-acres or larger. These residences have been in the area since the 1960s. To the
southeast, a Planned Development, “Berkley Park Subdivision,” received approval for 65-single-
family residences on 50-foot-wide lots in 2021 (LDPD-2021-30). Since then, “Berkley
Accelerated Middle School, Inc.” purchased the 29-acre property in January 2025 through a
Warranty Deed (O.R. Bk 13413, PGs 461-463). Along Pace Road, southwest of the subject site, is
the City of Auburndale’s approximately 142-acre “Innovation District” with a City Future Land
Use of “Regional Activity Center (RAC)” and “Industrial Planned Unit Development” zoning. The
site will accommodate a Research & Development center with a mixture of high-density residential
and light industrial uses. Some proposals and already under construction are a 464,000 sq. ft. “e-
commerce and logistics” building, two research and development buildings, and 10 mixed-use
commercial outparcels.

Compatibility with the Surrounding Land Uses and Infrastructure:

The request is compatible with the surropndlng The LDC defines compatibility as “A condition
area. The proposed development is more intense | in which land uses or conditions can coexist in
than the other nearby existing residential | relative proximity to each other in a stable
developments. The increase in development Sfashion over time such that no use or condition is
intensity will provide a greater variety of housing unduly negatively impacted directly or indirectly

. . . by another use or condition.”
styles in the area. There is supporting
infrastructure provided and planned to serve this level of development. There are also employment
opportunities in this area of the County.
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A. Land Uses:

The applicant is requesting a Planned Development pursuant to LDC Section 303 to permit a
residential neighborhood of 170 dwelling units on approximately 17 upland acres (10 DU/AC)
with an amenity center, parks, and other open spaces for use by the residents. There will be a mix
of housing types, including attached townhomes with four to six units (multi-family) per structure
and single-family detached dwelling units on 30-foot-wide lots.

Townhomes are considered multi-family development and require a Level 3 Review in RL-1, per
LDC Table 2.1. The townhomes will consist of structures comprised of greater than four dwelling
units attached and shall be designed to resemble single-family homes. The minimum “lot” size for
the townhomes is 1,710 sq. ft.

As this request pertains to lot dimensions, the reason for this PD is to reduce lot widths below 50
feet; reduce lot sizes; and reduce setbacks. The single-family homes will have a minimum lot size
of 2,850 sq. ft. The applicant states the 30-foot-wide lots provide a “cottage-type” product which
allows minimal outdoor landscape maintenance compared to a regular larger residential lot. Two
designs are proposed for the single-family lots. One will require reduced side setbacks to five feet
on each side of the home. The other is a zero-lot line design where the setback on one side is
reduced to zero with 10 feet set for the other side. The minimum rear setback will be 10 feet.

Single-family homes are located to the north, west, and east. Across the road to the southeast,
LDPD-2021-30 was approved for 65 single-family units with 50-foot-wide lots and reduced
setbacks, at a density of 2.36 DU/AC. To the north and south of the site, single-family homes on
properties exceeding an acre border the subject site. The use of open space tracts, landscaping and
increased setbacks to the north will provide buffering between these uses to provide for more
separation. The applicant shall provide a 20-foot-wide Type “C” landscaping buffer with a
minimum six-foot opaque fence along the northern property line.

LDC Section 303 requires residential PDs to devote at least 20 percent of the gross developable
project area to Open Space. From the required Open Space acreage, all units shall provide a
minimum 500 sq. ft. of park-and-recreation space per unit. In no case shall any individual
recreation area be less than 10,000 square feet in area and shall be no farther than one-quarter of a
mile walking distance from at least one recreation amenity.

The proposed site plan shows approximately 6.40 acres (36%) dedicated to Open Space. This will
come in the form of the requisite recreation space; contoured and landscaped stormwater ponds;
wetland buffers; and compatibility buffers. This is in addition to the 0.58-acre wetland preservation
to the southeast. Regarding the open space designated within the gas easement, the applicant
previously coordinated with the gas utility while evaluating a reclaimed water connection crossing
and reviewed the applicable easement documents. Based on that review, the property owner retains
the right to use and enjoy the surface of the easement area, provided no permanent structures are
placed within it.

For recreation, the LDC requires one amenity point per unit (170 pts.). The Amenity Plan shows
this is being exceeded through a combination of passive recreation, tot lots, and dog parks (total
175 pts.), and planned to be connected by internal sidewalks and pedestrian walkways. Stormwater
ponds are to be designed as curvilinear in shape, with canopy and understory tree plantings
requirements of the Type “C” buffer as required in LDC Section 303 (Exhibit 5). Amenities tend
to change during the Level 2 Review process as the needs of the homebuilders evolve. Those
planned adjacent to residential units will be landscaped in accordance with LDC standards.
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In addition to needing two parking spaces per unit, exclusive of the garage and tandem parking
arrangements, LDC Section 303 also requires additional parking for PDs with upland densities
above five dwelling units per acre or lot widths less than 45 feet. This parking can be provided in
the development through evenly distributed clustered parking lots or parallel parking on private
roads or drive aisles. The site plan offers 30 additional parking spaces, accounting for the varying
lot sizes and LDC requirements. This exceeds the 25 extra spots required by the LDC.

In summary, the application meets the PD standards prescribed by the LDC. The site plan
maintains ample Open Space and provides recreational opportunity for future residents. A
minimum of one (1) canopy tree shall be planted on each single-family residential lot in accordance
with LDC Section 720.M. Tree placement is to be determined by the home builder.

B. Timing & Infrastructure:

Polk County Comprehensive Plan Policy 2.102-A3 states, “Development shall be distributed
throughout the County consistently with this Future Land Use Element so that the public utility,
other community services, and public transit and transportation systems can be efficiently utilized;
and compact, high-density and intensity development is located where urban services can be made
available.”

LDC Section 303 states that the intensity and timeliness of a PD shall be determined by the
surrounding infrastructure needed to support the residents within that development. The minimum
qualifications for residential density shall be based on achieving a locational score for the Future
Land Use Map district and the proximity to existing or programed infrastructure and services (the
"Locational Eligibility Score").

Given the proximity to schools, Innovation District along Pace Road, as well as the site’s location
within the TSDA Transit Center in Policy 2,104-A7, the minimum density at this location is 6
DU/AC with a maximum of 12 DU/AC with the appropriate locational score. Still, the overall
density of the project area is 10 DU/AC.

This is a highly accessible area of the County, close to I-4 and the Polk Parkway with access to a
state highway, which contributes to its greater demand for higher urban intensities. There is a
comprehensive sidewalk network. However, there is not yet a mass transit line serving the area but
that is anticipated to change with denser residential development in the future. Public safety
facilities and schools have adequate capacity to serve the development. There is a charter school
within walking distance. There are abundant recreation facilities, but not all are within walking
distance.

Nearest Elementary, Middle, and High School

The subject site is currently zoned for Lena Vista Elementary, JL Stambaugh Middle, and Tenoroc
Senior High. While Berkley Elementary and Berkley Accelerated Middle are located within 1,000
feet of the development, the site is not zoned for them because they are charter or private schools.
The annual estimated demand in Table 2, to follow, is calculated by adding the rates for multi-
family units (122) with the proposed number of single-family units (48) for each level of education.
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Table 2

% Capacity Average driving distance
School Annual Estimated Demand 2024-2025 from subject site

School Year
Lena Vista Elementary 34 students 79% +4.5 miles driving distance
Berkley Elementary Not zoned 87% +0.1 miles driving distance
JL Stambaugh Middle 10 students 85% +6.7 miles driving distance
Berkley Accelerated Middle Not zoned Private +0.3 miles driving distance
Tenoroc Senior High 16 students 62% +7.5 miles driving distance

Source: Polk County School Board, GIS, Google Maps

When analyzing these numbers, it is important to consider how this project will develop. One, it
will take multiple years and engineered phasing plans before full buildout when the impact on
schools is fully realized. School Board staff will need to review, evaluate, and analyze the adjacent
zoned schools for available capacity with the Level 2 Review application, and the applicant must
apply for a binding letter of concurrency at that time. It would be more convenient for future
residents to be able to utilize Berkley Elementary and Berkley Middle since they are within
walking distance.

Nearest Sheriff, Fire, and EMS Station

Both fire and EMS response to this project is from Polk County Fire Rescue Station 7, located at
200 Commonwealth Avenue in Polk City. The travel distance is about 3.2 miles with an average
response time of 7-9 minutes. The nearest fire hydrant is located approximately 400 feet to the
northeast off Berkley Road in front of Berkley Elementary. Fire hydrants will be required within
the subdivision as one is required within 500 feet of every residence.

Sheriff’s response to the site is served by the North Central District, located at 3635 Avenue G
Northwest in Winter Haven. The response times for NC were: P1 — 11:32 minutes; P2 — 28:28
minutes. Priority 1 Calls are considered to be true emergencies, in-progress burglary, robbery,
injuries, etc. Priority 2 Calls refer to events that have already occurred, such as a burglary that
occurred while the homeowner was on vacation and had just been discovered. Sheriff’s response
times are not as much a function of the distance to the nearest Sheriff’s substation but more a
function of the overall number of patrol officers within the County.

Table 3
Name of Station Distance Response Time"
Sheriff Polk County Sheriff’s North Central District Command 9.7 miles P1:11:32
3635 Avenue G Northwest, Winter Haven P2:28:28
Fire/EMS | Polk County Fire Rescue Station 7 +3.2 miles 7-9 minutes
200 Commonwealth Avenue, Polk City

Source: Polk County Sheriff’s Office and Public Safety
*Response times are based on when the station receives the call, not from when the call is made to 911.

Water and Wastewater Demand and Capacity:

Water, wastewater, and reclaimed water services are provided by the city of Auburndale.
Development in the TSDA 1is required to connect to available centralized water and sewer. The
project received a formal letter from City Utilities on November 12, 2025, indicating that capacity
for 246 units is reserved for this proposed development (Exhibit 10). There is a 16-inch reclaim
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line and a sewer line owned by the city along the Auburndale TECO Trail. There is a wastewater
lift station and a 12-inch potable waterline in the Berkley Road right-of-way to the north in front
of Berkley Elementary (£500 feet), The development will be required to connect to these services.

A. Estimated Demand and Service Provider:

The proposed development is for 170 dwellings, 48 of which are proposed single-family units
while the remaining are multi-family units. Single-family detached dwelling units utilize 360
gallons per day (GPD) of potable water and generate 270 GPD of wastewater whereas multi-
family is estimated at 198 GPD for water and 180 GPD for wastewater, on average. Base density
without Planning Commission approval in the RL-1 district is one (1) dwelling unit per acre. In
the TSDA Transit Center, a development may be approved for up to twelve (12) dwelling units
per acre on uplands assuming other development standards could be met. Table 4, to follow,
compares generalized estimates of the anticipated water and wastewater demands. Since
maximum RL-1 densities favor multi-family developments, this use will be utilized for
comparison purposes.

Table 4
+17 upland acres (RL-1) Curr]e)lfgmg(eir?rsni tted Maximum Permitted Proposed Plan
0.58 + acres wetland RL (IYDU Acre) RL-1 (12 DU/Acre) (10 DU/Acre)
17 single-family 122 MF units

Permitted Intensity 204 multi-family units*

dwelling units** 48 SF units
fgif‘gl)e Water Consumption 6,120 GPD 40,392 GPD 41,436 GPD
Wastewater Generation (GPD) 4,590 GPD 55,080 GPD 34,920 GPD

Source: Polk County Concurrency Manual & Polk County Utilities
*Multi-family generates an estimated 198 GPD potable water demand and 180 GPD wastewater
**Single-family residential generates an estimated 360 GPD for potable water demand and 270 GPD for wastewater generation

The applicant is proposing ten (10) dwelling units per acre, the maximum given the PD locational
eligibility score, with the inclusion of 48 single-family units. Utility demands are generally lower
in multi-family developments rather than detached single-family subdivisions, as shown in the
table above. Unit types could change at the time of Level 2 Review, with some multi-family
converting into single-family, a decrease in intensity.

B. Available Capacity:

Based on correspondence from the City, a letter from their Public Utilities dated November 12,
2025, has reserved capacity for 246 units. Based on information gathered from the City’s website
and the Southwest Florida Water Management District press releases, the City operates seven (7)
deep water wells that have a permitted capacity of over eight (8) million gallons per day (MGD).

The City of Auburndale has two wastewater treatment facilities. The Allred Facility, located on
Recker Highway, has a capacity of 1.4 million gallons per day (MGD) and the treated effluent is
discharged as reuse water to the Calpine Power Plant and Lake Myrtle Sports complex. Their
regional wastewater treatment facility is located on Spring Road, west of Berkley Road.

According to a letter from the city of Auburndale dated 7/22/26, the city provided the following
comments regarding utility connections and improvements:

- All development on this site would be contingent on the City of Auburndale’s
“Northern force main project,” phases one and two, to be completely installed and
operational. These terms would need to be defined in a developer’s agreement
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between the developer and the City before capacities can be committed to the
proposed development. Phase one of this project is substantially completed already
with final closeout expected within the next thirty days.

- Phase Il of the Northern force main project remains in the design phase until what
time easements are secured from both this development and a parcel to the South.
However, this development will not be able to be served by the City of Auburndale’s
utilities unless the easement is provided.

- The 10-foot utility easement, needed to serve the subject site, needs to be along the
northern property line and near the Teco Trail, to the east of the Gulfstream Gas
easement. This location is needed for connection for this development and future
development to the south. A visual depiction of the utility location has been
provided as Attachment “A” to this letter.

- The City of Auburndale Utility Capacity Letter, provided on November 12, 2025,
regarded capacities at the respective treatment facilities. The ability to discharge
into the sanitary collections system is dictated by the projects and easement
acquisitions previously referred to.

C. Planned Improvements:

There are $3.5 million expansion and improvement projects included in the City’s Fiscal Years
between the 2022-2029 capital improvement plan (CIP) with funding allotted for Fiscal Year 2028-
2029. This development is not depending upon any capital improvements to develop.

Roadways/ Transportation Network

The report identifies both daily and peak hour traffic volumes. Daily traffic volumes are reported
in Annual Average Daily Traffic (AADT) — the typical traffic volume on a weekday over a 24-
hour period. Peak hour traffic represents the highest hourly traffic volume for period between 4 —
7 p.m. It is reported as both a two-way volume and as directional volumes (east and west or north
and south).

The peak hour traffic volumes are used to estimate the level-of-service for each roadway, in each
direction. Level-of-service refers to the quality of traffic flow. It is the primary measure of traffic
congestion. Level-of-service (LOS) is measured on a scale of ‘A’ to ‘F’ with LOS ‘A’ being the
best (free-flow traffic) and LOS ‘F’ being the worst (severe traffic congestion).

A. Estimated Demand:

Single Family Detached Housing generates 7.81 Average Annual Daily Trips (AADT) and 1.00
PM Peak Hour trips per unit. Multi-family units generate 6.21 AADT and 0.52 PM Peak Hour
Trips, according to methodology employed by TPO. Table 5, to follow, provides a comparison of
the estimated and potential demand.
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Table 5

Subject Property Estimated Impact Analysis
+17 upland acres (RL-1) Currlzsgmlrzl’gr?rsli tted Maximum Permitted Proposed Plan
0.58 + acres wetland RL-1 (lyDU /Acre) with PD Bonus Points (10 DU/Acre)
Permitted Intensity 17 SF units 204 MF units lig ISVII:Ful;I:tIStS
Average Annual Daily
Trips (AADT) 133 1,267 1,133
PM Peak Hour Trips 17 106 111

Source: Polk County Concurrency Manual

A Major Traffic Study will be required during the Level 2 Review process because the proposal
will exceed 750 AADT. Under typical modeling, most of those trips will travel south towards
Auburndale because that is the closest location of daily shopping needs. There will likely be a
higher number of vehicles returning to the development during the peak hour from the north
because of the proximity to employment centers via I-4. I-4 traffic can also reach the site from the
south via the Polk Parkway and its Pace Road connection.

B. Available Capacity:

There is currently capacity to serve the proposed development, as proposed by the site plan. Table
6, to follow, displays the generalized capacity on the adjacent transportation links.

Table 6
Current Available Minimum
Link # | Road Name Iéi:f,licoef Pl\lillol:le:k LOS
(LOS) Capacity | Standard
6905N l?:(fnl:e}};izalc{lo(:§ T605:SS)R 559A (C. Fred Jones Blvd) c 1,331 E
69055 FB:(fEe}S/II{{gZ%/(%S?C6§s)3d Jones Blvd) To: Pace Road C 1,350 E
819N l?fggf}éﬁ%i%((%{l; ]SDSiz(ie Hwy) To: Pace Road C L116 D
81198 ?zg:ey;;:: iﬁiﬁ?if& 546 (Old Dixic Hwy) C 1,089 D
407IN ?:ggze}éll{{(;z(;f%o?sss}% 33 (Commonwealth) C 390 E
40718 ?:gzzey;l:o;g (((Sll(){n?ril?nwealth) To: SR 559A C 298 E
6908E E?grifgla{dﬂo (Polk Pkwy) To: Berkley Road (SR 655) C 1.818 E
6908W E?gg}{gfa{dsm (Polk Pkwy) To: Berkley Road (SR 655) c 1.825 E
SO94E | oo Berley Road (SR 639 To: SR 559 c 1271 D
8094W Eiriszgs?z(scstg g);isl;}}/{?ad (SR 655) C 1,249 D
6804N lgrlzrfngapway Road To: I-4 C 927 D
68045 | L1 >% | R To: Gapway Road C 530 D

Source: Polk County Transportation Planning Organization, Concurrency Roadway Network Database April 13, 2026

During the Peak PM hours, the project is anticipated to generate approximately 111 trips. The
primary impact will be to SR 655 (Links 6905 N/S). These are trips that will be entering the
roadways during a two-hour span during the evening when traffic is generally considered the most
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intense. Of the Peak PM Trips calculated in Table 5, approximately 37% will enter the roadway
system during peak hours, with half (+/- 21) projected to travel north and half south.

C. Roadway Conditions:

The property has access to Berkley Road, a principal arterial roadway maintained by the FDOT. It
has a right-of-way width of approximately 110 feet. Berkley Road and Pace Road were widened
from two to four-lanes divided in 2008 and completed by 2010. C. Fred Jones Boulevard was
widened from two to four lanes divided in 2015. The Polk Parkway was widened in 2021 to four
lanes between [-4 and U.S. Highway 92. Pace Road (Road No. 751702) is the only County
maintained roadway in the immediate network serving this proposed development and it is in fair
condition. Berkley Road becomes a County-maintained facility north of C. Fred Jones Boulevard
to its terminus at State Road 33 in Polk City (Road No. 750807). The applicant has stated the roads
within the development will remain private.

D. Sidewalk Network

This area has a near complete sidewalk network as well as a connection to a bicycle/pedestrian
trail that connects to another county. Sidewalks are provided on both sides of Berkley Road and
the site plan shows internal sidewalks. One of the more significant attractors to this location is the
bicycle and pedestrian network. It connects to major recreational facilities, schools, a university
campus, commerce and employment.

E. Planned Improvements:

Per LDC Section 705, a minimum Type VI intersection (right-in deceleration turn lane and left-in
center turn lane) is required on County roadways for new development serving more than 999
AADT or 199 parking spaces. However, this is a state facility. Therefore, the FDOT may require
a northbound deceleration lane into the development.

Intersection improvements, including a right turn lane, are proposed at CR 5599 and Lundy Road
according to the 2026-2030 CIP Budget (Project #5400257). The project is in preliminary stages
with planned improvements near the end of 2027.

F. Mass Transit

The nearest mass transit route is the Citrus Connection Lakeland to Winter Haven Route (Purple
Line) with the closest stop “Stop # 1716 over 6 miles away at the intersection of Berkley Road
(SR 655) and Old Dixie Highway (CR 546). Even though there is a complete sidewalk connection
to it, this is not a walkable distance.

Park Facilities and Environmental Lands:

The County’s residential development standards require functional open space to be designed
within a development that includes recreational amenities for the residents. Sidewalks are required
on both sides of all residential streets connecting the residents to the open space and recreational
amenities. The closest public park facilities are the Lake Tennessee Boat Ramp and the Lake
Myrtle Recreation Complex which is regional recreation facility. Lake Myrtle Recreation
Complex, less than three miles to the south, and is owned and managed by the City of Auburndale
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with cooperative funding from Polk County. The closest County-maintained recreation facility is
in Polk City, five miles driving distance.

A. Location:

Polk City Park is located at 5130 Duey Road, Polk City. Its current hours of operations are from 5
a.m. to 10 p.m.

B. Services:

Polk City Park has four lighted baseball & softball fields, multi-purpose fields, a basketball court,
picnic pavilion, and a playground. Lake Myrtle Sports Complex has nine competition baseball
fields, featuring electronic score boards, oversized dugouts, home and visitor bullpens and batting
cages and 11 lighted soccer fields among other amenities.

C. Multi-use Trails:

The Auburndale TECO Trail is directly west and adjacent to the subject site. As part of the
conditions and incorporated into the site plan, pedestrian connection from the development to the
trail will be required. This greenway provides a linear walking and bicycle path and connects
Auburndale to State Road 50 between Brooksville and Clermont in Lake County.

D. Environmental Lands:

The closest Environmental lands area is the Tenoroc Fish Management Area managed by the
Florida Wildlife Commission (FWC). Access is off Combee Road over 13 ' miles driving
distance.

The site is not within the Florida Wildlife Corridor. No conservation easements are located
adjacent to the site.

E. Planned Improvements:

Further recreation improvements to the Lake Myrtle Sports Complex include a multi-year project
in collaboration with the City of Auburndale for additional restrooms, fencing around the soccer
stadium, new walking trails and improved lighting. Parks and Natural Resources have been
pursuing the acquisition of land near Lake Mattie for a potential boat dock. Since 2023, the City
of Auburndale has been renovating Lake Ariana Park which includes a new 30,000 sq. ft. civic
center, boat dock, picnic pavilions, beach volleyball courts, and playground.

Environmental Conditions

The Polk County Comprehensive Plan has a Conservation Element. Division 2.300 of the
Comprehensive Plan mentions, “The goal, objectives, and policies of the Conservation Element
are designed to protect the natural resources which make Polk County a special place while
preventing degradation of the environment and allowing development and economic expansion to
occur.” There should be no serious environmental conditions that need to be addressed with this
subject site.

DRC Findings/Recommendation Page 16 of 28
Level 3/TAN 7282026 2:19:50 Pm LDPD-2026-4 August 5, 2026

20



A. Surface Water:

The site is in the Lake Juliana drainage basin with Lake Tennessee as the closest surface water,
approximately % mile from the property. The stormwater management system will be designed to
the Southwest Florida Water Management District (SWFWMD) regulations, which meet the
applicable state water quality standards, and the Comprehensive Plan and LDC. The
applicant/developer will consult with SWFWMD on the need for a water use permit for the
dewatering activities proposed for the construction of project lakes, utilities, and/or road or
building foundations.

B. Wetlands/Floodplains:

Wetlands and flood zones are found onsite on the eastern and southeastern portions of the site.
Approximately 1.63 acres of the site are within an AE flood zone with a known base flood
elevation (BFE) of 156.90 feet above mean sea level. This is associated with the Lake Juliana
floodplain. The site is between 156 and 161 feet above sea level.

For this site plan, impacts to wetlands are being avoided to the greatest extent possible, and 25-
foot-wide upland buffers are located around these areas, in accordance with LDC Section 620. A
flood study and topographic survey will be required for submittal of their engineered plans (Level
2 Review).

C. Soils:

Most of the site where development is proposed is comprised of Smyrna and Myakka Fine Sands,
according to the U.S. Department of Agriculture, Soil Conservation Service, Polk County Survey.
Smyrna and Myakka Fine Sands have severe limitations to all forms of development. Future
development of the remainder of the site will be connected to public water and wastewater services
provided through the City of Auburndale.

Table 7
. Septic Tank Absorption leltz.ltlons to % of Site
Soil Name Field Limitations Dwellings w/o (approximate)
Basements
Smyrna and Myakka Fine Sands Severe: wetness, poor filter Severe: wetness 99%
Tavares fine sand Moderate Slight 1%

Source: Soil Survey of Polk County, Florida, USDA, Soil Conservation Service
D. Protected Species:

According to Polk County Endangered Habitat Maps, the PD is not located within a one-mile
radius of an endangered species sighting. (Source: Florida Natural Areas Inventory, 2002, 2006 &
2011). No bald eagle nests are within one mile of the site per the Audubon EagleWatch Inventory
Viewer.

E. Archeological Resources:

The property has no recorded archaeological or cultural resources, according to the Florida
Department of State’s Division of Historical Resources.
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F. Wells (Public/Private):

The property is not located within a Wellfield Protection District. The homes to the north and south
are on individual potable well systems.

G. Airports:

According to the Polk County Airport Impact Districts Map, the subject property is not located
within any Airport Buffer Zones for flight path and height restriction.

Economic Factors:

This is an area that is seeing much higher development growth potential than in the past. The Polk
Parkway interchange at Pace Road and the widening of Berkley Road has brought the urban
development pressures from the cities closer to this area. The extension of urban services such as
public water and wastewater enables more intense urban densities. The economic catalysts such as
Florida Polytechnic University and the FDOT Suntrax facility (“America’s new center for
transportation innovation in Florida) have brought other employment opportunities to the area.
These factors attract home buyers as well. Berkley Road and Old Berkely Road have seen a
significant amount of residential development in the past 10 years.

The applicant is seeking to develop this site in way that gets the highest potential while maintaining
compatibility with neighboring development and environmental limitations. Housing needs are
on the rise in central Florida, and Polk County is seeing higher than average population growth.
There is a high potential that this development is the right type of housing product in the right
location. It is in close proximity to land use categories that will provide much support and almost
every needed form of infrastructure is available. Residential development in this location will
provided the market support for needed commercial to be located nearby.

Consistency with the Comprehensive Plan and Land Development Code:

Table 8, to follow, provides an analysis of the proposed request when compared to typical policies
of the Comprehensive Plan selected by staff for evaluation of development proposals. Based upon
this analysis, the proposed request is consistent with relevant policies of the Polk County
Comprehensive Plan.

Table 8

Comprehensive Plan Policy

Consistency Analysis

POLICY 2.102-A2: COMPATIBILITY - Land shall be
developed so that adjacent uses are compatible with each
other, pursuant to the requirements of other Policies in this
Future Land Use Element, so that one or more of the
following provisions are accomplished: a. there have been
provisions made which buffer incompatible uses from
dissimilar uses; b. incompatible uses are made to be more
compatible to each other through limiting the intensity and
scale of the more intense use; c. uses are transitioned through
a gradual scaling of different land use activities through the
use of innovative development techniques such as a Planned
Unit Development.

The proposed single-family development is
compatible with neighboring properties because of
right-of-way separation and like uses. There is
adequate infrastructure to support the units if built to
a proper infrastructure design. The connection to
public wastewater enables higher density and
smaller lot sizes. The smaller lots provide some
slight variation in the housing products available in
the area and aid in avoidance of environmentally
sensitive lands. Necessary landscaping and
transition buffers will be employed at the time of the
Level 2 Review.
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Comprehensive Plan Policy

Consistency Analysis

POLICY 2.102-A1: DEVELOPMENT LOCATION - Polk
County shall promote contiguous and compact growth
patterns through the development process to minimize energy
costs, conserve land, water, and natural resources, minimize
the cost of services, and prevent development patterns where
tracts of land are by-passed in favor of development more
distant from services and existing

Communities.

The site is in an area planned for more intense urban
development. There is water and wastewater
services available. Transportation facilities are
excellent. This is a highly accessible area of the
County, which contributes to its greater demand for
higher urban intensities. There is a comprehensive
sidewalk network. Public safety facilities and
schools have adequate capacity to serve the
development. There is a charter school within
walking distance. There are abundant recreation
facilities, but not all are within walking distance.

POLICY 2.102-A3: DISTRIBUTION - Development shall
be distributed throughout the County consistently with this
Future Land Use Element so that the public utility, other
community services, and public transit and transportation
systems can be efficiently utilized; and compact, high-density
and intensity development is located where urban services
can be made available.

The proposed development is consistent with
services available in the Transit Supportive
Development Area (TSDA) because there are urban
services such as water and sewer available. Mass
transit is not yet available but will be if higher
residential densities develop in the area.

POLICY 2.102-A4: TIMING - The development of land
shall be timed and staged in conjunction with the cost-
effective and efficient provision of supporting community
services which, at a minimum, shall require compliance with
the Plan's Level of Service requirements and the County's
concurrency management system.

The site is located within an area that has a
significant amount of urban infrastructure and
services with ample capacity to serve it. The only
service weaknesses are transit which needs more
intense development to occur.

POLICY 2.102-A15: ADEQUATE PUBLIC FACILITIES -
The County will direct new growth to areas where adequate
public facilities exist or are planned; and ensure that essential
services are in place to provide for efficient, cost effective
response times from the Fire Department, Sheriff’s
Department, and Emergency Management Service (EMS).

This site will have access to adequate public
facilities. Capacity is available for all services.
Emergency services are functioning at an acceptable
level.

The Planning Commission, in the review of development plans, shall consider the following
factors listed in Table 9 in accordance with Section 906.D.7 of the Land Development Code.

Table 9

accordance with Section 906.D.7 of the LDC:

The Planning Commission, in the review of development plans, shall consider the following factors in

Whether the proposed development is consistent
with all relevant requirements of this Code;

Yes, this request is consistent with the LDC, specifically
Sections 906.D, 303, 705 and Section 709.

Whether the proposed development is consistent Yes, this development is consistent with the
with all applicable policies of the Comprehensive Comprehensive Plan as it meets the density
Plan; requirements.

Whether the proposed use is compatible with
surrounding uses and the general character of the
area, including such factors as density, height, bulk,
scale, intensity, traffic, noise, and appearance; and

Yes, the request is compatible with surrounding uses
and the general character of the area. See this staff
report for data and analysis on surrounding uses and
compatibility.

How the concurrency requirements will be met if
the development were built.

This request will require concurrency determinations
from utilities, the School Board, and TPO. The impact
on public services can be found in the analysis found in
the staff report.
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Comments from other Agencies: None.

Exhibits:

Exhibit 1
Exhibit 2
Exhibit 3
Exhibit 4
Exhibit 5
Exhibit 6
Exhibit 7
Exhibit 8

Location Map

Future Land Use Map

Aerial Image (Context)

Aerial Image with Site Plan Overlay
Site Plan

Amenity Plan

Typical Lots & Site Plan Notes

City of Auburndale — Utility Letter
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Exhibit 3
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Exhibit 5
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Exhibit 6
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AMENITY TYPE SUMMARY TABLE
EACH AMENITY TYPE NUMBER OF EACH AMENITY TYPE AMENITY POINTS PER TYPE
1 TYPE I - (25 POINTS EACH LOCATION) 25
2 TYPE II - (75 POINTS EACH LOCATION) 150
0 TYPE III - (150 POINTS EACH LOCATION) 0
o TYPE IV - (200 POINTS EACH LOCATION) 0
TOTAL POINTS PROVIDED 175

* NOTE:

170 LOTS SMALLER THAN 80 FEET = 170 AMENITY POINTS REQUIRED*

prvaTreS

Amenity Plan

DRC Findings/Recommendation

Page 26 of 28
Level 3/IAN 71282026 2:19:50 pm LDPD-2026-4 August 5, 2026



Exhibit 7

I, 6 - TOWNHOME UNITS 1I. 4 - TOWNHOME UNITS III. 4 - TOWNHOME UNITS
18x95LOT 18x95LOT 18 % 95 CORNER LOT
L
108,00' | | 7200 ——— | I 10° 7200 ‘ | 5
5 MIN—| [— —| [—sMIN 5 MIN—| |— | bsMmn M| | —
10.00' MIN{RE!R SETRACK 10.00" MIN, FEAI{SE BACK 10.90" MIN, REA}l SLTM
om0 1 (23 )|4|5]6 o500 1 ({234 =0 1(21]13]|4
e e A
MIN. MIN. MIN.
'
25,00' MIN, GARAGE 25,008 MIN, GAI ETBACH 25,00 MIN, GARA SETBACK
g e il
-m.Jw STREET ROW m.‘w STREET ROW w.lw STREET ROW
IV. SINGLE FAMILY V. SINGLE FAMILY VL ZERO LOT LINE SINGLE FAMILY
30 x 95 LOT 30 x 95 CORNER LOT 30X 95 LOT
5 60.00 s - ’— 60.00' 60.00
MIN — |-— _..| —— MIN MIN —= —_ —-| —— §' MIN
10.00' MIN, ;%nsniach 10.00' MIN, n%m SETBL(K 10,00' MIN, REAR SE{BA(K
10] 10] 10}
95.00' 1 ? 95.00 - 2 95.00 1 2
30— <30+ - 30' |
MIN, MIN, MIN
25.00 M+. muu%; SETBACK 25.00° MIN. +GE SETBACK 25.00 er. GARAE;E SETBACK
40.00' STREET ROW 40,00 STREET ROW 40.00' STREET ROW
—| SITE DATA
1. PARCEL # 252717000000012020
252717000000012040
252717000000012050
2. ADDRESS POLK COUNTY, FLORIDA
3. EXISTING LAND USE: RL-1
4, QOVERLAY: TSDA and TCCO
5. GROSS ACREAGE: 17.598 £AC
NET ACREAGE (Less Wetlands): 17,018£AC
PERMITTED USES:
« ATTACHED AND DETACHED SINGLE-FAMILY LOTS (FOR SALE OR FOR RENT)
+  CUSTOMARY ACCESSORY USES
*+  PARKS (TOT LOT/DOG PARK)
«  OPEN SPACE AREAS
. CLUBHOUSE
TOTAL NUMBER OF LOTS: NOT TO EXCEED 170 LOTS
MAX DENSITY: 10 DUIAC
MIN. LIVING AREA: 950 SQ. FT.
MAX BUILDING HEIGHT: 35FT,
PARKING: 2 SPACES PER LOT AND;
1 SPACE PER 7 UNITS
MAX IMPERVIOUS SURFACE: OVERALL IMPERVIOUS SURFACES ACROSS THE DEVELOPMENT SHALL NOT EXCEED 60%
MAX LOT COVERAGE: 70%
RESIDENTIAL DESIGN STANDARDS
LOTTYFE MIN, LOT | MIN,LOT | MIN,GARAGE | MIN,SIDE | MIN, REAR | MIN, REAR ACCESSORY
WIDTH DEPTH SETBACK SETBACK SETBACK STRUCTURE SETBACK
SINGLE FAMILY 30 95 25 5 10 5
SINGLE FAMILY . , )
syl 30 95’ 25 oo 10 5
TOWNHOMES 18 95 25" 5 10 5
DRC Findings/Recommendation Page 27 of 28
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Exhibit 8

City of Auburndale
AUBURNDALE, FLORIDA 33823
Brad Thomas P.0. Box 186
Director of Public Utilities 215 Main Street
(B63) 965-5500

Movember 12, 2025

MAS Development

2875 NE 191¢ Street, Suite 305
Aventura, FL. 33180

Attn: Nika Zyryanova

Re: Parcel ID's: 252717000000012020, ...050, & ...040
Dear Ms. Zyryanova,

The proposed development on Berkely Road, Morth of Pace is in the City of Aubumdale's ufility service
area. Water and wastewater capacity is available to provide service to the 246 proposed lots.

Any main extensions or lift-station improvements required by this project will be at the expense of the
developer,

The City of Auburndale locks forward to this project, and | can provide further information, please call me at
BE3-837-5078.

Sincerely,

Brad Thomas

Public Utilities Director

City of Auburndale

P: 863-837-5078

E: Bthomas@Auburndalefl.com

City of Auburndale — Utility Letter

DRC Findings/Recommendation
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SITE DATA

1. PARCEL #:

2. ADDRESS

3.  EXISTING LAND USE:

252717000000012020
252717000000012040
252717000000012050

POLK COUNTY, FLORIDA

RL-1

4. OVERLAY:

5. GROSS ACREAGE:

TSDA and TCCO
17.598 +AC

NET ACREAGE (Less Wetlands):

17.018+AC

PERMITTED USES:
*+  ATTACHED AND DETACHED SINGLE-FAMILY LOTS (FOR SALE OR FOR RENT)

+ CUSTOMARY

ACCESSORY USES

*+ PARKS (TOT LOT/DOG PARK)

+  OPEN SPACE
+ CLUBHOUSE

TOTAL NUMBER OF LOTS:

MAX DENSITY:

MIN. LIVING AREA:
MAX BUILDING HEIGHT:

PARKING:

MAX IMPERVIOUS SURFACE:
MAX LOT COVERAGE:

AREAS

NOT TO EXCEED 170 LOTS
10 DU/AC

950 SQ. FT.

35 FT.

2 SPACES PER LOT AND;
1 SPACE PER 7 UNITS

OVERALL IMPERVIOUS SURFACES ACROSS THE DEVELOPMENT SHALL NOT EXCEED 60%
70%

SHEET INDEX

MASTER DEVELOPMENT PLAN SET

SHEET NUMBER | SHEET TITLE
1 MASTER PLAN COVER SHEET
2 OVERALL CONCEPT PLAN
3 OVERALL AMENITY PLAN
4 OVERALL OPEN SPACE PLAN

POLK COUNTY, FLORIDA
SECTION 17, TOWNSHIP 27 S, RANGE 25

MAPR REFERENCES

BOUNDARY AND TOPOGRAPHIC SURVEY

PROJECT NUMBER: SPEC25390
DATE: 02/27/2026

INFORMATION TAKEN FROM "BOUNDARY AND TOPOGRAPHIC SURVEY" FOR "PROJECT NAME" PREPARED BY JOHH
L. WABY, PLS, OF AVID/MCADAMSCO DATED 06/11/2024.

5 PROFESSIONAL TEAM

MIN

CIVIL ENGINEER:
AVID|McADAMS

ATTN: TBD

4904 EISENHOWER BLVD., STE 350
TAMPA, FL 33634

PHONE: (727) 789-9500

E-MAIL: name@mcadamsco.com

SURVEYOR:
AVID|McADAMS
ATTN: JOHN L. WABY, PLS

4904 EISENHOWER BLVD., STE 350
TAMPA, FL 33634

PHONE: (727) 789-9500

E-MAIL: jwaby@mcadamsco.com

RESIDENTIAL DESIGN STANDARDS
LOT TYPE MIN. LOT MIN. LOT MIN. GARAGE MIN. SIDE MIN. REAR MIN. REAR ACCESSORY
WIDTH DEPTH SETBACK SETBACK SETBACK STRUCTURE SETBACK
SINGLE FAMILY 30" 95’ 25' 5 10’ 5
SINGLE FAMILY . : : . : .
2ERO LOT LINE 30 95 25 0'/10 10 5
TOWNHOMES 18' 95’ 25' 5 10’ 5
TYPICAL LOT CONFIGURATIONS:
I. 6 - TOWNHOME UNITS II. 4 - TOWNHOME UNITS III. 4 - TOWNHOME UNITS
18 x 95 LOT 18 x 95 LOT 18 x 95 CORNER LOT
108.00' 72.00' 10' 72.00
5' MIN 5 MIN 5 MIN 5' MIN MIN
10.00" MIN{ REAR SETBACK 10.0Q' MIN. FJEAR SETBACK 10.00' MIN. REA}( SETBACK
95.00' 1 2 3 4 5 6 95.00' 1 2 3 4 95.00' 1 2 3 4
. O I N
MIN. MIN. MIN.
25.00' VIIN.TGARAGE SETBACK 25.00' MIN. GARA?;E SETBACK \ 25.00' MIN. GARA$3E SETBACK
! ! !
40-‘00' STREET ROW 40-‘00’ STREET ROW 40-‘00' STREET ROW
! ! !
IV. SINGLE FAMILY V. SINGLE FAMILY VI. ZERO LOT LINE SINGLE FAMILY
30 x 95 LOT 30 x 95 CORNER LOT 30 x 95 LOT
5 60.00 o 10 60.00' 60.00
MIN —| |— MIN MIN—— —~— 5' MIN
10.00' MIN. FJEAR SET:BAC K 10.00' MIN. REAR SETBAQK 10.00' MIN. IJEAR SET:BAC K
10’ 10' 10’
95.00' 1 2 95.00' 1 2 95.00' 1 2
30' 30— 30’
MIN. MIN. MIN
25.00' MIN. GARAEE ETBACK %.00' MIN. G tRAGE SETBACK 25.00' MIN. GARAiSE $ETBACK
40.000 STREET ROW 40.00' STREET ROW 40.00' STREET ROW

PD DEVELOPME

NT NOTES:

Plan;

construction

. The Berkley Crossing PD will be required to dedicate a 10'-wide utility easement, mutually agreed upon by the Developer and the City of Auburndale during Level 2;
. Development of the Property may be accomplished in a single or multiple phases;

. The location of parking areas, access point, amenities, and infrastructure improvements (including but not limited to stormwater ponds,
utilities, and related facilities) as shown on the conceptual plan are illustrative only and shall be determined at the time of construction plans submittal;

. Increases in lot sizes and/or decreases in the number of lots shall be deemed to be in substantial conformance with this Berkley Crossing PD Concept

. The final mix of residential product types (e.g., attached single-family and/or detached single-family homes) will be determined at the time of

plans submittal in response to market conditions;

. Any modification to the Berkley Crossing PD Plan under Polk County Land Development Code Section 906.E shall be considered a minor modification. .

. Parking, open space/recreation and amenity requirements may be adjusted at the Level 2 submittal, based on the final unit count, as long as the LDC
standards are met.

LEGAL DESCRIPTION

North 14 1/2 acres of the following lands less and except lands described in Official Records Book
7713, page 928: That part of the Southeast Quarter of the Northeast Quarter lying East of the
Seaboard Coast Line Railroad right—of—way and West of the right—of—way of State Road #655,
less and except the South 35 feet thereof, all in Section 17, Township 27 South, Range 25 East,

Polk County, Florida.

LOCATION MAP

1" = 600’

PRELIMINARY DRAWING - NOT RELEASED FOR CONSTRUCTION
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The John R. McAdams Company, Inc.
4904 Eisenhower Blvd.
Suite 350
Tampa, FL 33634
phone 727. 789. 9500
license number: COA 32893, LB 8290
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PARCEL# 252717000000011050 | -
BERKLEY CROSSINGS S .
B
\ I
OVERALL AMENITY PLAN © MASONRY WAL
B L
‘ ‘ ‘ Linch =60 ft. The John R. McAdams Company, Inc.
‘ 4904 Eisenhower Blvd.
o)) ‘ Suite 350
W | ‘ Tampa, FL 33634
c 3 EMERGENCY
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‘ | i ot
‘ N ’ '
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I
|
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| Al
| ?): |
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ooy a
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O
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BERKLEY CROSSINGS
OVERALL OPEN SPACE PLAN

OPEN SPACE AREAS

d344nd
uVu EldA-L '9

SPACE /RECREATION,PARK & RETENTION

EXISTING SURFACE WATER 0.34 ACRES =* 1.99%
WETLAND AREA 0.58 ACRES =* 4.11%
PROPOSED RETENTION AREA 2.57 ACRES = 15.75%
OPEN SPACE/RECREATION/PARK 3.51 ACRES = 14.15%
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17.018 AC x 0.20% = 3.404 AC
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IMPACT ASSESSMENT STATEMENT
5161 Berkley Road

TABLE OF CONTENTS

SECTION A. Land and Neighborhood Characteristics
SECTION B. Access to Roads and Highways
SECTION C. Sewage
SECTION D. Water Supply
SECTION E. Surface Water Management and Drainage
SECTION F. Population
SECTION G. General Information
SECTION H. Maps

e Map A - Location Map

e Map B — Topographic Map

e Map C —Land Use Map

e Map D — Soils Map

e Map E — Traffic Circulation

e Map F — Site Plan

e Map G — Drainage Map

0894178\213171\17353240v1
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A. Land and Neighborhood Characteristics

1) Show how and why the land is suitable for proposed uses:

2)

The subject property is 17.6 +/- acres in size and located north of Berkley Rd. and Pace
Rd. intersection in unincorporated Polk County, Florida (the “County”) and consists of
Parcel ID Numbers 25-27-17-000000-012020; 25-27-17-000000-012040; and 25-27-17-
000000-012050 (the “Property”). The Property’s existing entitlements have Polk
County’s Future Land Use Designation of RL-1 and falls within the Transit Supportive
Development Area (TSDA) and the Transit Centers and Corridors Overlay (TCCO). The
existing Polk County entitlements for the site allow up to 12 dwelling units per acre. The
proposed use of the Property includes approximately 164 attached and detached single
family dwellings, not to exceed 204 units (the “Project”).

This Property is suitable for the proposed residential community due to its prominent
location along Berkley Road, with great visibility and characteristics (lot size, frontage
and dimensions), and is located in close proximity to existing utilities.

Pursuant to LDC Section 2.104 the proposed use is suitable for the TSDA as the Project
would not exceed the FAR maximum density and is not anticipated to result in a net loss of
open space. Additionally, in support of the TCCO (Transit Corridor Overlay) in the TSDA,

property frontage lies on Berkley Road, a minor arterial roadway, allowing for ease of
access.

The proposed use is also consistent with other uses along Berkley and Pace Road and the
surrounding area. There are multiple other industrial, employment and residential uses in
the vicinity making the Project entirely consistent with the existing and allowable patterns
of development. Moreover, the Project will provide needed, high-quality residential uses
to the area.

Provide a site plan showing each type of existing and proposed land use;

Please see below Land Use Map.

0894178\213171\17353240v1
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3)

4)

5)

Legend n AUBURN COVE
PHASES 243

EC - Employment Center

BPC-1 - Business Park Center

BPC-2 Business Park Center

IND - Industrial

Pl - Professionel Institutional
PM - Phosphate Mining
LR - Lesuire/Recreation

INST-1 - Institutional

INST-2 - Institutional

ROS - Recreation Open Space
B8 PRESV - Preservation

CORE - CARMP Core

RCC - Rural Cluster Center (Mon-
Residential)

RCC-R - Rural Cluster Center
{Residential)

RS - Residential Suburban

RL-1 - Residential Low

RL-2 - Residential Low

RL-3 - Residential Low

RL-4 - Residential Low

RM - Residential Medium

RH - Residential High

ASRR - Agriculture/Residential Rural
_ DRI-Development of Regionallmpsct | B00ft

PACE ROAD
PLAT

MFANNWS TN

Describe any incompatibility and special efforts needed to minimize the differences in the
proposed use with adjacent uses.

The Project is compatible with adjacent uses as the Property has a current land use district
of RL-1 with RL-1 and RL-2 to the north, south and east, and Business Park Center (BPC-
1) to the west. The Property is also a TSDA and TCCO overlay supporting residential
development.

How will the request influence future development in an area.

The Project is consistent with development in the area with other residential, commercial
and industrial uses in the immediate and general vicinity, making the Project consistent
with the County’s Comprehensive Plan as well as existing and allowable development
patterns.

Describe each of the uses proposed in a Planned Development and identify the following:
a. Density and types of residential dwelling units;

The Project will allow for attached and detached single family dwelling units. The
overall density proposed 12 du/ac.

b. Type of commercial and industrial uses;
N/A

c. Approximate customer service area for commercial uses;
N/A

d. Total area proposed for each type of use, including open space and recreation

0894178\213171\17353240v1
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Please see attached Open Space Plan.

B. Access to Roads and Highways:

1)

2)

3)

4)

)

What is the number of vehicle trips to be generated daily and at the PM peak hour based
on the latest Institute of Traffic Engineers (ITE)? Provide a detailed methodology.

A Traffic Impact Analysis will be provided prior to site plan approval for the Project.

What modifications to the present transportation system will be required as a result of this
proposed development?

1t is not currently anticipated that modifications to the present transportation system will

be required.

What is the total number of parking spaces required pursuant to Section 708 of the Land
Development Code?

In accordance with LDC Section 708.A., parking for the project will meet or exceed
minimum parking requirements for vehicles which are anticipated to be 2.0 parking spaces
per unit.

What are the proposed methods of access to existing public roads (e.g., direct frontage,
intersecting streets, and frontage roads?

The site has direct frontage along and access to Berkley Road.

Indicate the modes of transportation, other than the automobile, that have been considered
and describe the modes.

Modes of transportation providing access to the Property will be more fully understood
upon the completion of a site plan and will be fully address at Level 2 review.

C. Sewage

1)

2)

3)

4)

What is the amount of sewage in gallons per day (GPD) expected to be generated by the
proposed development?

The amount of sewage expected to be generated by the Project will be more fully
understood and addressed at Level 2 review.

Describe the proposed method and level of treatment, and the method of effluent disposal
for the proposed sewage treatment facilities if on-site treatment is proposed.

N/A.

Indicate the relationship of the proposed sewage system to Polk County’s plans and policies
for sewage treatment systems

N/A.

Identify the service provider

0894178\213171\17353240v1
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Prior to connection, the Applicant will coordinate with Polk County Utilities and
applicable service providers to determine location of lines.

5) Indicate the provider’s capacity and anticipated date of connection.

Prior to connection, the Applicant will coordinate with Polk County Utilities and
applicable service providers to determine capacity and anticipated date of connection.

. Water Supply

1) What is the proposed source of water supply and/or who is the service provider.
The site is in an area served by City of Auburndale for potable water.

2) Indicate the provider’s capacity and anticipated date of connection.

Prior to connection, the Applicant will coordinate with Polk County Utilities and City of
Auburndale to determine capacity and anticipated date of connection.

3) What is the estimated volume of consumption in gallons per day (GPD)?
A Utility Impact Assessment will be provided.

. Surface Water Management and Drainage

1) Discuss the impact the proposed development will have on surface water quality.

The stormwater management system for the Project will be designed to meet regulatory
requirements and will ensure adequate BMPs are instituted.

2) Describe the alteration to the site’s natural drainage features, including wetland, that would
be necessary to develop the project.

Any potential impacts to the Property’s natural drainage features and/or wetlands (if any)
will be property mitigated in accordance with federal, state, and local laws and
regulations.

3) Describe local aquifer recharge and groundwater conditions and discuss the changes to
these water supplies which would result from development of the site.

Any groundwater recharge will occur in the stormwater management features and
infrastructure of the Project. All changes will comply with applicable federal, state, and
local laws and regulations.

4) What alterations to the site’s natural drainage features, including wetland, would be
necessary to develop the project.

The existing wetland on the property will not be altered, and a retention pond will be
installed. Any required stormwater impact assessment on the site plan level will be
addressed at the appropriate time.

. Population

1) Calculate the projected resident population of the proposed development and the generated
population in the case of commercial or industrial uses;

5
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No commercial or industrial uses are being proposed.

At a maximum of 12 du/ac (or 204 maximum units) and based upon 2.5 residents per unit (average
household size in Polk County) the projected (and likely maximum) population of the Project is
510 residents.

2) Describe, for commercial and industrial projects, the employment characteristics including
the anticipated number of employees, type of skills or training required for the new jobs,
the percentage of employees that will be found locally or are expected to be drawn from
outside the county or state, and the number of shifts per day and employees per shift;

N/A.
3) Indicate the expected demographic composition of the additional population

The expected demographic composition will be consistent with typical Polk County
demographics.

4) Describe the proposed service area and the current population thereof.
N/A.

G. General Information

1) List and discuss special features of the proposed development that promote desirability and
contribute to neighborhood needs

The Project will provide much needed housing opportunities for Polk County residents
while also providing diversity of housing types. The Project provides a residential
community in an area already experiencing growth and positioned near established and
emerging employment centers. The Project also serves as an appropriate buffer and
transition between industrial/employment uses and existing residential neighborhoods.
This transition helps preserve neighborhood character while strengthening overall
compatibility. The Property’s location near schools, healthcare facilities, and emergency
services is not only desirable, but also reduces vehicle trips for daily needs and provides
an efficient use of existing infrastructure.

2) Discuss the demand on provision of the following services:
a. Parks and recreation.

The Project includes areas for parks and recreation and is in proximity to other
recreational areas.

b. Educational Facilities.

There are a number of educational facilities within close proximity of the Property
which include:

Berkley Charter School: Located just about 0.3 miles north at 5240 Berkley Rd.

0894178\213171\17353240v1



Berkley Accelerated Middle School: Located approximately 0.4 miles north
Polk Academy: Situated about 1 mile south
Lena Vista Elementary School: Located roughly 4.8 miles south

c. Healthcare.

HCA Florida Auburndale Emergency (approx. 6.5 miles)

Winter Haven Hospital Emergency Department (approx. 8.5 miles)
d. Fire.

Polk County Fire Rescue Station 7: approximately 3.2 miles north

Auburndale Fire Department: Located about 5.2 miles south

Polk County Fire Rescue Station 16: Located approximately 5.8 miles south
e. Police.

Auburndale Police Department: Located approximately 5.4 miles south

Lake Alfred Police Department: Located about 6.1 miles southeast

Winter Haven Police Department: Located approximately 8.5 miles southeast
f.  Electrical Power Supply

The Applicant will coordinate with appropriate electrical provider for provision of
electrical power supply to the Property.

0894178\213171\17353240v1
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MAP A - LOCATION MAP
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MAP B - TOPOGRAPHICAL MAP

October 21, 2025
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MAP C - EXISTING LAND USE

October 21, 2025
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MAP D - SOILS MAP

October 21, 2025
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MAP E — TRAFFIC CIRCULATION MAP
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MAP F - SITE PLAN
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MAP G - DRAINAGE MAP

14

0894178\213171\17353240v1

50



City of Auburndale
AUBURNDALE, FLORIDA 33823

Brad Thomas P.O. Box 186
Director of Public Utilities 215 Main Street
(863) 965-5500

November 12, 2025

MAS Development

2875 NE 191st Street, Suite 305
Aventura, FL. 33180

Attn: Nika Zyryanova

Re: Parcel ID's: 252717000000012020, ...050, & ...040
Dear Ms. Zyryanova,

The proposed development on Berkely Road, North of Pace is in the City of Auburndale’s utility service
area. Water and wastewater capacity is available to provide service to the 246 proposed lots.

Any main extensions or lift-station improvements required by this project will be at the expense of the
developer.

The City of Auburndale looks forward to this project, and | can provide further information, please call me at
863-837-5078.

Sincerely,

Brad Thomas

Public Utilities Director

City of Auburndale

P: 863-837-5078

E: Bthomas@Auburndalefl.com
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POLK COUNTY PLANNING COMMISSION
FINAL ORDER

Case Number: LDPD-2026-4 (Berkley Crossings PD)

Applicant:

Logan Opsahl, Lowndes Law

Property Owner: Harold R. & Catherine R. Botts, Perrin Clifton & Wayne S. Herder

Hearing Date: August 5, 2026

Request:

The applicant is requesting a Planned Development approval for a combined 170
single-family and multi-family units. The purpose of this request is to allow 30-foot-
wide single-family detached lots, up to six (6) attached dwelling units, and reduced
setbacks.

Findings:

The Planning Commission hereby adopts and incorporates herein the DRC staff
report and makes the following findings based upon the staff report and other record
evidence presented during the hearing:

1. Pursuant to section 906D.7 of the LDC, the Planning Commission shall, in the
review of a Level 3 application, consider the following factors:

a. Whether the proposed development is consistent with all relevant
requirements of this Code;

b. Whether the proposed development is consistent with all applicable
policies of the Comprehensive Plan;

c. Whether the proposed use is compatible with surrounding uses and the
general character of the area, including such factors as density, height,
bulk, scale, intensity, traffic, noise, and appearance; and

d. How the concurrency requirements will be met if the development was
built.

2. The Application is consistent with all relevant requirements of the LDC,
including without limitation, Sections 303 and 906.

3. The Application is consistent with all applicable policies of the Comprehensive
Plan.

4. The Application is compatible with surrounding uses and the general character
of the area.

5. Concurrency requirements can be met if the development is built.
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lll. Incorporation of the Record

The record is hereby incorporated by reference into this order and is on file with the
Land Development Division. The record consists of the following: the Application,
Impact Assessment Statement, the DRC staff report, staff’'s PowerPoint presentation,
and all testimony and evidence presented at the hearing.

IV. Planning Commission’s Decision:

Based upon the record and the foregoing findings, the Application is APPROVED,
subject to the conditions, if any, set forth in the Staff Report attached hereto and
incorporated herein as Exhibit "A", and those conditions, if any, agreed upon by the
Applicant and approved by the Planning Commission during the public hearing. Any
such additional conditions approved during the public hearing, as applicable, are set
forth on the attached Addendum 1 to Final Order and fully incorporated herein. This
order becomes final on the date rendered to the Clerk.

V. Effective Date, Appeals:

This order shall be rendered to the Clerk and becomes effective on the date
rendered. The Planning Commission’s decision may be appealed to the Board of
County Commissioners by filing an application for de novo review with the Land
Development Division within 7 calendar days after the Planning Commission hearing.
If a de novo application is timely filed, this order shall not be final and effective until
final action of the Board of County Commissioners.

DONE AND ORDERED in Bartow, Polk County, Florida, in regular session this 5th day of August
2026, by the Polk County Planning Commission.

Polk County Planning Commission ATTEST:
By: By:
Merle Bishop, Chair Lisa Irizarry, Recording Secretary

Date rendered to the Clerk:

Exhibits to Planning Commission’s Order
Exhibit A-Staff Report and Exhibits

cc: Land Development Division Official File
Erin Valle, Clerk of Court (under separate cover)
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ADDENDUM 1 to FINAL ORDER

The following conditions of approval were agreed upon by the Applicant and approved by the
Planning Commission during the public hearing held on August 5, 2026, and are fully incorporated
into the Final Order. In the event any conflict or inconsistency arises between the conditions listed
in the Staff Report and those listed in this Addendum 1, the conditions listed in this Addendum 1
shall control.

Additional Conditions of Approval:
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City of Auburndale
Auburndale, Florida 33823

P. O.Box 186
#1 Bobby Green Plaza Phone (863) 965-5530
Community Development Fax (863) 965-5507
July 22, 2026
Ivan Nance

Senior Planner, Land Development
Polk County Board of County Commissioners
330 W Church St, Bartow, FL 33830

SUBJECT: Comment Letter for LDPD-2026-4
Dear Mr. Nance,

The City of Auburndale would like to express comments regarding LDPD-2026-4 Berkley Crossing. The location of
the subject site is a gateway of the Central Florida Innovation District, within the Auburndale Joint Planning Area (JPA)
and serviced by the City of Auburndale utilities. The property is contagious to city limits to the west and could annex into
the City of Auburndale in the future.

On July 8, 2026, LDPD-2026-4 Berkley Crossing was continued by the Polk County Planning Commission to the
August 5, 2026 hearing. This was due to concerns with the proposed development, and the applicant has proposed
changes due to the July Planning Commission. While the City of Auburndale understands the new proposed changes
address setbacks, parking and landscaping, the City would also like to bring awareness to the following comments.

e All development on this site would be contingent on the City of Auburndale’s “Northern force main project”,
phases one and two to be completely installed and operational. These terms would need to be defined in a
developer’s agreement between the developer and the City before capacities can be committed to the proposed
development. Phase one of this project is substantially completed already with final closeout expected within
the next thirty days.

e Phase Il of the Northern force main project remains in the design phase until what time easements are secured
from both this development and a parcel to the South. However, this development will not be able to be served
by the City of Auburndale’s utilities unless the easement is provided.

e The 10-foot utility easement, needed to serve the subject site, needs to be along the northern property line and
near the Teco Trail, to the east of the Gulfstream Gas easement. This location is needed for connection for this
development and future development to the south. A visual depiction of the utility location has been provided
as Attachment “A” to this letter.

LDPD-2026-4
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e The City of Auburndale Utility Capacity Letter, provided on November 12, 2025, regarded capacities at the
respective treatment facilities. The ability to discharge into the sanitary collections system is dictated by the
projects and easement acquisitions previously referred to.

e The binding site plan proposes that the Gulfstream Gas easement also be considered “open space/amenities.”
Please confirm with Gulfstream that the easement is allowed to have any development or amenities within the
50-foot gas easement.

Should Polk County adopt LDPD-2026-4, the City would ask that the following conditions be placed on the
subject site:

1. Remove the word “potential” from the PD development notes in the binding site plan in regard to the 10’ utility
easement. A 10-foot utility easement will be required, as determined by the City of Auburndale and developer,

in a separate easement agreement.

Please accept our comments to LDPD-2026-4, based on the above information and enter it into the record with staff
reporting.

Sincerely,

Julie Womble, M.A.
Community Development Director
City of Auburndale

LDPD-2026-4
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Attachment “A”

LDPD-2026-4
mmmm Proposed location of future 10-foot utility easement with City of Auburndale
Site Plan
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Polk County

i - Planning Commission
POLK

COUNTY

Agenda ltem 2. 8/5/2026

SUBJECT
LDCPAS-2026-12 (Pavers Road CPA)

DESCRIPTION

This is an applicant-initiated Small-Scale Comprehensive Plan Map Amendment to change the
Development Area designation on £38.22 acres of a £58.91 acre parcel from Rural Development
Area (RDA) to Urban Growth Area (UGA). The property is located east of US 98, south of the Polk
Parkway, and at the end of Pavers Road east of the City of Lakeland in Section 35, Township 28, and
Range 24.

RECOMMENDATION

Approval
FISCAL IMPACT

No Fiscal Impact

CONTACT INFORMATION

Tyler-Christian Daniels

Planner I

Land Development Division

(863) 534-7515 Phone
Tyler-ChristianDaniels@polkfl.gov

Polk County Page 1 of 1 Printed on 7/29/2026

powered by Legistar™
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POLK COUNTY

DEVELOPMENT REVIEW COMMITTEE

STAFF REPORT
DRC Date: May 28, 2026 Level of Review:  Level 4 Review
PC Date: August 5, 2026 Type: Small-Scale Comprehensive Plan Amendment
BoCC September 15, 2026 Case Numbers: LDCPAS-2026-12
Date: ’ Case Name: 2925 Pavers Road Industrial Storage Yard
Applicant:  Zachary Thornton Case Planner: Tyler Daniels, Planner I1

Request:

Location:

Property Owners:

Parcel Size (Number):
Future Land Use:
Development Area:

Nearest Municipalities:
DRC Recommendation:
Planning Commission Vote:
Florida Commerce:

The applicant is requesting to change 38.22 acres of Rural Development
Area (RDA) to Urban Growth Area (UGA).

2925 Pavers Road, South of SR 570 and East of SR 35

WHS Visions of Lakeland LLC

38.22 acres out of a 58.91 acre (242835000000012030) parent parcel
Industrial (IND)

Rural Development Area (RDA)

Lakeland

Pending

Pending

N/A

Reserve

Banana Lake

@
Lakeland

ghlands g @
Location Map

Summary:

i

Auburnde

Aerial Photo

This is an applicant-initiated Small-Scale Comprehensive Plan Map Amendment to change the
Development Area designation on £38.22 acres of a £58.91 acre parcel from Rural Development
Area (RDA) to Urban Growth Area (UGA). The Future Land Use designation of Industrial (IND)
is not proposed for change. The site is located at 2925 Pavers Road, south of SR 570 (Polk
Parkway) and east of SR 35 (US 98), approximately 1.3 miles east of Bartow Road, near the city

Staff Report
Level 4/TCD

Page 1 of 22
LDCPAS-2026-12 August 5, 2026
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limits of Lakeland. The request changes the base Development Area district while leaving the
Future Land Use designation intact.

Compatibility Summary:

The site is bordered on the north by Urban Growth Area across the Polk Parkway right-of-way and
on the west by the Transit Supportive Development Area along the Polk Parkway (SR 570)
corridor. Existing industrial and warehouse development is established along Pavers Lane
immediately north of SR 570, providing a direct urban-industrial reference for the
site. The portion of the parcel proposed for the change is contiguous to UGA on the north and to
TSDA on the west, satisfying the contiguity requirement of Comprehensive Plan Policy 2.105-
A1(b). To the south and east, the surrounding RDA remains undeveloped and is largely vacant.
Future industrial development on this site will be subject to Land Development Code Section 220
setbacks and buffering requirements relative to any abutting residential uses or districts.

Infrastructure Summary:

The site fronts Pavers Road and has proximity to SR 570 (Polk Parkway), a limited-access regional
arterial. SR 35 (US 98) is located approximately 1.3 miles west. The subject parcel is within the
City of Lakeland utility service area. However, the nearest water connection is to the northeast of
the site, provided by the Florida Governmental Utility Authority (FGUA), and the applicant has
stated in their Impact Assessment Statement that they plan to connect to FGUA. Capacity
information has not been provided by the applicant for either the City of Lakeland or FGUA. This
must be addressed at Level 2 Review because the UGA requires connection to public water and
sewer. Fire response is anticipated from the City of Lakeland Fire Department under interlocal
agreement, with  ambulance response from Polk  County Fire  Rescue.

Environmental Summary:

Environmental constraints within the 38.22-acre amendment area consist of approximately 3.70
acres of FEMA Flood Zone A and approximately 5.10 acres of mapped wetlands (across four
polygons), with approximately 2.62 acres of overlap between the two features. The combined
constrained footprint within the amendment area is approximately 6.18 acres, or roughly 16% of
the amendment area, concentrated on the western and northwestern portion. The remaining
approximately 32 acres are upland and developable. Additional wetland and Flood Zone A area
exists on the broader parent parcel within the existing UGA-Industrial designation but is not part
of this amendment. The constrained portion correlates with Hydraquents, clayey, and Arents, 0 to
5 percent water complex soils per the USDA Web Soil Survey, while the developable upland
portion is predominantly Neilhurst sand.

Comprehensive Plan
The relevant sections of the Comprehensive Plan applicable to this request are:
e Policy 2.102-A1 through A15: General Growth Management Policies
e Policy 2.102-A10: Location Criteria
e Policy 2.102-A11: Urban Sprawl Criteria
e Section 2.103: Development Areas
e Section 2.105: Urban Growth Areas (UGA)
e Section 2.108: Rural Development Areas (RDA)
e Section 2.119: Industrial (IND) Future Land Use District

Staff Report Page 2 of 22
Level 4/TCD LDCPAS-2026-12 August 5, 2026
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Findings of Fact

Request and Legal Status

This is an applicant-initiated request for a Small-Scale Comprehensive Plan Map
Amendment changing the Development Area designation on £38.22 acres of a £58.91
acre parcel from Rural Development Area (RDA) to Urban Growth Area (UGA). The
Future Land Use designation of Industrial (IND) is not proposed for change.

The property owner of record is WHS Visions of Lakeland, LLC.
The parent parcel totals +£58.91 acres, of which £38.22 acres are the subject of this request.

The site is located at 2925 Pavers Road, south of SR 570 (Polk Parkway) and east of SR
35 (US 98), approximately 1.3 miles east of Bartow Road.

The site's existing Future Land Use is Industrial (IND), which is a permitted Future Land
Use category in both Urban Growth Areas (Policy 2.105-A3) and Rural Development
Areas (Policy 2.108).

Pursuant to Policy 2.103-A2, Development Areas are base districts and are not land uses.
The proposed amendment does not alter the Future Land Use, only the underlying base
district.

If approved, the future Land Development Code zoning subdistrict for the site will be
Industrial within the UGA.

Compatibility

The existing uses in the sites of the surrounding area are:

e North — IND in the UGA across SR 570 (Polk Parkway) right-of-way; further
Industrial and warehouse uses along Pavers Lane
e West—IND in UGA development is directly adjacent to the proposed area
directly next to the TSDA to the Northwest and Southwest; existing industrial and
warehouse uses, with mining/vacant land further west
o East— ARR in the RDA development area; vacant, undeveloped
e South — ARR in the RDA development area; vacant, undeveloped
The site is contiguous to Urban Growth Area on the north across the Polk Parkway (SR
570) right-of-way and to Transit Supportive Development Area on the west along the Polk
Parkway (SR 570) corridor.

Existing industrial and warehouse development is established along Pavers
Lane immediately north of SR 570 within the existing UGA. Surrounding Future Land Use
designations include UGA-Industrial to the north, TSDA-Industrial to the west, and RDA
with low density residential uses to the south and east.

The City of Lakeland corporate limits are in close proximity to the subject site.

Land Development Code Section 220 Compatibility Standards will apply to any abutting
residential development or districts at the time of Level 2 Review.

The proposed Urban Growth Area and Transit Supportive Development Area have a
maximum Floor Area Ratio is 0.75 and Impervious Surface Ratio is 0.70. The RDA
standards are 0.50 FAR and 0.50 ISR.

Staff Report Page 3 of 22
Level 4/TCD LDCPAS-2026-12 August 5, 2026
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Environmental

e The 38.22-acre amendment area contains approximately 3.70 acres of FEMA Flood Zone
A and approximately 5.10 acres of mapped wetlands (in four polygons), with
approximately 2.62 acres of overlap between the two features.

e The combined constrained footprint within the amendment area is approximately 6.18
acres, or roughly 16% of the amendment area, concentrated on the western and
northwestern portion.

e Additional Flood Zone A and wetland area exists on the broader parent parcel within the
existing UGA-Industrial designation.

e Mapped constraints are from Polk County Geographical Information System data, the
National Wetlands Inventory, and FEMA Flood Insurance Rate Maps.

o The site is located within the Potential Network Connections area of the Polk Green District
Comprehensive Plan Map Series.

o There are no conservation easements on the subject site. The nearest conservation easement
is located approximately 0.77 miles to the south, on Winter Lake Road (Parcel 24-29-02-
000000-011020), recorded as O.R. 8802-0310.

e Per the USDA Web Soil Survey, the amendment area is roughly 80.6 percent Neilhurst
sand, rated Not Limited for small commercial buildings; the remaining Arents complex
and Hydraquents clayey soils are rated Very Limited and correspond to the wetland and
floodplain area on the western and northwestern portion.

e The applicant did not indicate any wells on the parcel, and the site is not within a Wellfield
Protection District; the nearest Wellfield Protection District is approximately 3.3 miles
south.

o Per the Polk County Protected Species Observation Map and the Florida Fish and Wildlife
Conservation Commission, the site falls within an Eagle's Nest protected species area,
though the nearest nest is approximately 4,000 feet away and was reported destroyed as of
2025 by the National Audubon Society.

o There are no known historical or archaeological resources on the site per the Florida Master
Site File, Florida Department of State, Division of Historical Resources.

Comprehensive Plan Policies
e POLICY 2.102-A1: DEVELOPMENT LOCATION — Polk County shall promote
contiguous and compact growth patterns through the development process to minimize
energy costs, conserve land, water, and natural resources, minimize the cost of services,
and prevent development patterns where tracts of land are by-passed in favor of
development more distant from services and existing communities.

e POLICY 2.102-A2: COMPATIBILITY — Land shall be developed so that adjacent uses
are compatible with each other, pursuant to the requirements of other Policies in this Future
Land Use Element, so that one or more of the following provisions are accomplished: a.
there have been provisions made which buffer incompatible uses from dissimilar uses; b.
incompatible uses are made to be more compatible to each other through limiting the
intensity and scale of the more intense use; c. uses are transitioned through a gradual
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scaling of different land use activities through the use of innovative development
techniques such as a Planned Unit Development.

e POLICY 2.102-A3: DISTRIBUTION — Development shall be distributed throughout the
County consistently with this Future Land Use Element so that the public utility, other
community services, and public transit and transportation systems can be efficiently
utilized; and compact, high-density and intensity development is located where urban
services can be made available.

e POLICY 2.102-A4: TIMING — The development of land shall be timed and staged in
conjunction with the cost-effective and efficient provision of supporting community
services which, at a minimum, shall require compliance with the Plan's Level of Service
requirements and the County's concurrency management system.

e POLICY 2.102-A10: LOCATION CRITERIA — The following factors shall be taken into
consideration when determining the appropriateness of establishing or expanding any land
use or development area:

a. nearness to incompatible land uses and future land uses, unless adequate buffering
is provided,

b. nearness to agriculture-production areas;
distance from populated areas;

d. economic issues, such as minimum population support and market-area radius
(where applicable);

e. adequacy of support facilities or adequacy of proposed facilities to be provided by
the time of development, including, but not limited to: transportation facilities;
sanitary sewer and potable water service; stormwater management; solid waste
collection and disposal; fire protection; emergency medical service; law
enforcement; schools and other educational facilities; parks, open spaces, civic
areas and other community facilities;

f. environmental factors, including, but not limited to: environmental sensitivity of
the property and adjacent property; surface water features; wetlands and primary
aquifer recharge areas; soil characteristics; location of potable water supplies,
private wells, public well fields; and climatic conditions.

e POLICY 2.102-A15: ADEQUATE PUBLIC FACILITIES — The County will direct new
growth to areas where adequate public facilities exist or are planned; and ensure that
essential services are in place to provide for efficient, cost-effective response times from
the Fire Department, Sheriff's Department, and Emergency Management Service.

e POLICY 2.103-Al: AREAS ESTABLISHED AND MAPPED — The following
development areas shall be designated and mapped on the Polk County Future Land Use
Map Series as base districts in accordance with the criteria established within Sections
2.104 through 2.108: Transit Supportive Development Area (TSDA); Urban-Growth Areas
(UGA); Suburban-Development Areas (SDA); Utility-Enclave Areas (UEA); Rural-
Development Areas (RDA).

e POLICY 2.103-A2: BASE DISTRICTS — Development Areas are not land uses. They are
base districts and serve as a foundation on which land use districts are placed.

e POLICY 2.105-A1: DESCRIPTION — Urban-Growth Areas shall:
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a. complement the TSDA in guiding growth, while promoting orderly and compact
development;

b. be located contiguous to the TSDAs or a municipality as they represent the
expansion areas;

c. be supported by existing or planned urban type services that are programmed for
the 20-year planning horizon;

d. be those areas where the availability of infrastructure and other community
facilities and services, including, but not limited to mass transit and other
transportation alternatives, utilities, public safety, recreational and educational
services, promotes and supports the location of higher density and intensity
compact, mixed use development in close proximity to the development in the
adjacent TSDAs;

e. include development criteria that promote walkable communities, improve access
to employment and other opportunities, support the preservation of open space and
natural areas, and reduce capital and operating cost for the provision of
infrastructure and public services.

e POLICY 2.105-A3: LAND USE CATEGORIES — The following land use categories
shall be permitted within UGAs in accordance with applicable criteria:

a. ACTIVITY CENTERS: Regional Activity Centers, Community Activity Centers,
Neighborhood Activity Centers, Convenience Centers, Tourism Commercial
Centers, Employment Centers, and High-Impact Commercial Centers;

b. RESIDENTIAL: Residential-High, Residential-Medium, and Residential-Low
Districts;

c. OTHER: Linear Commercial Corridors, Commercial Enclaves, Industrial,
Business-Park  Centers,  Professional  Institutional, = Office = Centers,
Leisure/Recreation, Institutional, Recreation and Open Space, Preservation.

e POLICY 2.105-A5: DEVELOPMENT CRITERIA FOR URBAN GROWTH AREAS —
Development within the Urban Growth Areas shall conform to the following criteria as
further specified in the Land Development Code: connect to centralized potable water;
connect to centralized sanitary sewer systems if available; incorporate design features that
promote healthy communities and green building practices; promote the implementation
of Complete Street and Conservation Development principles; promote the integration of
pedestrian-oriented features; provide access to civic space, parks, green areas, and open
space and other amenities; be supported by public safety; have access to public schools;
provide connectivity with adjacent uses; encourage the inclusion of a variety of housing
choices and mixed uses; and apply additional standards supporting transit if development
is within the Corridor and Center Overlay.

Development Review Committee Recommendation Based on the information provided by the
applicant, recent site visits, and the analysis conducted within this staff report, the DRC finds that
with the proposed conditions, the proposed requests ARE COMPATIBLE with the surrounding
land uses and general character of the area, IS CONSISTENT with the Polk County
Comprehensive Plan and Land Development Code, and therefore, the DRC recommends
APPROVAL of LDCPAS-2026-12.
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Planning Commission Decision: On August 5, 2026, in an advertised public hearing, the Planning
Commission voted ?:? to recommend APPROVAL or DENIAL of LDCPAS-2026-12.

NOTE: This staff report was prepared without the benefit of testimony or evidence that may be
presented at the public hearing. Staff reserves the right to supplement or amend the findings and
recommendation contained herein based upon information presented at the hearing.

NOTE: Issuance of a development permit by the County does not in any way create any rights on
the part of the applicant to obtain a permit from a state or federal agency and does not create any
liability on the part of the County for issuance of the permit if the applicant fails to obtain requisite
approvals or fulfill the obligations imposed by a state or federal agency or undertakes actions that
result in a violation of state or federal law.

Analysis
This section of the staff report includes data on the surrounding uses, infrastructure conditions,

environmental conditions, and related Comprehensive Plan policies and Land Development Code
regulations.

Surrounding Uses
Table 1 lists the Development Area designations, Future Land Use designations, and existing
uses immediately adjacent to the subject site.

Table 1

Northwest North Northeast

IND; TSDA IND; UGA IND; UGA
Existing industrial / warehouse uses| (across Polk Parkway / SR 570)Industrial / | Industrial and residential mix

along Craftsman Blvd warehouse uses, Pavers Lane corridor south of SR 570 ROW
Subject Site
Rural Development Area (RDA) Industrial
West (IND) East

IND; TSDA / UGA
Mining operation, vacant land

ARR; RDA

Vacant / undeveloped Vacant, undeveloped land

+58.91 acre parcel; £38.22 acres subject to this

request
Southwest South Southeast
ARR; RDA ARR; RDA ARR; RDA
Mining / vacant land Vacant, undeveloped, scattered rural residential Vacant, undeveloped

Source: Polk County Geographical Information System and site visit by County staff.

Compatibility with the Surrounding Uses

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 over time such that no use or
condition is unduly negatively impacted directly or indirectly by another use or condition."
Compatibility analysis for this request differs from a typical Future Land Use change because the
FLU is not changing. The compatibility question for a Development Area amendment is whether
the intensity envelope of the proposed base district fits the established pattern of urban form
surrounding the site.
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Land Uses

The Industrial Future Land Use already in place on the site has existed independent of the
surrounding RDA character. The site is bordered by UGA-Industrial on the north and TSDA and
UGA Industrial on the west, with existing industrial and warehouse buildings established along
Pavers Lane north of SR 570. The proposed UGA base district aligns the site with this existing
industrial pattern rather than introducing it. The southern and eastern edges of the site abut RDA,
where development pressure remains low and where Land Development Code Section 220
setbacks and buffering requirements will apply at the time of site development.

The requested Development Area change does not alter the Industrial (IND) Future Land Use
designation, but it does raise the maximum development intensity permitted by right. Under Table
2.2 of the Land Development Code, the dimensional standards for the Industrial district vary by
Development Area. Within the Rural Development Area (RDA), Industrial development is limited
to a maximum Floor Area Ratio (FAR) of 0.50 and a maximum non-residential Impervious Surface
Ratio (ISR) of 0.50. Within the Urban Growth Area (UGA), the same Industrial district permits a
maximum FAR of 0.75 and a maximum ISR of 0.70. The abutting Transit Supportive Development
Area (TSDA) to the west carries these same urban-level standards.

Applied to the +38.22-acre amendment area (+1,664,863 square feet of gross land area), the change
in Development Area increases the maximum permitted building floor area from approximately
832,432 square feet under the RDA standard to approximately 1,248,647 square feet under the
UGA standard, an increase of approximately 416,216 square feet. The maximum permitted
impervious surface increases from approximately 50 percent to approximately 70 percent of the
site. The proposed intensity is consistent with the Industrial standards already applied to the
abutting UGA and TSDA lands to the north and west, and the amendment brings the by-right
intensity of the subject site into alignment with the surrounding urban-designated industrial
context.

Infrastructure

The site is positioned within an established industrial corridor along the south side of SR 570.
Pavers Road provides direct site access and connects to the broader arterial network. The subject
parcel is within the City of Lakeland utility service area; however, the nearest water connection is
to the northeast, provided by the Florida Governmental Utility Authority (FGUA), and the
applicant has stated an intent to connect to FGUA. Because the UGA requires connection to public
water and sewer, service and capacity will be confirmed at Level 2 Review. Fire response under
interlocal agreement and ambulance response from Polk County Fire Rescue provide adequate
emergency service coverage. The proposed industrial use generates no students, so school capacity
is not a concern.

Environment

The amendment area contains approximately 6.18 acres of combined wetland and FEMA Flood
Zone A constraints (5.10 acres of wetlands, 3.70 acres of Flood Zone A, 2.62 acres of overlap)
concentrated on its western and northwestern portion. The remaining approximately 32 acres are
upland and suitable for industrial development. The constrained portion is well-defined,
concentrated, and avoidable through site design. Stormwater management, wetland avoidance, and
floodplain compliance will be addressed at the time of Level 2 Review. Any unavoidable wetland
impacts will require coordination with the Southwest Florida Water Management District through
the Environmental Resource Permit process, and any floodplain encroachment will be subject to
FEMA and County floodplain regulations.
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Infrastructure and Urban Services Summary

The proposed CPA is not anticipated to degrade the adopted Level of Service (LOS) standards for
transportation, locally zoned schools, or fire, EMS, and Sheriff public safety resources. The subject
site is located within Transportation Impact Fee Zone B (Northwest). Potable water and
wastewater service, provider, and capacity are addressed under the Service Provider analysis
below and must be confirmed at Level 2 Review, as the UGA requires connection to public water
and sewer. The applicant did not indicate any wells on the subject site, and the parcel is not within
a wellhead protection area.

Nearest Elementary, Middle, and High School
Industrial uses do not generate students. The zoned schools for the subject site are identified below for
reference. Final concurrency is determined at Level 2 Review.

Table 2
Name of School Annual Estimated Demand | Average driving distance from
subject site
OSCAR J POPE ELEMENTARY 0 students +- 1.8 MI
CRYSTAL LAKE MIDDLE 0 students +-2.5 Ml
GEORGE C JENKINS 0 students +- 3.8 MI

Source: Polk County School Board, Polk County Impact Fee Ordinance, and County GIS.
Nearest Sheriff, Fire, and EMS Station:

The nearest Sheriff District office is located approximately 9.2 miles from the subject site.
Response times vary depending on where the nearest sheriff’s deputy patrol car is located rather
than the district office. The nearest Fire/EMS station is approximately 2.1 miles from the subject
site.

Table 3: Public Safety

Name of Station Distance/Response Time"
Sheriff Southwest District Command Priority 1 — 8:28 min
(4120 US 98 South, Lakeland) Priority 2 — 23:04 min
Fire/EMS Polk County Fire Rescue Station 35 2.1 £ miles / 8-10 min
3409 Winter Lake Rd, Lakeland

Water and Sewer Capacity and Service Provider:

Table 4 below details the estimated impact to potable water and wastewater services based upon
the capacity on the subject site under the proposed designation change.
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A. Available Capacity:

Table 4. Estimated Water and Sewer Impact Analysis

Permitted Maximum Permitted in Existing Maximum Permitted in Proposed
Density / RDA (Industrial UGA (industrial)
Intensity

38.22+ acres

Gross 38.22+ acres (1,664,863 sf) x 0.75

38.22 acres x 0.50 FAR = 832,432 sf

~32+ acres FAR = 1,248,647 sf
Upland
Potable W.ater 832,432 sf X 24 = 199,784 GPD 1,248,647 sf X 0.24 =299,675
Consumption GPD

0/ —
Wastewz.lter 199,784 GPD X 80% = 159,827 GPD 299,675 GPD X 80% = 239,740
Generation GPD

B. Service Provider:

The subject parcel for the land use change is within the City of Lakeland Utility Service area.
However, the nearest water connection is to the northeast of the site provided by Florida
Governmental Utility Authority (FGUA). In addition, the applicant has stated in their Impact
Assessment Statement that they plan to connect to FGUA. Capacity information has not been
provided by the applicant for either the City of Lakeland or FGUA. This will have to be addressed
at the Level 2 Review because the UGA requires connection to public water and sewer.

Roadways/Transportation Network:
A. Estimated Demand:

Table 5 following this paragraph shows the Average Annual Daily Trip (AADT) rate and the PM
Peak hour trip rate. The proposed Development Area designation change to Urban Growth Area,
at maximum density, will generate more than the current combination of the Rural Development
Area

Table 5: Estimated Transportation Impact Analysis

. . Maximum Permitted in Maximum Permitted in
Permitted Density / .
Intensit Existing Proposed UGA
y Land Use RDA
38.22 + acres Gross 38.22+acres X 0.50 FAR 38.22+ acres (1,664,863 sf) X 0.75
- FAR = 1,248,647 sf

~32+ acres Upland =832,432 sf T

Average Annual Daily 832,432/1,000 X 6.97 X 92% 1,248,647 /1,000 X 6.97 X 92% =

Trips (AADT) =5,338 Trips 8,007 Trips

PM Peak Hour Trips 832,432/1,000 X .91 X 92% = 1,248,647 /1,000 X .91 X 92% =
697 Trips 1,045 Trips

Source: Concurrency Manual

B. Available Capacity: The subject site takes access from Pavers Lane and loads onto the regional
network at SR 570 (Polk Parkway). According to the 2026 Polk Transportation Planning
Organization Roadway Network Database, the segment of SR 570 (Polk Parkway) between US 98
and CR 546 (Old Dixie Highway) is a four-lane limited-access expressway carrying 21,100 Annual
Average Daily Trips against an adopted directional capacity of 3,890 peak-hour trips, operating at
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Level of Service (LOS) B. The segment is not projected to be deficient within the five-year
planning horizon. Final concurrency will be determined at the time of Level 2 Review.

C. Roadway Conditions: SR 570 (Polk Parkway) is a four-lane, limited-access expressway
maintained by the Florida Department of Transportation and is in good condition. Pavers Lane is
a private road (Unit P843503) extending approximately 1,282 feet from Ridgeway Lane to Maine
Avenue and providing direct access to the subject site. Any improvements to Pavers Lane
necessary to serve the proposed intensity, including cross-access and connection to the public
network, will be addressed at the time of Level 2 Review.

Environmental Conditions:

Any impact to surface water, wetlands, and storm water management will be in accordance with
the requirements of the Comprehensive Plan and Land Development Code.

A. Surface Water:

There are observable surface waters on the subject site within the floodplain area reaching an
elevation low of 113 feet in a roughly 49,000 square foot area in the midwestern portion of the
property. Other low areas can be attributed to previous phosphate mining in the area. The site's
higher ground lies along its northern and eastern portions, where elevations reach approximately
120 to 123 feet, and the terrain slopes gradually to the west and southwest toward the surface water
and floodplain. Overall relief across the parcel is roughly 10 to 12 feet, indicating a gentle grade
with no significant topographic breaks apart from the mined and floodplain low areas.

B. Wetlands/Floodplains:

According to the Polk County Data Viewer, wetland provided by the FDEP wetland viewer
indicates wetlands are on the subject site. A wetland determination will be needed for final uplands
of the subject site. For this analysis it is estimated that of the 38.22+ acre site, approximately 5.10
acres are wetland.

C. On-Site Soils:

The subject site is comprised of primarily Neilhurst sand, which makes up approximately 80.6%
of the site, and Arents, 0 to 5 percent water complex, which makes up approximately 14.2% of the
site, with less than 1 percent Hydraquents, clayey. The remaining 4.6% is Water. According to the
USDA Web Soil Survey, Neilhurst sand is rated as "Not Limited" for small commercial buildings
and "Slightly Limited" for septic tank absorption fields, while Arents, 0 to 5 percent water
complex, is rated as "Very Limited" for small commercial buildings and is not rated for septic tank
absorption fields. Future development of the site will be subject to Section 2.303: "Soils" of the
County's Comprehensive Plan (in conjunction with the Land Development Code) which requires
all development to implement Best Management Practices based on the Department of
Environmental Protection's (DEP) Florida Development Manual. The reported soils are based on
the United States Department of Agriculture (USDA) Soils Survey.
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Table 6

SOIL NAME SMALL COMMERCIAL SEPTIC TANK PERCENTAGE

BUILDINGS ABSORPTION FIELDS OF SITE

Neilhurst sand Not Limited Slightly Limited 80.6+/-%

Arents, 0 to 5 percent Very Limited Not Rated 14.2+/-%

water complex

Hydraquents, clayey Very Limited Not Rated T+ -%

Water 4.6+/-%

Source: USDA Web Soil Survey

D. Wells (Public/Private):

The applicant did not indicate any wells located on the parcel. The parcel is not within a Wellfield
Protection District; however, the nearest Wellfield Protection District is approximately 3.3 miles
South of the site.

E. Protected Species

According to Polk County Protected Species Observation Map and the Florida Fish & Wildlife
Conservation Commission (2015), the subject site is located within the Eagle’s Nest protected
species area. However, the nearest reported nest location is approximately 4,000 feet away and
was reported as destroyed as of 2025 by The National Audubon Society.

F: Polk Green Districts and Conservation Easements:

The site is located within the Potential Network Connections area of the Polk Green District
Comprehensive Plan Map Series. There are no conservation easements on the subject site. The
nearest conservation easement is located approximately 0.77 miles to the south, on Winter Lake

Road (Parcel 24-29-02-000000-011020), recorded as O.R. 8802-0310.

G. Florida Wildlife Corridor
The site is not located within the Florida Wildlife Corridor.

H. Archeological Resources
There are no known historical or archeological resources onsite according to the Secretary of the
State’s Department of Historical Resources Florida Master File.

I. Airports:
The subject site is not located within an Airport Impact District (AID) or the Airport Height

Notification Zone.

Park Facilities:
The nearest park is the Eaton Park. The closest environmental site is the Circle B Bar Reserve.

A. Location:
Eaton Park is located at 2730 Maine Avenue

B. Services:
The park’s current hours of operation are from dawn to dusk (generally 6 a.m. to 10 p.m.) and
features a basketball court and a playground.
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C. Multiuse Trails:

The closest multi-use trail is Fort Fraser Trail about 2.6 miles away. It is a multi-use 7.75-mile
trail runs parallel to U.S. Highway 98 between State Road 540/Winter Lake Road in Lakeland and
State Road 60 in Bartow, with trailheads at Polk State College in Lakeland and in Highland City.
The Highland City trailhead on 4th Street SE between Central Avenue and Laurel Avenue includes
parking, restrooms and other amenities. Runners, walkers and cyclists on this trail travel through
tree canopies, pastures and populated areas. In total, there are five picnic shelters, six rest shelters
and three trestle bridges.

D. Environmental Lands:

The closest publicly accessible environmental lands are within Circle B Bar Reserve. Circle B Bar
Reserve, on the northwest shore of Lake Hancock, is a former cattle ranch that today boasts a wide
variety of plants and animals. You can see several distinct ecosystems in this reserve of 1,267
acres. There is wildlife sightings from Lake Hancock, often considered the headwaters of the Peace
River, which flows more than 100 miles from Polk County southwest to the Gulf of Mexico. Circle
B Bar Reserve is a nearly 1,300-acre county nature reserve located along Lake Hancock in
Lakeland. The site offers approximately six miles of hard-packed, marked trails suitable for hiking,
biking, and wildlife observation, with the Alligator Alley Trail being among the most frequented.
The reserve supports diverse ecosystems, including oak hammock, freshwater marsh, hardwood
swamp, and lake shoreline, and is recognized as a notable location for viewing native wildlife such
as alligators, wading birds, waterfowl, ospreys, and bald eagles. On-site amenities include the Polk
Nature Discovery Center, an educational facility with interactive exhibits and an indoor children's
play area, as well as periodic guided tram tours. The reserve is staffed by volunteers who provide
trail maps and visitor information.

E. Planned Improvements:
There are no further recreation improvements scheduled for this area of Polk County at this time.

Consistency with the Comprehensive Plan
The most relevant policies for the proposed request are summarized in Table 8, with the consistency
analysis provided alongside each policy.

Table 8

Comprehensive Plan Policy

Consistency Analysis

POLICY 2.102-A1: DEVELOPMENT LOCATION —
Polk County shall promote contiguous and compact
growth patterns through the development process to
minimize energy costs, conserve land, water, and natural
resources, minimize the cost of services, and prevent
development patterns where tracts of land are by-passed
in favor of development more distant from services and
existing communities.

The subject site is bordered to the north by UGA across
the Polk Parkway right-of-way and to the west by UGA
and TSDA along the Polk Parkway (SR 570) corridor.
Existing industrial and warehouse development
is established along Pavers Lane immediately north of
SR 570. Designating the site UGA continues the existing
urban industrial form rather than leapfrogging
development further into rural areas, satisfying the
contiguous and compact growth pattern this policy
requires.

POLICY 2.102-A2: COMPATIBILITY — Land shall be
developed so that adjacent uses are compatible with each
other.

The Industrial Future Land Use already in place on the
site signals an intent for urban-intensity industrial use.
Adjacent uses to the north and west are industrial,
warehouse, and mining. The proposed change does not
introduce a new use type into a sensitive context. Land
Development Code Section 220 setbacks and buffers will
apply to any abutting residential uses along the southern
boundary at the time of development review.

POLICY 2.102-A3: DISTRIBUTION — Development
shall be distributed throughout the County consistently

The site has direct access to Pavers Road, with frontage
proximate to SR 570 (Polk Parkway), a limited-access
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with this Future Land Use Element so that the public
utility, other community services, and public transit and
transportation systems can be efficiently utilized.

regional arterial, and SR 35/ US 98 to the east. Industrial
development on this site wuses existing arterial
infrastructure rather than driving new infrastructure into
rural areas.

POLICY 2.102-A4: TIMING — The development of
land shall be timed and staged in conjunction with the
cost-effective and efficient provision of supporting
community services.

Final concurrency is determined at Level 2 Review. The
roadway, water, and wastewater networks serving the
immediate area are already extended to support the
existing industrial uses along Pavers Lane to the north.
Bringing this site into UGA is consistent with the timing
of investments already made in the surrounding industrial
corridor.

POLICY 2.102-A10: LOCATION CRITERIA —
Factors to consider when establishing or expanding any
land use or development area, including buffering,
support facilities, and environmental factors.

Adequate buffering from any nearby residential uses will
be required at site development. Support facilities
including transportation, water, wastewater, fire, EMS,
and law enforcement are addressed in the Analysis
section of this report. Environmental factors include
approximately 6.18 acres (16%) of mapped wetlands and
FEMA Flood Zone A concentrated on the western and
northwestern portion of the amendment area; the
constrained portion is avoidable through site design, and
the remaining approximately 32 acres are developable
upland.

POLICY 2.102-A15: ADEQUATE PUBLIC
FACILITIES — The County will direct new growth to
areas where adequate public facilities exist or are
planned.

The site is within the service envelope of the existing
industrial corridor along Pavers Lane and the SR 570 /
SR 35 interchange. Public facilities serving that corridor
are programmed within the 20-year planning horizon,
consistent with the UGA designation criteria in Policy
2.105-Al.

POLICY 2.105-A1: DESCRIPTION — Urban-Growth
Areas shall (a) complement the TSDA in guiding growth,
while promoting orderly and compact development; (b)
be located contiguous to the TSDASs or a municipality as
they represent the expansion areas; (c) be supported by
existing or planned urban type services that are
programmed for the 20-year planning horizon; (d) be
those areas where the availability of infrastructure and
other community facilities and services promotes and
supports the location of higher density and intensity
compact, mixed use development in close proximity to
the development in the adjacent TSDAs; (e) include
development  criteria  that promote  walkable
communities, improve access to employment, support
open space preservation, and reduce capital and
operating cost for infrastructure.

The request satisfies each criterion of Policy 2.105-A1.
The site is contiguous to UGA across the Polk Parkway
right-of-way to the north and to TSDA and UGA on the
west along the Polk Parkway (SR 570) corridor. The City
of Lakeland's corporate limits are within close proximity.
Urban services serving the existing industrial corridor
along Pavers Lane are programmed within the 20-year
horizon. The site complements the surrounding TSDA
and UGA pattern by extending the urban industrial form
rather than dispersing it. Walkability is limited by the
industrial use type, but pedestrian access for employees
will be addressed at the time of Level 2 Review.

POLICY 2.105-A3: LAND USE CATEGORIES —
UGAs permit Activity Centers, Residential Districts,
Linear Commercial Corridors, Commercial Enclaves,
Industrial,  Business-Park  Centers,  Professional
Institutional, Office Centers, Leisure/Recreation,
Institutional, Recreation and Open Space, and
Preservation.

Industrial is an expressly permitted Future Land Use
category within the UGA. The existing IND designation
on this site is consistent with the proposed UGA base
district and would resolve the current mismatch between
an urban-intensity Future Land Use and a Rural-
Development base district.

POLICY 2.105-A5: DEVELOPMENT CRITERIA FOR
URBAN GROWTH AREAS — Development within
UGAs shall connect to centralized potable water; connect
to centralized sanitary sewer if available; incorporate
design features promoting healthy communities and
green building; integrate pedestrian features; provide
access to civic space; be supported by public safety; have
access to public schools; provide connectivity with

Subject to Level 2 Review, future development on the
site will be required to connect to centralized potable
water and sanitary sewer where available. Pedestrian-
oriented features and public-safety considerations will be
addressed at the site planning stage. School access is not
a constraint because the proposed industrial use generates
no students.
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adjacent uses; and encourage a variety of housing choices
and mixed uses.

POLICY 2.108 (RURAL DEVELOPMENT AREAS) —
RDAs are intended to remain in rural and agricultural use
with low-density residential, consistent with the
Comprehensive  Plan's  multi-nodal, urban-cluster
framework.

The site's existing Industrial Future Land Use is
inconsistent with the rural and agricultural character that
the RDA is intended to preserve. Removing this 38.22-
acre tract from the RDA actually strengthens the rural
designation surrounding it by removing a non-
conforming intensive use category from the base district

and placing it where it belongs, in the UGA.

Urban Sprawl Analysis

Polk County’s Comprehensive Plan Policy 2.102-A10 establishes review criteria intended to
discourage the proliferation of urban sprawl. Specific characteristics of urban sprawl have been
examined throughout this staff report and are summarized in Table 9 (below). Based on the
findings of fact and analysis conducted, the proposed request does not meet the criteria to be

considered as urban sprawl.

Table 9: Urban Sprawl Criteria

Rule 9J-5 Urban Sprawl Criteria

Page(s) within report

a. Promotes substantial amounts of low-density, low-intensity, or single use

development in excess of demonstrated need.

Surrounding Land
Uses Section

b. Allows a significant amount of urban development to occur in rural areas.

Surrounding Land
Uses Section

c. Designates an urban development in radial, strip isolated, or ribbon patterns

emanating from existing urban developments.

Surrounding Land
Uses Section

d. Fails to adequately protect and conserve natural resources and other

significant natural systems.

Environmental Conditions

e. Fuails to adequately protect adjacent agricultural areas.

Surrounding Land
Uses Section

f.  Fails to maximize existing public facilities and services.

Schools, Public Facilities and
Water/Sewer Sections

Fails to minimize the need for future facilities and services.

Schools, Public Facilities and
Water/Sewer Sections

h.  Allows development patterns that will disproportionately increase the cost of

providing public facilities and services.

Surrounding Land
Uses Section

i.  Fails to provide a clear separation between urban and rural uses.

Surrounding Land
Uses Section

j.  Discourages infill development or redevelopment of existing neighborhoods.

Surrounding Land
Uses Section

k.  Fails to encourage an attractive and functional mixture of land uses.

Surrounding Land
Uses Section

I Will result in poor accessibility among linked or related land uses.

Surrounding Land
Uses Section

m. Results in the loss of a significant amount of open space.

Surrounding Land Uses and
Environmental Conditions
Sections

Source: The following criteria are the primary indicators of urban sprawl per Rule 9J-5 of the Florida Administrative Code.
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Exhibits:

Exhibit—1  Location Map

Exhibit—2  Location Map (Detailed)

Exhibit—3 2023 Aerial Photo

Exhibit—4 2023 Aerial Photo (Detailed)

Exhibit—5  Current Development Area Map

Exhibit—6  Proposed Development Area Map
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7/21/26, 4:20 PM

Accela Automation

l,,ACCELA Civic Platform > POLKCO

v
LDCP... O  STATUS LOCATION CONTACT WORKFLOW
2925 Pave... > Revisio... > 2925P... > Zachar... > 16total T
Applicant/.. 06/19/2... LAKELA... °.
LDCPAS-2026-12 - 2925 Pavers Road Industrial a

Storage Yard

Menu Reports

Application Name:
File Date:
Application Type:
Application Status:

Application Comments:

Description of Work:

Application Detail:
Address:

Parcel No:

Owner Name:

Contact Info:

Licensed Professionals Info:

Job Value:

Total Fee Assessed:
Total Fee Invoiced:
Balance:

Custom Fields:

Help

2925 Pavers Road Industrial Storage Yard

05/07/2026
BOCC-CPA Small

Revisions Required

View ID Comment

Applicant/owner proposes changing_a portion of the parcel of land from the R

both the UGA and RDA development areas. The northern portion of the site is

58.91 acres. The proposed small-scale CPA would remove 38.22 acres of RC

amendment is under the 50-acre threshold for small-scale CPAs.

Detail

2925 PAVERS RD, LAKELAND, FL 33803

242835000000012030

WHS VISIONS OF LAKELAND LLC

Name Organization Name

Zachary THORNTON Madrid CPWG

Primary License Number License Type

$0.00
$4.608.00
$4.608.00
$0.00

LD_GEN_PUB

PUBLIC HEARINGS
Development Type

Board of County
Commissioners

Affordable Housing

J G
https://polkco-prod-av.accela.com/portlets/web/en-us/#/core/spacev360/polkco.ldcpas202612

Contact Ty
Applicant

N

Application 1
CPA Small Sc
EAR
Brownfields
N/A
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LEGAL DESCRIPTION

Parcel 1:

Those parts of Section 35 , Township 28 South , Range 24 East , Polk County , Florida , labeled (a) , (b) , (¢) , (d) as described in O.R. Book 2473 , Page 1353—1355 and described on Attachment 1 thereof , lying South of the limited access right of way line of State Road 570 (Polk
County Parkway) as described in 0.R. Book 3527 , Page 487—491 , Public Records of Polk County , Florida.

Attachment 1 — Lands of Asamera Minerals Florida , Inc.

Those parts of Section 35 , Township 28 South , Range 24 East , Polk County , Florida , described as follows :

(a) The N=1/2 of SE—1/4 of NE—1/4 less that part lying east of a line described as :

said line , run thence South 0° 00” 25" East to the South boundary of the N—1/2 of SE—1/4 of NE—1/4 to the end of said line.

(b) The SW—1/4 of NE=1/4 , and the N—1/2 of NW—1/4 of SE—1/4.

(c) The NW—=1/4 of NE—1/4 less that part of the North 711.05 feet of the NW—1/4 of NE—1/4 lying East of a line described as :

2,751.26 feet to the POINT OF BEGINNING of said line , thence run South 0° 00" 25" East a distance of 711.05 feet to the end of said line.

(d) That part of the NE—1/4 of NE—1/4 , less the North 711.05 feet thereof , of said Section 35 lying West of a line described as :

commencing at the Northwest corner of said Section 35 , run thenc

4,071.26 feet to the POINT OF BEGINNING of said line , thence South 0" 00" 25" East to the end of said line at the South boundary of said NE—1/4 of NE—1/4.

Parcel 2:

commencing at the Northwest corner of said Section 35 , run thence South 89° 51” 00" East along the north boundary of said Section 35 a distance of 4,131.26 feet to the POINT OF BEGINNING of

commencing at the Northwest corner of said Section 35 , run thence South 89° 51” 00” East along the North boundary of said Section 35 a distance of

e South 89" 51" 00" East along the North boundary of said section 35 a distance of

TOGETHER WITH an appurtenant non—exclusive easement for access and utilities service over the West 60 feet of property in the NE—1/4 of NE—1/4 of section 35 , Township 28 south , Range 24 East , Polk County , Florida , conveyed by G—M Properties Inc. , to Peavy—Townson

Enterprises , Inc. , by deed dated April 28 , 1972 and recorded in official Records Book 1441 , page 797 , public records of Polk County , Florida , the Westerly boundary of said easement strip being a line described as follows :

commencing at the Northwest corner of said Section 35 ,

run thence South 89° 51" 00" East along the North boundary of said Section 35 a distance of 4,071.26 feet to the POINT OF BEGINNING of said line , thence South 0° 00" 25" East to the end of said line at the South boundary of said NE—1/4 of NE—1/4.
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May 7, 2026

Polk County Board of County Commissioners
Land Development Division

330 West Church Street

Bartow, FL 33831-9005

Re: Smale-scale Comprehensive Plan Amendment (CPA)
Development Area Map Amendment
Impact Assessment Statement (IAS) Narrative
2925 Pavers Road Industrial Storage Yard
LDCPAS-2026-12_2925 Pavers Road Industrial Storage Yard
2925 Pavers Road, Lakeland, FL 33803 (Parcel ID: 24-28-35-000000-012030)

To Whom it May Concern,

Madrid Engineering Group, Inc., dba Madrid CPWG/Madrid CFTL, is pleased to present this narrative in
support of the proposed small-scale Polk County comprehensive plan amendment (CPA). The Owner, Visions
of Lakeland LLC, proposes changing a portion of the parcel of land located at 2925 Pavers Road, Lakeland,
Florida, from the Rural Development Area (RDA) to Urban Growth Area (UGA). The subject parcel is currently
within both the UGA and RDA development areas. The northern portion of the site is within the UGA and the
southern portion of the site is within the RDA. The parcels to the west are within the Transit Supportive
Development Area (TSDA) and UGA. Parcels to the north and (north)east are within the UGA, while the south
and east contiguous parcels are within the RDA.

The total parcel of land is 58.91 acres. The proposed small-scale CPA would remove 38.22 acres of RDA from
the parcel and convert to UGA to unify the parcel. Therefore, the total area of the map amendment is under
the 50-acre threshold for small-scale CPAs.

The northern portion of the site is located within the Transit Corridor and Centers Overlay (TCCO) but outside
the Transit Supportive Development Area (TSDA). The site is not located within the Green Swamp Area of
Critical State Concern or any other Selected Are Plans (SAPs) or Special Protection Areas (SPAs).

The Owner is potentially selling the property and the potential buyer is looking to construct an Industrial
Storage Yard. The subject parcel has a land use designation (zoning) of Industrial (IND). The proposed
Development Area map amendment (under the small-scale CPA) will allow the current and potential owner
to increase the developable area of the property, consistent with the Polk County Land Development Code
(LDC) use regulations for the IND Land Use District. Currently, as the site lies in a portion of the RDA, the site
is restricted to 50% maximum impervious area. The maximum impervious would increase to 75% based on
the land use designation of IND, with removing the RDA from the site.

AT THE READY

2030 State Road 60 East 8770 133™ Avenue North
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The potential owner is proposing to utilize the parcel for Industrial Outdoor Storage (I0S) with potential for
future warehouse buildings. The current concept site plan is below the 75% maximum threshold for IND land
use district and will conform to the LDC Section 220 Compatibility standards. Also, based on the proposed use,
the site will conform to the recently adopted (April 21, 2026) County Ordinance No. 2026-023 regarding the
added Storage Yard land use category.

As part of the purchase agreement, the potential owner will purchase the surrounding private roadway system
including Sandyway Lane, Security Lane, Ridgeway Lane and Pavers Road from Maine Avenue to the site.
Pavers Road will be upgraded to ensure adequate access to the site is provided. The current concept site plan
shows approximately 40 acres of proposed asphalt development for the storage yard. The remaining parcel
area will be utilized as stormwater management area, wetland impact minimization, landscaping and related
buffering.

The proposed stormwater system will provide adequate nutrient removal (80% reduction in phosphorus and
nitrogen) and will be comprised of both dry retention and wet detention (treatment train). The outfall will
mimic the existing site where discharge is conveyed from the north end of the site and is discharged to the
south.

The project does not propose any structures at this time, but there is the potential for several future
warehouse buildings. The concept site plan shows 44,000 sf of potential warehouse space. Utilities will be
provided by Florida Governmental Utility Authority (FGUA). The subject property is directly adjacent to the
current FGUA service area and therefore, FGUA is expanding their service area to include the subject parcel
as the FGUA service boundary only extends to the adjacent property to the east. There is an existing water
main along Pavers Road to be utilized for development. Sanitary sewer may need to be extended to Maine
Avenue by forcemain or gravity main extension.

LDC Section 910 — Impact Assessment Statements
The below information and responses (identified in italics) are provided for each subsection of 910 to provide

information on the effects of the proposed development (and land use action) will have on the existing
neighborhood and general area; on the transportation facilities; on the environment and natural resources of
the County; on the public facilities for water, sewer, solid waste disposal, fire, police, public education, parks,
recreation, and other utilities; and any other aspect with an identified impact of the development and deemed
appropriate for concern.

A. Land and Neighborhood Characteristics
To assess the compatibility of the requested land use district with the adjacent property and to evaluate
the suitability of the site for development, the applicant shall:
1. Show how and why the site is suitable for the proposed uses;
The parcel was originally utilized as a phosphate mining facility in the 1940s. Then the site remained
vacant and was utilized as a borrow pit for the adjacent Polk Parkway constructed in the late 1990s.
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The site has remained vacant and is identified as Vacant Industrial (Code 4001) per the property
appraiser website.

The proposed Urban Growth Area (UGA) development area is consistent with the surrounding areas
due to its location. The applicant requests the UGA be applied to the entire site which would result in
38.22 acres of RDA being removed through the small-scale CPA and map amendment.

The northern portion of the site is within the UGA and the southern portion of the site is within the
RDA. The parcels to the west are within the Transit Supportive Development Area (TSDA) and UGA.
Parcels to the north and (north)east are within the UGA, while the south and east contiguous parcels
are within the RDA. All land adjacent to the property is currently vacant, besides the two (2) parcels at
the northeast corner which currently are developed for industrial activities.

The proposed storage yard use is consistent with the allowable uses within the IND land use district
but will need to conform to the recently adopted storage yard land use criteria.
2. Provide a site plan showing each type of existing and proposed land use;
Refer to Map F for site plan showing existing and proposed land use.
3. Describe any incompatibility and special efforts needed to minimize the differences in the proposed
use with adjacent uses;
The site is adjacent to Agricultural/Residential Rural (A/RR) land use designation to the south and
partially on the east side. Additional landscape buffers, setbacks and fencing will be provided for the
proposed storage yard to minimize impacts to the surrounding land uses. The site will conform to the
LDC Section 220 Compatibility standards and the recently adopted (April 21, 2026) County Ordinance
No. 2026-023 regarding the added Storage Yard land use category. The most stringent requirements
will be utilized for site design.
4. Explain how the requested district may influence future development patterns if the proposed
change is located in an area presently undeveloped;
The requested map change for the RDA delineation revision would not influence development
patterns in the area as the surrounding parcels are within the UGA or TSDA. The area to the south and
east within the RDA is vacant and is surrounded by TSDA and UGA development areas on all sides but
its east side.
5. Describe each of the uses proposed in a Planned Development and identify the following:
The proposed development is not located within a planned development. Therefore, the items below
are not applicable.
a. The density and types of residential dwelling units;
N/A, no residential dwellings (and not within planned development)
b. The type of commercial and industrial uses;
N/A, not within planned development but the industrial outdoor storage use will consist of
asphalt storage yard and potential future warehousing.
c. The approximate customer service area for commercial uses;
N/A, no customer service areas proposed.
d. The total area proposed for each type of use, including open space and recreation.
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N/A, not within planned development but the proposed use is not anticipated to encompass more
than 75% of the site.

Access to Roads and Highways
To assess the impact of the proposed development on the existing, planned and programmed road
system, the applicant shall:

1.

Calculate the number of vehicle trips to be generated daily and at PM peak hour based on the latest
ITE or provide a detailed methodology and calculations;

Based on the current concept site plan and 44,000 sf of potential future warehousing buildings, the
total daily trips is 157, with PM peak hour trips of 14.

. Indicate what modifications to the present transportation system will be required as a result of the

proposed development;
No required modifications to the existing transportation system are required at this time. Though
improvements to the privately owned Pavers Road will be proposed.

. List the total number of parking spaces and describe the type of parking facilities to be provided in

the proposed development;

The proposed development is not proposing parking spaces or parking facilities at this time. The
future warehouses will provide adequate parking space counts for each building, including required
landscaping and ADA spaces.

. Indicate the proposed methods of access to the existing public roads (e.g., direct frontage,

intersecting streets, frontage roads);

Site access will be provided by direct access to the existing driveway connection to Pavers Road.
Pavers Road is within the subject property but there is an existing 60’ access easement in place. The
potential owner would update Pavers Road and provide the required 50’ radii per County Ordinance
No. 2026-023 regarding Storage Yards. As part of the purchase agreement, the potential owner will
purchase the surrounding private roadway system including Sandyway Lane, Security Lane, Ridgeway
Lane and Pavers Road from Maine Avenue to the site. Pavers Road will be upgraded to ensure
adequate access to the site is provided.

. Indicate the modes of transportation, other than the automobile, that have been considered (e.g.,

pedestrian, bicycle, bus, train or air) and describe the modes.

The parcel is within a rural area located outside City of Lakeland City limits. There are no bus routes
within close proximity to the project. The proposed storage facility will not produce any additional
pedestrian or bicycle traffic. Therefore, no proposed sidewalks or pedestrian access are proposed with
the project. However, bicycle parking may be provided if required.

Sewage

To determine the impact caused by sewage generated from the proposed development, the applicant
shall:

1.

Calculate the amount of sewage in gallons per day (GPD) expected to be generated by the proposed
development;

The proposed development will not generate any sewage flows at this time but the future warehouse
buildings as currently shown may produce 1,580 gpd of sewage flow.
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. Describe the proposed method and level of treatment, and the method of effluent disposal for the

proposed sewage treatment facilities if on-site treatment is proposed;

The future development can connect to FGUA existing facilities. Sanitary sewer may need to be
extended to Maine Avenue by forcemain or gravity main extension. However, per FGUA, the existing
service may be extended down Pavers Road with on-going construction projects. The potential project
is currently being reviewed by FGUA.

Indicate the relationship of the proposed sewage system to Polk County's plans and policies for
sewage treatment systems;

Polk County’s plans and policies will be met by connecting to central, public sanitary sewer systems to
be provided by FGUA.

Identify the service provider;

Florida Governmental Utility Authority (FGUA).

Indicate the current provider's capacity and anticipated date of connection.

Capacity will be determined by FGUA. Connection is approximately one year out.

D. Water Supply
To determine the amount of water to be used, how it will be distributed, and the impact on the
surrounding area, the applicant shall:

1.

Indicate the proposed source of water supply and, the type of treatment;
There is an existing watermain located along Pavers Road.

. ldentify the service provider;

Florida Governmental Utility Authority (FGUA).
Calculate the estimated volume of consumption in gallons per day (GPD);
The proposed development will not generate any sewage flows at this time but the future warehouse
buildings as currently shown may produce 1,817 gpd of water flow.

. Indicate the current provider's capacity and anticipated date of connection.

Capacity will be determined by FGUA. Connection is approximately one year out.

E. Surface Water Management and Drainage

To determine the impact of drainage on the groundwater and surface water quality and quantity caused

by the proposed development, the applicant shall:

1.

Discuss the impact the proposed development will have on surface water quality;

The proposed stormwater system will provide water quality treatment via on-site retention/detention
volume for adequate nutrient removal (80% reduction in phosphorus and nitrogen) and will be
comprised of both dry retention and wet detention (treatment train). The water quality treatment will
be a net improvement for the surface water discharging from the site.

. Describe the alteration to the sites natural drainage features, including wetland, that would be

necessary to develop the project;

The existing site contains several wetlands and surface water bodies. The parcel was originally utilized
as a phosphate mining facility in the 1940s and then as a borrow pit for the adjacent Polk Parkway
constructed in the late 1990s. The excavation activities removed roughly 900,000 cubic yards of soil for
the Polk Parkway construction. This excavation created low-quality wetlands over the past 25 plus
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years. The proposed site alterations will fill in most of the man-made wetlands which will be mitigated
through mitigation bank credits.

Approximately 13.8 acres north of Polk Parkway is conveyed under Polk Pkwy through a 30” and 24”
storm drain. This flow will be accounted for in the overall site design. No additional off-site stormwater
runoff is conveyed to the site due to existing berms. The outfall will mimic the existing site where
discharge is conveyed from the north end of the site and is discharged to the south.

The site does contain some floodplain, FEMA flood zone “A” per panel no. 12105C0320G (effective date

12/22/2016). Floodplain compensation will be provided for any impacted floodplain.

3. Describe the impact of such alterations on the fish and wildlife resources of the site;
The proposed development will not adversely affect fish and wildlife. An environmental assessment
will be prepared by a certified professional and any potential wildlife impacts will be mitigated.

4. Describe local aquifer recharge and groundwater conditions and discuss the changes to these water
supplies which would result from development of the site.
Rainfall entering and traveling through the site will be able to percolate through the proposed dry
retention areas. Therefore, there is no anticipated impact to aquifer recharge and groundwater
conditions. Wet detention will also be provided.

Additional Environmental Analysis (Wetlands)

The site contains a significant amount of wetlands which are a by-product of mining and excavation
activities over several previous decades. Additional historical aerials are included at the end of the
Impact Assessment. Wetland impact minimization and mitigation will be provided through several
components.

On-site wetland mitigation will be provided through mitigation bank credits. The goal is to have the
mitigation bank located within the same Peace River watershed as the site. The ecologist is currently
looking at availability in the Tippen Bay Wetland Mitigation Bank and Horse Creek Mitigation Bank
within the Peace River Watershed. It is anticipated that available credits for wetland mitigation will be
obtained through mitigation banks within the Peace River watershed.

The potential owner is willing to place a 50’ conservation easement along the southern property
boundary to increase the ecological value for the proposed development. The conservation easement
placement would be based on the final wetland delineation of the property.

A designated Floodplain compensation area will be placed along the northern portion of the site which
will minimize wetland impacts and provide a natural buffer, south of Polk Parkway. The designated
floodplain compensation area within the existing wetland area and adjacent (if needed) will add greater
ecological value to the site, over other floodplain compensation options.
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Population
To determine the impact of the proposed developments additional population, the applicant shall:

1.

Calculate the projected resident (and transient) population of the proposed development and the
generated population in the case of commercial or industrial uses;

The proposed project would have minimal impact to population to the area. Most job creation would
likely be sourced from the local population. The generated population may be in the range of 6
residents.

. Describe, for commercial and industrial projects, the employment characteristics including the

anticipated number of employees, type of skills or training required for the new jobs, the percentage
of employees that will be found locally or are expected to be drawn from outside the county or state,
and the number of shifts per day and employees per shift;

The proposed storage yard with the future warehouse buildings is anticipated to have 20 employees (4
employees per 10,000 sf warehouse and 3 employees per 6,000 sf warehouse). At least 60% of the jobs
created would typically be locally sourced. There is anticipated to be one shift per day and 3-4
employees per shift, per building.

Skills required for the new jobs will include administration, maintenance, management, fork-lift
operation, warehousing, custodial and other related skills.

Indicate the expected demographic composition of the additional population (age/socio-economic
factors);

Middle class or low income populations between the ages of 20-60 would be the anticipated
demographic.

Describe the proposed service area and the current population thereof.

The adjacent parcels are vacant with industrial use to the north and northeast. No population exists
within the adjacent developments or parcels.

General Information

To determine if any special needs or problems will be created by the proposed development, the applicant
shall:

1.

List and discuss special features of the proposed development that promote desirability and contribute
to neighborhood needs; and
The proposed development will provide the required landscaping along the frontages which will
enhance the site over the existing conditions of the parcel. Additional landscape buffering may be
required but will need to be reviewed with regards to the existing natural tree buffer, buffering distance,
and ground elevations. 100 foot buffers will be provided on the south and east sides due to the adjacent
A/RR land use designation.
Discuss the demand on the provision for the following services (Infrastructure Impact Info):
a. Parks and Recreation
The proposed development will have minimal impact to population in the area and no demand on
parks and recreation are anticipated.
b. Educational Facilities (preschool/elementary/middle school/high school);
The proposed development will have minimal impact to population in the area and no demand on
educational facilities are anticipated.

AT THE READY

Page 7

90



LDCPAS-2026-12_Pavers Road Industrial Storage Yard
2925 Pavers Road, Lakeland, FL 33803 e

NMIRoDRID
ENGINEERING EROUL
v,

c. Health Care (emergency/hospital)
The proposed development will have minimal impact to population in the area and no demand on
health care, including hospitals, is anticipated.

d. Fire Protection
The proposed development will provide adequate fire protection systems through the use of new
fire hydrants and potentially fire suppression systems in the buildings.

e. Police Protection and Security
Barbed wire fencing will be provided for security. The entire property is currently fenced and will
be fenced.

f.  Electrical Power Supply.
There is existing power and electric meter at the northeast corner of the property along Pavers
Road.

H. Maps

1.

Maps shall be used to give the public agencies a clear graphic illustration and visual understanding of
the proposed development and the potential positive and negative impacts resulting from the
development.

Maps shall be of sufficient type, size, and scale to facilitate complete understanding of the elements of
the proposed development. Scales shall be clearly indicated on each map and the dates of preparation
and revisions shall be included. The project boundaries shall be overlaid on all maps. The following
maps shall accompany all Impact Assessment Statements:

Map A: A location map showing the relationship of the development to cities, highways, and natural
features;

Map B: A Topographical Map with contour intervals of no greater than five feet, the identification of
the property boundaries, and a delineation of the areas of special flood hazard (100 year flood plain)
as shown on the Flood Insurance Rate Maps issued by the Federal Emergency Management Agency
(FEMA) for Polk County;

. Map C: A Land Use and Land Use District Map showing the existing land use designations and districts

on and abutting the proposed development, including lot sizes and density;

. Map D: A Soils Map with soils designated according to Natural Resources Conservation Service

classifications. If available, USDA Natural Resources Conservation Service (NRCS) soil surveys are
preferable;

Map E: A Traffic Circulation Map identifying any existing roads on or adjacent to the proposed
development and indicating the name of the roads, maintenance jurisdiction, and pavement and right-
of-way widths.

Map F: A Site Plan showing land uses, the layout of lots, the type and maximum density for each type
of residential area; the typical minimum lot sizes and dimensions for each use and unit type, and the
dimensions, locations, and types of buffers, easements, open space areas, parking and loading areas,
setbacks, and vehicular circulation routes;

Map G: A Drainage Map delineating existing and proposed drainage areas, water retention areas,
drainage structures, drainage easements, canals, wetlands, watercourses, and other major drainage
features.
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Please refer to the attachment section for the associated maps.

Please do not hesitate to contact me if any additional information is required.

Madrid Engineering Group, Inc.

e

Zach H. Thornton, P.E.
Project Manger
FL PE# 79489

Attachments:
Map A: Location map

Map B: Topographical Map

Map C: Land Use and Land Use District Maps
Map D: Soils Map

Map E: Traffic Circulation Map

Map F: Site Plan

Map G: Drainage Map

Additional Maps — Historic Aerials (wetlands)
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Transportation

-1 Clay Spot Rails
o Closed Depression — Interstate Highways
; Gravel Pit US Routes

Gravelly Spot Major Roads
@ Landfill Local Roads
n Lava Flow Background
o Marsh or swamp - Aerial Photography
L= Mine or Quarry
@ Miscellaneous Water
@ Perennial Water
LY Rock Outcrop
+ Saline Spot
:: Sandy Spot

Severely Eroded Spot

s} Sinkhole
Iy Slide or Slip
Sodic Spot

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL:
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as
of the version date(s) listed below.

Polk County, Florida
Version 23, Aug 29, 2025

Soil Survey Area:
Survey Area Data:

Soil map units are labeled (as space allows) for map scales
1:50,000 or larger.

Date(s) aerial images were photographed: Jan 6, 2022—Mar 21,

2022

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor
shifting of map unit boundaries may be evident.

USDA  Natural Resources
== Conservation Service

Web Soil Survey
National Cooperative Soil Survey

2/28/2026
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Soil Map—Polk County, Florida

Pavers Road_Industrial Outdoor

Storage
Map Unit Legend
Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
11 Arents-Water complex HSG A 5.5 9.5%
12 Neilhurst sand, 1 to 5 percent 50.7 87.1%
slopes HSG A

99 Water 2.0 3.4%

Totals for Area of Interest 58.2 100.0%
UsDA  Natural Resources Web Soil Survey 2/28/2026
==l Conservation Service National Cooperative Soil Survey Page 3 of 3
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May 7, 2026

Polk County Board of County Commissioners
Land Development Division

330 West Church Street

Bartow, FL 33831-9005

Re: Smale-scale Comprehensive Plan Amendment (CPA)
Development Area Map Amendment
Demonstration of Need Narrative
LDCPAS-2026-12_2925 Pavers Road Industrial Storage Yard
2925 Pavers Road, Lakeland, FL 33803 (Parcel ID: 24-28-35-000000-012030)

To Whom it May Concern,

Madrid Engineering Group, Inc., dba Madrid CPWG/Madrid CFTL, is pleased to present this narrative in
support of the proposed small-scale Polk County comprehensive plan amendment (CPA). The Owner, Visions
of Lakeland LLC, proposes changing a portion of the parcel of land located at 2925 Pavers Road, Lakeland,
Florida, from the Rural Development Area (RDA) to Urban Growth Area (UGA). The subject parcel is currently
within both the UGA and RDA development areas. The northern portion of the site is within the UGA and the
southern portion of the site is within the RDA. The parcels to the west are within the Transit Supportive
Development Area (TSDA) and UGA. Parcels to the north and (north)east are within the UGA, while the south
and east contiguous parcels are within the RDA. The total parcel of land is 58.91 acres. The proposed small-
scale CPA would remove 38.22 acres of RDA from the parcel and convert to UGA to unify the parcel. =

No urban developments would be affected by this project. There are no effects on adjacent land uses
(specifically agriculture). The remaining area of the proposed development will be utilized as open space and
landscape buffers will be provided along the frontages to beautify the parcel.

Demonstration of Need:
1. Could the proposed amendment promote substantial amounts of low-density, low intensity or single
use development in excess of demonstration of need.
The proposed development will not promote substantial amounts of low-density, low intensity or
single use development in excess of demonstration of need. The proposed storage yard and future
warehousing is consistent with the IND land use district and recently adopted (April 21, 2026) County
Ordinance No. 2026-023 regarding the added Storage Yard land use category.

2. Will passage of the proposed amendment allow a significant amount of urban development in rural
areas.
The proposed development will not produce a significant amount of urban development within rural
areas. While 38.22 acres is requested to be removed from the Rural Development Area (RDA) to UGA,
the surrounding UGA delineation and overall site location would promote converting the parcel to an
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overall UGA designation. The surrounding RDA areas are vacant and the current RDA delineation
bisects the parcel, which does not reflect the intent of the RDA development area.

3. Does the proposed amendment create or encourage urban development in radial, strip, isolated, or
ribbon patterns emanating from existing urban areas.
No, the site will unify the surrounding UGA areas which will produce a more cohesive UGA
development area. The northern portion of the site is within the UGA and the southern portion of the
site is within the RDA. The parcels to the west are within the Transit Supportive Development Area
(TSDA) and UGA. Parcels to the north and (north)east are within the UGA, while the south and east
contiguous parcels are within the RDA.

4. Does the proposed amendment fail to adequately protect adjacent agricultural areas.
Adequate buffering will be provided for the adjacent agricultural land use designation, which is
currently vacant. 100-foot buffers will be provided on the south and east sides due to the adjacent
A/RR land use designation per the recently adopted (April 21, 2026) County Ordinance No. 2026-023
regarding the added Storage Yard land use category.

5. Could the proposed amendment fail to maximize existing public facilities and services.
The site is within a rural area with minimal existing public facilities. The site will promote economic
growth but the storage yard and warehousing nature of the proposed facility and surrounding
industrial uses would most likely not influence existing public facilities.

6. Could the proposed amendment fail to minimize the need for future public facilities and services.
No, the site is within a rural area with minimal existing public facilities. Additional public facilities and
services would not be warranted based on the potential increase in population or employment. The
project will upgrade the adjacent Pavers Road and promote economic growth in the area.

7. Will the proposed amendment allow development patterns that will disproportionately increase the
cost of providing public facilities and services.
No, the proposed development will not increase the cost of public facilities and services.

8. Does the proposed amendment fail to provide clear separation between urban and rural areas.
Adequate buffering will be provided for the adjacent agricultural land use designation, which is
currently vacant. 100-foot buffers will be provided on the south and east sides due to the adjacent
A/RR land use designation per the recently adopted (April 21, 2026) County Ordinance No. 2026-023
regarding the added Storage Yard land use category.

9. Will the proposed amendment discourage infill development or redevelopment of existing
neighborhoods.
No, the proposed development is adjacent to vacant lands, industrial use to the east and Polk Parkway
right-of-way.

AT THE READY

Page 2 110



LDCPAS-2026-12_Pavers Road Industrial Storage Yard nmaoEin
2925 Pavers Road, Lakeland, FL 33803 e

10. Does the proposed amendment fail to encourage an attractive and functional mixture of land.
No, the proposed development promotes attractive and functional land use. A mixture of landscaping,
dry and wet detention area will be provided to promote a scenic atmosphere entering the site or while
viewing from the site from the passing Parkway.

11. Could the proposed amendment result in poor accessibility among linked or related land uses.
No, the proposed development will upgrade a portion of Pavers Road which will enhance existing
accessibility. The proposed development is at the dead-end of Pavers Road, a private roadway, where
access exists to the adjacent industrial use to the east via Ridgeway Lane. As part of the purchase
agreement, the potential owner of the subject parcel will purchase the surrounding private roadway
system including Sandyway Lane, Security Lane, Ridgeway Lane and Pavers Road from Maine Avenue
to the site. Access to the surrounding industrial developments will continue as currently exist.

12. As a result of approval of this amendment, how much open space will be lost.
The total parcel of land is 58.91 acres. The proposed small-scale CPA would remove 38.22 acres of RDA
from the parcel and convert to UGA to unify the parcel. Removing the RDA from the parcel and allowing
the IND land use district designation to govern open space, would increase the total allowable
impervious from 50% to 75%, allowing up to an additional 14.73 acres of impervious area. However,
based the final wetland delineation, the potential owner may preserve the southern portion of the site
by converting it to a conservation easement. A designated floodplain compensation area will act as a
natural preservation area along the north and the remaining wet and dry retention areas will provide
add adequate open space to meet the IND code requirements and provide ecological value to the site.

Comprehensive Plan—2.102-A11 Urban Sprawl Criteria

The information and guidelines outlined in the urban sprawl! section of the comprehensive plan do not apply
as the site development does not introduce a significant population change.
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Re: Smale-scale Polk County Comprehensive Plan Amendment (CPA)
Parcel Legal Description
2925 Pavers Road, Lakeland, FL 33803 (Parcel ID: 24-28-35-000000-012030)

Legal description:

PARCEL 1:

Those parts of Section 35, Township 28 South, Range 24 East, Polk County, Florida, labeled (a), (b), (c),
(d) as described in O.R. Book 2473, Page 1353-1355 and described on Attachment 1 thereof, lying South
of the limited access right-of-way of State Road 570 (Polk County Parkway) as described in O.R. Book
3527, Page 487-491, Public Records of Polk County, Florida.

Attachment 1: Lands of Asamera Minerals Florida, Inc.
Those parts of Section 35, Township 28 South, Range 24 East, Polk County, Florida, described as follows:

(a) The N-1/2 of SE-1/4 of NE-1/4 less that part lying east of a line described as: commencing at the
Northwest corner of said Section 35, run thence S89°51’00”E along the northern boundary of said
Section 35 a distance of 4,131.26 feet to the POINT OF BEGINNING of said line, run thence S0°00’25”E to
the South boundary of the N-1/2 of SE-1/4 of NE-1/4 to the end of said line.

(b) The SW-1/4 of NE-1/4, and the N-1/2 of NW-1/4 of SE-1/4

(c) The NW-1/4 of NE-1/4 less that portion of the North 711.05 feet of the NW-1/4 of NE-1/4 lying East
of a line described as: commencing at the Northwest corner of said Section 35, run thence $89°51’'00”E
along the North boundary of said Section 35 a distance of 2,751.26 feet to the POINT OF BEGINNING of
said line, thence S0°00’25”E a distance of 711.05 feet to the end of said line.

(d) That part of the NE-1/4 of NE-1/4, less the North 711.05 feet thereof, of said Section 35 lying West of
a line described as: commencing at the Northwest corner of said Section 35, run thence S89°51’00”E
along the North boundary of said Section 35 a distance of 4,071.26 feet to the POINT OF BEGINNING of
said line, thence S0°00’25”E to the end of said line at the South boundary of said NE-1/4 of NE-1/4.

PARCEL 2:

TOGETHER WITH an appurtenant non-exclusive easement for access and utilities service over the West
60 feet of property in the NE-1/4 of NE-1/4 of Section 35, Township 28 South, Range 24 East, Polk
County, Florida, conveyed by G-M Properties, Inc., to Peavy-Townson Enterprises, Inc., by deed dated
April 28, 1972 and recorded in official Records Book 1441, page 797, public records of Polk County,
Florida, the Westerly boundary of said easement strip being a line described as follows: commencing at
the Norwest corner of said Section 35, run thence S89°51’00”E along the North boundary of said Section
35 a distance of 4,071.26 feet to the POINT OF BEGINNING of said line, thence S0°00’25”E to the end of
said line at the South boundary of said NE-1/4 of NE-1/4. .
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July 22, 2026

Polk County Board of County Commissioners
Land Development Division

330 West Church Street

Bartow, FL 33831-9005

Re: Smale-scale Comprehensive Plan Amendment (CPA)
Development Area Map Amendment
Comprehensive Plan Analysis
2925 Pavers Road Industrial Storage Yard
LDCPAS-2026-12_2925 Pavers Road Industrial Storage Yard
2925 Pavers Road, Lakeland, FL 33803 (Parcel ID: 24-28-35-000000-012030)

To Whom it May Concern,

Madrid Engineering Group, Inc., dba Madrid CPWG/Madrid CFTL, is pleased to present this narrative in
support of the proposed small-scale Polk County comprehensive plan amendment (CPA). The Owner, Visions
of Lakeland LLC, proposes changing a portion of the parcel of land located at 2925 Pavers Road, Lakeland,
Florida, from the Rural Development Area (RDA) to Urban Growth Area (UGA). The subject parcel is currently
within both the UGA and RDA development areas. The northern portion of the site is within the UGA and the
southern portion of the site is within the RDA. The parcels to the west are within the Transit Supportive
Development Area (TSDA) and UGA. Parcels to the north and (north)east are within the UGA, while the south
and east contiguous parcels are within the RDA.

The total parcel of land is 58.91 acres. The proposed small-scale CPA would remove 38.22 acres of RDA from
the parcel and convert to UGA to unify the parcel. Therefore, the total area of the map amendment is under
the 50-acre threshold for small-scale CPAs. Below is an analysis of certain sections of the Comprehensive Plan
to support the proposed map amendment.

Compatibility Buffer

The original submittal documents reference a wetland conservation easement. However, the conservation
easement will only be provided if required by SWFWMD. A 50’ compatibility buffer per LDC Section 220 is
provided and the plans show a 100’ proposed buffer to account for County Ordinance No. 2026-023 regarding
the Storage Yard land use category.

UGA Policies — Section 2.105 Comprehensive Plan

The below information and responses (identified in italics) are provided for each subsection of Section 2.105.

POLICY 2.105-A1: DESCRIPTION - Urban-Growth Areas shall:
a. complement the TSDA in guiding growth, while promoting orderly and compact development;
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b. be located contiguous to the TSDAs or a municipality as they represent the expansion areas;
c. be supported by existing or planned urban type services that are programmed for the 25-year planning
horizon;
d. be those areas where the availability of infrastructure and other community facilities and services,
including, but not limited to mass transit and other transportation alternatives, utilities, public safety,
recreational and educational services, promotes and supports the location of higher density and intensity
compact, mixed use development in close proximity to the development in the adjacent TSDAs;
e. include development criteria that:
1. promote the development of walkable communities which include a balance between employment
opportunities, mix of complementary uses and activities, and a range of housing opportunities;
2. improve access to employment areas, schools, shopping and recreational opportunities;
3. support the preservation of open space and natural areas;
4. reduce capital and operating cost for the provision of infrastructure and public services.

The development will complement the TSDA area by providing growth and employment opportunities
while not putting additional strain on the transportation, infrastructure and utility systems. The northern
portion of the site is located within the Transit Corridor and Centers Overlay (TCCO) but outside the Transit
Supportive Development Area (TSDA). The development is supported by the adjacent to Polk Parkway (SR
570). The development will preserve open space by providing a mixture of dry and wet ponds, a 100’
compatibility buffer on the east and south sides of the property. No increase in capital and operating cost
for infrastructure or public services are anticipated.

The site is within a rural area with minimal existing public facilities. Additional public facilities and services
would not be warranted based on the potential increase in population or employment. The project will
upgrade the adjacent Pavers Road and promote economic growth in the area.

POLICY 2.105-A2: DESIGNATION AND MAPPING - The Future Land Use Map Series shall designate and map
UGAs for those areas of the County meeting the general characteristics of this Section 2.105.

The comp plan amendment request is to alter and expand the current UGA boundary.

POLICY 2.105-A3: LAND USE CATEGORIES - The following land use categories shall be permitted within
UGAs:

a. ACTIVITY CENTERS: Regional Activity Centers, Community Activity Centers, Neighborhood Activity
Centers, Convenience Centers, Tourism Commercial Centers, and Employment Centers, High-Impact

Commercial Centers shall be permitted within UGAs in accordance with applicable criteria.

b. RESIDENTIAL: Residential-High, Residential-Medium, and Residential-Low Districts shall be permitted
within UGAs in accordance with applicable criteria.

c. OTHER: Linear Commercial Corridors, Commercial Enclaves, Industrial, Business-Park Centers,
Professional Institutional, Office Centers, Leisure/Recreation, Institutional, Recreation and Open Space,
Preservation.

Note: Some land use categories are only allowed in adopted Selected Area Plans, special areas or
neighborhood plans as specified in Section 2.109.
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The development meets Policy 2.105-A3 (c) being an industrial land use category.

POLICY 2.105-A4: OVERLAY DISTRICTS - All Overlay Districts shall be permitted within UGAs in accordance
with applicable criteria.

The development meets Policy 2.105-A4.

POLICY 2.105-A5: DEVELOPMENT CRITERIA FOR URBAN GROWTH AREAS - Development within the Urban
Growth Areas shall conform to the following criteria as further specified in the Land Development Code:

a. connect to centralized potable water;

b. connect to centralized sanitary sewer systems if available.

c. incorporate design features that promote healthy communities and green building practices, as
established in Section 2.1251, Community Design, of this element;

d. promote the implementation of "Complete Street" and "Conservation Development" principles as
established under Section 2.1251, Community Design, of this element;

e. promote the integration of pedestrian-oriented features, including sidewalks, trails, or walkways into
every development including appropriate pedestrian shelters or awnings;

f. provide access to civic space, parks, green areas, and open space and other amenities;

g. be supported by public safety (i.e., fire, EMS and law enforcement);

h. have access to public schools;

i. be encouraged to provide connectivity with adjacent uses within the TSDA, and facilitate connectivity
between the TSDA and other urban centers and the rural development areas;

j. encourage the inclusion of a variety of housing choices and mixed uses; and

k. additional standards supporting transit if development is within the "Corridor and Center Overlay"
(Section 2.124-A);

The development will connect to FGUA centralized water and sewer facilities. FGUA is in the process of
expanding their service area boundary to include the proposed development. Currently, the FGUA service
area abuts the property. Based on coordination with FGUA, water and sewer are available. The proposed
development will be supported by fire, EMS and law enforcement. Security at the location will be provided
via lighting and security fencing.

IND Development Criteria — Section 2.113-A4 Comprehensive Plan

The below information and responses (identified in italics) are provided for each subsection of Section
2.113-A4.

a. Permitted uses include facilities for the processing, fabrication, manufacturing, recycling, bulk material
storage, and distribution of goods, disposal yards, and limited retail commercial in accordance with Policy
2.113-A4.b. Other non-residential uses that produce significant amounts of noise, odor, vibration, dust,
and lighting on and off-site may be permitted within an industrial district through conditional approval.
Permitted uses also include any use found within a Business-Park Center.

The proposed storage yard and future warehousing is consistent with the permitted uses in the IND.
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b. Retail commercial uses within an industrial area shall be sized for the purpose of serving just the
employees of, and visitors to, the industrial area, and shall be limited to a scale appropriate for that
purpose. The maximum floor area ratio for commercial uses within an industrial area shall not exceed
0.25.

Not applicable; no commercial uses proposed.

c. Industrial sites shall be designed to provide for:
1. adequate parking to meet the demands of the use; and
2. buffering where the effects of lighting, noise, odors, and other such factors would adversely affect
adjacent land uses. Parking lots, loading areas, dumpsters, utilities and air conditioning units, signage,
etc., are examples of facilities which may require special buffering provisions.
The development will provide adequate parking for the proposed use based on LDC requirements and
final building sizes. Appropriate buffering will be provided. Also, based on the proposed use, the site
will conform to the recently adopted (April 21, 2026) County Ordinance No. 2026-023 regarding the
added Storage Yard land use category which includes lighting, noise, etc. criteria.

d. The maximum floor area ratio for non-commercial uses within an Industrial area shall not exceed 0.75
in the TSDA, 0.65 in the UGA, 0.50 in the SDA, and 0.50 in the RDA, unless developed as a Planned
Development.

The maximum FAR will not exceed the 0.65 threshold in the UGA. The current plan with future warehousing
utilizes only 0.025 (2.5%) FAR.

e. Retail sale of goods manufactured on the site of a business located within an Industrial area is allowed
provided the operation is incidental and subordinate to the manufacturing activity conducted on site and
does not exceed eight percent (8%) of the total floor area or 15,000 square feet, whichever is the lesser.
Not applicable; no sale of goods is proposed.

f. Where centralized water or wastewater services are not available, the maximum impervious surface
ratio shall be reduced to afford better protection and function of well and septic tank systems and as
required if within a Nutrient Restoration Plan Overlay.

The development will connect to FGUA centralized water and sewer facilities. FGUA is in the process of
expanding their service area boundary to include the proposed development. Currently, the FGUA service
area abuts the property. Based on coordination with FGUA, water and sewer are available.

g. Planned Developments within the Industrial district may be permitted a maximum floor area ratio up
to 1.5 for innovative and attractive employment centers. Intensity increases shall be reserved for those
uses that provide substantial economic income opportunities for the County and its residents. Intensity
increases shall only be granted to parcels within the TSDA and UGA. The Land Development Code shall
establish development standards and criteria for Planned Developments within the Industrial district.
Not applicable; development not within planned development.
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h. Industrial districts shall be separated from existing schools and developed residential areas through
physical separation, screening, buffering, or a combination thereof, consistent with the standards in the
County's Land Development Code.

Appropriate buffering will be provided per the LDC as well as the recently adopted (April 21, 2026) County
Ordinance No. 2026-023 regarding the added Storage Yard land use category.

i. Workforce housing for unaccompanied workers in barrack, dormitory, or apartment units under specific
design parameters listed in the Land Development Code not to exceed an intensity of thirty-two (32)
workers per acre or the limitations established by the agency with authority for water and wastewater
usage, whichever allowed intensity is the lesser.

Not applicable; none proposed.

Wetland Protection Areas — Section 2.123 C Comprehensive Plan

POLICY 2.123-C1: DESIGNATION AND MAPPING - The Future Land Use Map Series shall designate and map
as "Wetland-Protection-Area" overlay those areas generally described as wetlands by the Florida Land

Use, Cover and Forms Classification System (FLUCCS) and/or as determined to be jurisdictional by
appropriate regulatory agencies. These agencies include the Water Management Districts, the Florida
Department of Environmental Protection, the U.S. Army Corps of Engineers, and Polk County.

POLICY 2.123-C2: DEVELOPMENT CRITERIA - Development within a wetland, as determined by
appropriate regulatory agencies having the authority to designate areas as wetlands and exercise
jurisdiction over the wetlands so designated shall conform to the following criteria:

a. Every reasonable effort shall be required to avoid or minimize adverse impacts on wetlands through
the clustering of development and other site planning techniques. Mitigation will only be permitted in
accordance with applicable state standards.

Wetland impact minimization and mitigation will be provided through several components. Wetland
minimization is underway and the potential buyer is looking to reduce the wetland impacts even more
than shown on the current concept plans.

A designated Floodplain compensation area will be placed along the northern portion of the site which will
minimize wetland impacts and provide a natural buffer, south of Polk Parkway. The designated floodplain
compensation area within the existing wetland area will add greater ecological value to the site, over other
floodplain compensation options.

b. Wetland impacts where unavoidable and where properly mitigated, as determined by agencies having
jurisdiction, shall be permitted for:
1. Resource-Based Recreational Uses as defined by this Plan that are compatible with wetland
functions;
2. access to the site;
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3. necessary internal traffic circulation, where other alternatives do not exist, or for purposes of public
safety;

4. utility transmission and collection lines;

5. pre-treated storm-water management;

6. mining that meets state and federal regulations; or

7. expansion of an existing use or a new use where upon consultation with the appropriate regulatory
agency (prior to permitting) it is determined that the proposed mitigation implements all or part of an
agency or jurisdiction's plan and provides greater long term ecological value than the impact.
Wetland impacts will occur in the above permitted instances (including internal circulation and storm
water management) and will be properly mitigated.

c. Commercial and industrial development shall locate on the non-wetland portion of a development site.
The proposed development components are located to minimize wetland impacts.

d. If a site is such that all beneficial use of the property is precluded due to wetland restrictions, then the
parcel shall be allowed to develop as follows:
1. a maximum of one dwelling unit per Lot of Record; or
2. at a gross density of one dwelling unit per ten acres (1 DU/10 AC). No parcel shall be created after
December 1, 1992, which consists entirely of wetlands, unless accompanied by a deed restriction which
prohibits future development on the parcel.
No residential dwelling units are proposed.

e. Development shall be required to locate on the non-wetland portions of a development site. The Land
Development Code shall permit residential densities to be transferred from wetland areas to contiguous
non-wetland areas within the same development subject to the provisions of Policy 2.123-C3.

The proposed development components are located to minimize wetland impacts and located on the
upland portions of the site. No residential dwelling units are proposed.

f. In accordance with Section 163.3184(6)(c), F.S., the County shall defer the delineation of jurisdictional
wetland limits and wetland mitigation amounts to the applicable federal, state or regional permitting
agency.

The proposed development has delineated the wetlands through professional ecologist and appropriate
surveying. The delineation will be confirmed with the appropriate permitting agencies.

g. All permits from an agency with jurisdiction shall be approved prior to, or concurrently with, the County
issuing a final development order.

The proposed development will furnish all permits from agencies having jurisdiction prior to final
development order approval.

h. Polk County will coordinate with regulatory agencies to identify and implement procedures to support
compliance with permit terms and conditions as part of the County's building inspection and code
enforcement activities.
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Policy acknowledged.

POLICY 2.123-C3: TRANSFER OF RESIDENTIAL DENSITIES - Residential densities may be transferred from
wetland areas to contiguous non-wetland areas within the same development subject to the following:

a. Residential densities shall be transferred from the wetland areas to non-wetland areas based on the
wetland density of one unit per ten acres (1 DU/10 AC) where any development occurs within the wetland
area of the project.

b. Residential densities shall be transferred from wetland areas to non-wetland areas at a density of one
dwelling unit per acre (1 DU/AC), or at the underlying land use density if the underlying density is less than
1 DU/AC, only when there has been no disturbance to wetlands. Portions of lots may be platted into
wetland areas and shall not be construed as having disturbed wetland areas for this density-transfer
provision so long as that portion of the lot does not include any fill, construction, improvements, or other
development, and a restriction is placed upon the plat to prohibit such future actions within wetland
areas.

c. All such transfers of density shall:

1. be to contiguous property under the same ownership or control;

2. only be permitted within a subdivision platted and developed in accordance to the County's Land
Development Code;

3. not result in lot sizes, or areas per dwelling unit, less than 65% of that required by the County's Land
Development Code (the minimum lot/area size shall be exclusive of the wetland area); and

4. be noted on the face of the final plat as a restrictive covenant enforceable by the Board of County
Commissioners.

Not applicable; No residential densities proposed or adjacent to property.

POLICY 2.123-C4: LAND-DEVELOPMENT REGULATIONS - Polk County shall implement land development
standards adopted in the Land Development Code, for establishing standards and procedures to:

a. provide for the transfer of residential and non-residential densities from the Wetland-Protection Area,
pursuant to Policies 2.123-C2. and 2.123-C3,;

b. provide for construction techniques which will not alter the natural retention and filtering capacities of
the wetland; and

c. require that all permits from an agency with jurisdiction (i.e. U. S. Corp of Engineers, Water
Management District, Florida Department of Environmental Protection, etc.) be approved prior to, or
concurrently with, the County issuing a final development order.

Policy acknowledged.

POLICY 2.123-C5: The County shall implement, through the land development regulations, the transfer of

development rights which allows the transfer of density to off-site and on-site locations outside the
wetland areas, and shall continue to investigate other techniques that promote and encourage the
preservation of wetlands.

Policy acknowledged.
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POLICY 2.123-C6:The County shall partner with resource and permitting agencies, other local
governments, and the private sector to identify opportunities and evaluate the feasibility of establishing
wetland mitigation banks within Polk County. These efforts shall include the evaluation of opportunities
to establish mitigation banks to implement the Water Resource Sustainability Plan for the Peace Creek
Watershed; to complement the Habitat Conservation Plan and the PolkGreen District; and protection of
drainage basins of special concerns.

Policy acknowledged.

Please do not hesitate to contact me if any additional information is required.

Madrid Engineering Group, Inc.

e

Zach H. Thornton, P.E.
Project Manger
FL PE# 79489
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SUBJECT
LDCPAL-2025-7 (Mims Crossing CPA)

DESCRIPTION

This is an applicant-initiated Comprehensive Plan Amendment to change the Future Land Use Map
from Rural Development Area (RDA) to Suburban Development Area (SDA); change from Phosphate
Mining (PM), Agricultural/Residential-Rural (A/RR),Industrial (IND), and Leisure/Recreation (L/R) to
Rural Cluster Center (RCC), Residential-Suburban (RS), and Industrial (IND); and amend Section
2.135 of the Comprehensive Plan to provide for the establishment of the Mims Crossing RCC 640
Activity Center Plan, and the establishment of a 200-ft. wide buffer area within the proposed (RS)
district adjacent to the proposed IND district. This case is related to LDCT-2025-15, an LDC text
amendment for the same property. The site is located north and south of County Road 640, primarily
west of State Road 37 and east of Anderson Road, and south of the City of Mulberry in Sections 10,
14, 15, 16, 21, 22, 23, 24, 26, & 28, Township 30, Range 23.

RECOMMENDATION

Approval
FISCAL IMPACT

No Fiscal Impact
CONTACT INFORMATION

Mark J. Bennett, AICP, FRA-RA, CNU-A
Senior Planner

markbennett@polkfl.gov

(863) 534-6455
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STAFF REPORT
DRC Date: July 17, 2025
Planning Commission Date: August 5, 2026
BoCC Dates: September 15, 2026 (Transmittal), December 1, 2026 (Adoption)
Applicant: Kriss Kaye, PE
Level of Review: Level 4 Review, Large-Scale Comprehensive Plan Amendment
Case Number and Name: LDCPAL-2025-7 (Mims Crossing CPA)
Request: Applicant-initiated Comprehensive Plan Amendment to change from Rural

Development Area (RDA) to Suburban Development Area (SDA); change from
Phosphate Mining (PM), Agricultural/Residential-Rural (A/RR), Industrial
(IND), and Leisure/Recreation (L/R) to Rural Cluster Center (RCC),
Residential-Suburban (RS), and Industrial (IND); and amend Section 2.135 of
the Comprehensive Plan to provide for the establishment of the Mims Crossing
RCC 640 Activity Center Plan, and the establishment of a 200-ft. wide buffer
area within the proposed (RS) district adjacent to the proposed IND district. This
case is related to LDCT-2025-15, an LDC text amendment for the same
property.

Location: North and south of County Road 640, primarily west of State Road 37 and east
of Anderson Road, and south of the City of Mulberry in Sections 10, 14, 15, 16,
21,22, 23, 24, 26, & 28, Township 30, Range 23.

Property Owner: T. Mims Corporation and others

Parcel Size: 2,475 acres

Development Area: Rural Development Area (RDA)

Future Land Use: Phosphate Mining (PM), Agricultural/Residential-Rural (A/RR), Industrial
(IND), and Leisure/Recreation (L/R)

Nearest Municipality: Mulberry

DRC Recommendation: Approval

Planning Commission Vote: Pending

Florida Commerce: Pending

Case Planner(s): Mark J. Bennett, AICP, FRA-RA, CNU-A, Senior Planner
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Summary:

This is an applicant-initiated Comprehensive Plan Amendment to change from Rural Development
Area (RDA) to Suburban Development Area (SDA); change from Phosphate Mining (PM),
Agricultural/Residential-Rural (A/RR), Industrial (IND) and Leisure/Recreation (L/R) to Rural
Cluster Center (RCC) (15 acres), Residential-Suburban (RS) (1,200 acres), and Industrial (IND)
(1,261 acres); and amend Section 2.135 of the Comprehensive Plan to provide for the
establishment of the Mims Crossing RCC Activity Center Plan, and the establishment of a 200-ft.
wide buffer area within the proposed (RS) district adjacent to the proposed IND district. This case
is related to LDCT-2025-15, an LDC text amendment for the same property.

Compatibility Summary

There are several reasons why this request is considered to be compatible and consistent with the
Comprehensive Plan and Land Development Code. In considering the change to Industrial, the
location of transportation facilities, such as arterial highways, is a factor in determining the
appropriateness of industrial lands. This site has access to an arterial highway and is located
adjacent to or near existing industrial uses, so this request is consistent and compatible.

Based on documentation from the applicant demonstrating the ability to provide water service
from the applicant, the proposed designation of Residential-Suburban (RS) is consistent with the
applicable policies in the Comprehensive Plan. The proposed RS area will have a 200-foot-wide
buffer next to the proposed Industrial areas for this amendment, and is compatible with the existing
residential uses along Anderson Road.

The proposed Rural-Cluster Center (RCC) at the SR 37 and the County Road 640 intersection
complies with the policy requirements for both RCCs and activity centers and is therefore
consistent with the application policies in the Comprehensive Plan.

Overall, this request represents a significant change in the use of land in the area. Designating the
property as a Suburban Development Area (SDA) will allow for the transition of the site for higher-
density residential and non-residential (industrial and commercial at CR 37 & SR 640) uses.
However, development of the site will be limited until such time as more public water service is
made available.

Infrastructure Summary

Due to the size and scale of the project, there is the potential for certain infrastructure to be
adversely impacted by this project. Mulberry Middle is currently at 106% capacity. Although the
applicant has a Water Use Permit from the Southwest Florida Water Management District, there
is not sufficient capacity to provide water service for the entire site at full buildout. If the site is
developed at the maximum potential buildout, then there will be significant impacts to adjacent
roads and intersections.

Environmental Summary

Portions of the site are within the 100-year floodplain and contain wetlands, due primarily to
previous mining. There are surface waters on the site, including a creek bisecting the site and
flowing from south to north. Most of the site’s soils are related to previous phosphate mining
activities and have severe suitability for septic tank usage and slight limitations for dwellings
without basements. The site is within one mile of a rookery, protected species of animals, and
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eagle nests, and is identified on the PolkGreen Map as being near a potential connection of an
overall natural network. The property is not in the Florida Wildlife Corridor. The applicant has
indicated that a conservation easement exists throughout the central portion of the property,
generally following a creek that merges with Bird Branch and the North Prong of the Alafia River.
No adverse environmental impacts are expected due to the development of this site, subject to
compliance with applicable floodplain and wetland regulations.

Comprehensive Plan

Listed below are the relevant sections of the Comprehensive Plan that are applicable to this

request:

e Policy 2.102(A1-A15):
Section 2.106(A1-A7):
Section 2.108(A1-A6):
Objective 2.110-B:
Policy 2.110-K1:
Objective 2.110-L1:
Policy 2.113(A1-A5):
Section 2.115 (A1-AS5):
Section 2.120-A:

Section 2.123B(B1-B5):
e Section 2.123C(C1-C6):

Growth Management Policies
Suburban Development Areas
Rural Development Areas
Rural-Cluster Centers (RCC)
Activity Center Establishment
Activity Center Plans
Industrial (IND)
Leisure/Recreation (L/R)
Residential-Suburban (RS)
Floodplain-Protection Areas
Wetland-Protection Areas
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Findings of Fact

Request and Legal Status

LDCPAL-2025-7 is an applicant-initiated request for a Comprehensive Plan Amendment
(CPA) to change 2,475 acres from Rural Development Area (RDA) to Suburban Development
Area (SDA); change from Phosphate Mining (PM), Agricultural/Residential-Rural (A/RR),
Industrial (IND), and Leisure/Recreation (L/R) to Rural Cluster Center (RCC), Residential-
Suburban (RS), and Industrial (IND); and amend Section 2.135 of the Comprehensive Plan to
provide for the establishment of the Mims Crossing RCC Activity Center Plan, and the
establishment of a 200-ft. wide buffer area within the proposed (RS) district adjacent to the
proposed IND district.

This case is related to LDCT-2025-15, an LDC text amendment for the same property.

Policy 2.120-A1 describes the characteristics of the Residential-Suburban (RS) districts as
having densities up to, and including, 1 DU/5 AC, unless permitted through SPD, RRD, RMD
or the criteria established within the SR 17 Ridge Scenic Highway Provision of Section 2.124-
H. The Residential-Suburban classification is characterized by single-family and duplex
dwelling units.

The property is vacant and was previously used for phosphate mining, was part of the Nichols
mine, and was previously owned by Mosaic. According to the Florida Department of
Environmental Protection website and the Polk GIS Viewer, the Mining Status is that it is
permanently shut down, and that reclamation is in progress.

Compatibility

The Comprehensive Plan defines Compatibility in Section 4.400 as “A condition in which land
uses or conditions can coexist in relative proximity to each other in a stable fashion over time
such that no use or condition is unduly negatively impacted directly or indirectly by another
use or condition.”

The proposed request is a change from the Rural Development Area (RDA) to Suburban
Development Area (SDA).

The proposed request is also for Industrial (IND), Residential-Suburban (RS) and Rural-
Cluster Center (RCC) Future Land Use designations.

This area of Polk County is characterized by previously mined lands. Both this site and most
of the surrounding area is vacant. There are industrial uses along SR 37 with some industrial
activities next to the site. Residential uses are located along Anderson Road (west of the site).
The Pinedale community is east of the site, across SR 37.

Policy 2.106-A1: Description of SDAs, states that they are areas within the County which are,
in most cases, located between municipalities, TSDA or UGA and the Rural Development
Areas (RDAs), are predominately residential with potable-water systems, but without
centralized sewer facilities and limited public facilities and non-residential uses.
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This site is on the fringe of a municipality (City of Mulberry), and has access to a potable -
water system.

Policy 2.106-A3: Land Use Categories (for Suburban Development Areas (SDAs)) list
Industrial and Residential-Suburban as permitted uses in the SDA.

Policy 2.110-B2: Designation and Mapping, states that Rural-Cluster Centers shall be
designated and mapped on the Future Land Use Map Series for those clusters of residential
parcels located within the "Rural-Development Area" of the County, which also have a
concentration of non-residential uses located within the immediate area.

Infrastructure

The property is zoned for Purcell Elementary, Mulberry Middle, and Mulberry Senior High.

Fire response is provided by Polk County Fire Station 15, located at 300 Kid Ellis Road,
Mulberry. The station is 7.1 miles from the site, and the estimated response time from this
station is about 12 to 14 minutes.

Emergency Medical Service (EMS) is provided by Polk County Fire Rescue Station 15, located
at 300 Kid Ellis Road, Mulberry. The station is 7.1 miles from the site, and the estimated
response time from this station is about 12 to 14 minutes.

Sheriff’s response to the site is served by the Southwest District, located at 4120 US 98 South,
Lakeland, 15 miles from the site. The responses time are as follows: Priority One: 8:05
minutes; Priority Two: 20:54 minutes.

The subject property is next to State Road (SR) 37 and County Road (CR) 640. SR 37 is an
Urban Minor Arterial, and CR 640 is a Rural Major Collector, according to the Polk County
TPO Roadway Network Database.

The subject parcel also has frontage on Anderson Road, a County-maintained collector road.
The site is not in a utility service area.

The applicant’s Southwest Florida Water Management District Water Use Permit, which has
an authorized annual average permit of 316,300 gallons per day, does not have sufficient
capacity to serve the entire project.

A wastewater treatment plant has not been approved for this site.

Environmental

There are wetlands and floodplains on the site, based on information provided on the Polk GIS
Viewer.

Based on the Polk County Soil Survey, the site is comprised of 16 different soil types. Most of
these soils are related to previous phosphate mining activities, has severe suitability for septic
tank usage and slight limitations for dwellings without basements.
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According to the Polk County Protected Species Observations Map dated July 22, 2021, the
site is within one mile of a rookery, protected species of animals, and eagle nests.

The PolkGreen Map displays this parcel as being near a potential connection of an overall
natural network.

The property is not in the Florida Wildlife Corridor, according to the Florida Wildlife Corridor
Interactive Map.

The Polk County Property Appraiser does not show any conservation easements on the site.

The applicant has indicated that a conservation easement exists throughout the central portion
of the property, generally following an unnamed creek that flows south to north, eventually
merging with Bird Branch and the North Prong of the Alafia River.

This property is not within an Airport Impact District, based on the Polk County Airport-
Impact District Map.

The site is not within a Wellfield Protection District, based on the Polk GIS Viewer.

Based on information received from the Secretary of State’s Department of Historical
Resources office, there are no archeological or historic resources on the site.

Comprehensive Plan Policies

POLICY 2.102-A1 Development Location, states that Polk County shall promote contiguous
and compact growth patterns through the development process to minimize energy costs,
conserve land, water, and natural resources, minimize the cost of services, and prevent
development patterns where tracts of land are by-passed in favor of development more distant
from services and existing communities.

POLICY 2.102-A2 Compatibility, states that land shall be developed so that adjacent uses are
compatible with each other, pursuant to the requirements of other Policies in this Future Land
Use Element, so that one or more of the following provisions are accomplished:

a. there have been provisions made which buffer incompatible uses from dissimilar uses;

b. incompatible uses are made to be more compatible to each other through limiting the
intensity and scale of the more intense use;

c. uses are transitioned through a gradual scaling of different land use activities through the
use of innovative development techniques such as a Planned Unit Development.

POLICY 2.102-A3 Distribution, states that development shall be distributed throughout the
County consistently with this Future Land Use Element so that the public utility, other
community services, and public transit and transportation systems can be efficiently utilized;
and compact, high-density and intensity development is located where urban services can be
made available.
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e POLICY 2.102-A4 Timing, states that development of land shall be timed and staged in
conjunction with the cost-effective and efficient provision of supporting community services
which, at a minimum, shall require compliance with the Plan's Level of Service requirements
and the County's concurrency management system.

e POLICY 2.102-A8 Soils, states that Polk County shall evaluate all development within
unincorporated Polk County with regard for, and for impacts on, soils. The County's Land
Development Code shall specify development/construction standards necessary to protect
against soil erosion, provide for sound engineering construction techniques, and/or mitigate
adverse impacts due to soil conditions. These development standards shall be guided by DEP's
best management practices cited in Florida Development Manual, Chapter Six, and the Polk
County Soil and Water Conservation District's Best Management Practices manual. Criteria
for Polk County's inspection of development sites during construction activities shall include
erosion-control standards.

e POLICY 2.102-A10 Location Criteria, states the following factors shall be taken into
consideration when determining the appropriateness of establishing or expanding any land use
or development area:

a. nearness to incompatible land uses and future land uses, unless adequate buffering is
provided;

b. nearness to agriculture-production areas;
c. distance from populated areas;

d. economic issues, such as minimum population support and market-area radius (where
applicable);

e. adequacy of support facilities or adequacy of proposed facilities to be provided by the time
of development, including, but are not limited to:

1. transportation facilities, including but not limited to, mass transit, sidewalks, trails and
bikeways;

2. sanitary sewer and potable water service;
3. storm-water management;
4. solid waste collection and disposal;

5. fire protection with adequate response times, properly trained personnel, and proper fire-
fighting equipment;

6. emergency medical service (EMS) provisions; and

7. other public safety features such as law enforcement;

8. schools and other educational facilities

9. parks, open spaces, civic areas and other community facilities

f. environmental factors, including, but not limited to:
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1. environmental sensitivity of the property and adjacent property;

2. surface water features, including drainage patterns, basin characteristics, and flood
hazards;

3. wetlands and primary aquifer recharge areas;

4. soil characteristics;

5. location of potable water supplies, private wells, public well fields; and
6. climatic conditions, including prevailing winds, when applicable.

POLICY 2.106-A1: DESCRIPTION - SDAs shall be those areas within the County which are,
in most cases, located between municipalities, TSDA or UGA and the Rural Development
Areas (RDAs). In the SDA, agricultural activities coexist alongside low density developed
areas in the fringes of municipalities and other urban centers. These areas have developed
predominately residential, in a suburban pattern with County-owned, municipal or County-
franchised potable-water systems, but without centralized sewer facilities and very little, if any,
supporting public facilities and non-residential uses. Other urban services typically found to
accompany a suburban area include, but are not limited to multimodal transportation facilities,
public safety, recreational and educational services.

POLICY 2.106-A3: LAND USE CATEGORIES - The following land use categories shall be
permitted within the Suburban Development Areas:

a. ACTIVITY CENTERS: Community Activity Centers, Neighborhood Activity Centers,
Convenience Centers, Tourism Commercial Centers, and High-Impact Commercial
Centers shall be permitted within SDAs in accordance with applicable criteria.

b. RESIDENTIAL: Residential-Suburban.

c. OTHER: Linear Commercial Corridors, Commercial Enclaves, Industrial, Business-Park
Centers. Office Centers, Leisure/Recreation, Institutional, Recreation and Open Space, and
Preservation.

Note: Some land use categories are only allowed in adopted Selected Area Plans, special areas
or neighborhood plans as specified in Section 2.109.

POLICY 2.108-A1: DESCRIPTION - Rural-Development Areas (RDA) shall be all
unincorporated areas within the County that are not located within a Transit Supportive
Development Area, Urban-Growth Area, Suburban-Development Area, or Utility-Enclave
Area. Development in these areas is characterized by large open areas, agricultural use, with
scattered development and rural centers. Services are limited and mostly found in the rural
centers and clustered developments.

POLICY 2.108-A3: LAND USE CATEGORIES - The following land use categories shall
be permitted within Rural-Development Areas:

a. ACTIVITY CENTERS: Rural-Cluster Centers, and Tourism Commercial Centers shall
be permitted within RDAs in accordance with applicable criteria.
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b. RESIDENTIAL: Rural Residential Districts (Section 2.121) and Rural Cluster Center
(RCC) shall be permitted within RDA's in accordance with applicable criteria.

c¢. OTHER: Linear Commercial Corridors, Commercial Enclaves, Industrial, Business Park
Centers, Office Centers, Phosphate Mining, Leisure/Recreation,
Agricultural/Residential-Rural, Recreation and Open Space, Preservation, Institutional.

Note: Some land use categories are only allowed in adopted Selected Area Plans, special
areas or neighborhood plans as specified in Section 2.109.

e POLICY 2.110-B1: CHARACTERISTICS - At the adoption of the Comprehensive Plan in
1991 the Rural-Cluster Center (RCC) was to serve as a focus for the County's rural
communities and was to generally contains public services, such as fire stations and schools,
and retail-commercial uses at a level to serve the surrounding population that may or may
not be included in the RCC. As rural uses have changed since the Comprehensive Plan
adoption, there is a need based on the County's seasonal population and more trips on the
County's regional roads to allow commercial nodes of RCC separate from the historical RCC
communities designated at the time of the initial adoption of the Comprehensive Plan,
including, but not limited to Alturas, Babson Park, Bowling Green, Bradley Junction,
Crooked Lake Park, and Homeland. One commercial node of RCC exists at the intersection
of Boy Scout Road and SR 60. This node does not include any residential. It is intended to
allow some additional commercial nodes of RCC without any initial residential consistent
with the location criteria listed in Policy 2.110-B3 at the time of application for a Future
Land Use Map amendment.

e POLICY 2.110-B2: DESIGNATION AND MAPPING - Rural-Cluster Centers shall be
designated and mapped on the Future Land Use Map Series for those clusters of residential
parcels located within the "Rural-Development Area" of the County, which also have a
concentration of non-residential uses located within the immediate area. These centers shall
be shown on the Future Land Use Map Series as "Rural-Cluster Center" (RCC). RCCs can
also be designated for commercial nodes without any initial residential to serve a surrounding
existing, tourist, or seasonal population in A/RR areas with significant traffic counts on the
fronting roadways.

e POLICY 2.110-B3: LOCATION CRITERIA - The establishment of new RCCs intended for
both residential and commercial uses shall be located at the intersections of arterial and/or
collector roads and shall be guided by the criteria established within Section 2.110-K Activity
Center Establishment. The establishment of new RCCs, subject to Section 2.110-K, intended
for rural commercial-support activity, shall be located at:

1. The intersections of arterial and/or collector roads whereby the intersection is central to
seasonal, tourist, migratory population, or permanent residential population vehicle trips, this
may include "t" intersections with safe access creating the appearance of a full intersection;
or

2. On an intersection of arterials and collector roads that serve as part of the main vehicle
trip route for clusters of neighborhoods and in areas with 2,500 people in a three (3) mile

radius.

3. Not within 3 miles of another Activity Center or other RCC;
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4. Can be at the same intersection with a developed CE;

5. The expansion of these isolated commercial nodes, in situations when the 80% developed
standard cannot be met may be permitted according to the following:

a. Up to the size of a Neighborhood Activity Center (NAC) with an Activity Center Plan
(ACP) to be incorporated into Appendix E of the Land Development Code

b. To ensure the increase of the node on as many corners as possible, and to ensure
consistency with Policy 2.110-AS5.

e POLICY 2.110-B4: DEVELOPMENT CRITERIA - Development within Rural-Cluster
Centers shall conform to the following standards:

a. Residential development within the Rural-Cluster Center shall be permitted at a density of
up to two dwelling units per acre (2 DU/AC).

b. Non-residential development in the RCCs within the communities listed in Policy 2.110-
B1, shall be permitted within a Rural Cluster as follows:

1. Commercial uses shall be limited to an intensity and scale necessary to provide the
immediate rural population with retail and personal services. Such determination should
be based on the market-area radius and minimum population support criteria established
for Convenience, Neighborhood, or Community Activity Centers. The maximum floor
area ratio shall not exceed 0.30.

2. Non-residential uses should be concentrated at the center of the cluster, with direct
access to a collector or arterial intersection.

3. Typical non-residential uses are grocery, pharmacy, medical offices, and personal
services.

4. The amount of non-residential uses for any cluster shall be based on the location and
minimum population support criteria established for the applicable Activity Center.

c. Farmworker housing under specific design parameters listed in the Land Development
Code not to exceed an intensity of sixteen (16) workers per acre.

POLICY 2.110-K1: Additional Activity Centers shall be established and mapped on the
Future Land Use Map Series in accordance with the following criteria:

a. An additional Activity Center may be established, subject to approval by the Board of
County Commissioners, through a comprehensive plan amendment when it is
demonstrated that the proposed center will, at a minimum:

1. meet the Activity Center "location criteria" for the applicable Development Area
in which the property is located; and
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2. currently meet the "general characteristics" for the proposed classification, or will
meet those attributes within the next five (5) years - particularly the minimum
population support within the market-area/service-area radius.

b. An additional Activity Center may be established, subject to approval by the Board of
County Commissioners, when it is demonstrated that there are adequate facilities to
support the establishment of the proposed center, or adequate facilities will be provided
concurrently with the center's development.

c. Activity center establishment review criteria shall include, but are not limited to, the
locational criteria enumerated in Policy 2.102-A9; Policy 2.102-A10, and an Activity
Center Plan required by the Land Development Director or his designee.

d. The Board of County Commissioners may require that a "Selected-Area Study" be
submitted by the property owners requesting the establishment of an additional Activity
Center.

e POLICY 2.110-L1: ACTIVITY-CENTER PLANS - An Activity-Center Plan (ACP) is a
special, detailed land use plan for a specific Activity Center. An ACP shall include a land
use map and accompanying objective and policies to provide special conditions, restrictions,
or requirements for activities within the ACP. ACPs shall be incorporated into the Land
Development Code with reference to the Comprehensive Plan.

e POLICY 2.110-L2: INITIATED BY THE COUNTY - An Activity-Center Plan may be
adopted for an Activity Center and become incorporated into the Future Land Use Element
by a Comprehensive Plan Amendment for all new Activity Centers proposed. The ACP, shall
at a minimum, include land use, traffic, and market studies, or other appropriate studies to
support the requested ACP.

e POLICY 2.110-L3: INITIATED BY A PROPERTY OWNER - Any property owner
applying for a new Activity Center shall prepare and submit an ACP for consideration by the
Board of County Commissioners for inclusion within the Future Land Use Element through
a Comprehensive Plan Amendment. The ACP can also be used as supporting documentation
for a proposed expansion or reclassification. The Board may require that such submittal of a
requested ACP include land use, traffic, and market studies, or other appropriate studies to
support the requested ACP as outlined in L5 below.

e POLICY 2.110-L4: PLAN REQUIRED - A developer shall be required to prepare and submit
an ACP for the following:

a. Development of Regional Impact (DRI) within an Activity Center;

b. a request to develop a residential development with a "Special Residential" classification
(15 DU/AC or more) within an Activity Center; or

c. any new Activity Center proposed.

e POLICY 2.110-L5: PLAN REQUIREMENTS - ACPs, at a minimum, shall include a map,
or maps, and policies which establish:
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a. Land uses designations for all property within the center;
b. development criteria;

c. development restrictions, if appropriate;

d. a traffic circulation plan for the activity center; and

e. special transportation restrictions, if appropriate.

f. 1identify environmentally sensitive lands and endangered natural communities and outline
proposals for the preservation and/or conservation of these areas; and

g. any other information that the Land Development Director or his designee may request.

e POLICY 2.113-Al: CHARACTERISTICS - Industrial lands are characterized by facilities
for the processing, fabrication, manufacturing, recycling, and distribution of goods, and may
contain any use also found within a Business-Park Center. However, land use activities that
operate externally to enclosed structures may be permitted within an Industrial Future Land
Use designation. Industrial districts are also the appropriate location for land use activities
that produce significant amount of noise, odor, vibration, dust, and lighting on and off-site
that do not produce a physical product.

e POLICY 2.113-A2: DESIGNATION AND MAPPING - Industrial areas shall be designated
and mapped on the Future Land Use Map Series as "Industrial" (IND); shall include all major
existing industrial areas; and shall provide for the projected future industrial development
needs of the County.

e POLICY 2.113-A3: LOCATION CRITERIA - Industrial development within the County
shall occur within lands designated as Industrial on the Future Land Use Map Series. The
following factors shall be taken into consideration when determining the appropriateness of
establishing new Industrial areas:

a. Industrial development shall be located within an Transit Supportive Development Area
Urban-Growth Area, Suburban-Development Area, Rural-Development Area, or Utility-
Enclave Area.

b. Accessibility to major air and ground transportation, including but not limited to arterial
roadways, rail lines, and cargo airport terminals.

c. The locational criteria enumerated in Policy 2.102-A9 and Policy 2.102-A10.

d. Industrial facilities should group together in planned industrial districts on sites capable
of being expanded and developed in stages.

e. Industrial districts shall be separated significant distances from schools and developed
residential areas through a combination of physical separation and screening and/or buffering
in accordance with standards in the County's Land Development Code.
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f. The location criteria for Industrial Districts shall serve to maximize access to the arterial
road system and minimize the routing of commercial traffic through residential areas by
requiring access be limited to:

1. arterial roads;
2. collector roads, if the subject parcel is within 2 miles of an intersecting arterial road; or
3. local commercial roads or private roads under the following conditions:

(a) the road has full median access onto to an arterial road;

(b) the road does not serve existing or expected future residential traffic from the
surrounding area;

(c) the road has a structural integrity and design characteristics suitable for truck
traffic.

g. Applications for establishment of an Industrial district shall include a plan consistent with
Policy 2.110-L5.

e POLICY 2.113-A4: DEVELOPMENT CRITERIA - Development within an Industrial area
shall conform to the following criteria:

a. Permitted uses include facilities for the processing, fabrication, manufacturing, recycling,
bulk material storage, and distribution of goods, disposal yards, and limited retail
commercial in accordance with Policy 2.113-A4.b. Other non-residential uses that
produce significant amounts of noise, odor, vibration, dust, and lighting on and off-site
may be permitted within an industrial district through conditional approval. Permitted
uses also include any use found within a Business-Park Center.

b. Retail commercial uses within an industrial area shall be sized for the purpose of serving
just the employees of, and visitors to, the industrial area, and shall be limited to a scale
appropriate for that purpose. The maximum floor area ratio for commercial uses within
an industrial area shall not exceed 0.25.

c. Industrial sites shall be designed to provide for:
1. adequate parking to meet the demands of the use; and

2. buffering where the effects of lighting, noise, odors, and other such factors would
adversely affect adjacent land uses. Parking lots, loading areas, dumpsters,
utilities and air conditioning units, signage, etc., are examples of facilities which
may require special buffering provisions.

d. The maximum floor area ratio for non-commercial uses within an Industrial area shall
not exceed 0.75 in the TSDA, 0.65 in the UGA, 0.50 in the SDA, and 0.50 in the RDA,
unless developed as a Planned Development.
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e. Retail sale of goods manufactured on the site of a business located within an Industrial
area is allowed provided the operation is incidental and subordinate to the manufacturing
activity conducted on site and does not exceed eight percent (8%) of the total floor area
or 15,000 square feet, whichever is the lesser.

f. Where centralized water or wastewater services are not available, the maximum
impervious surface ratio shall be reduced to afford better protection and function of well
and septic tank systems and as required if within a Nutrient Restoration Plan Overlay.

g. Planned Developments within the Industrial district may be permitted a maximum floor
area ratio up to 1.5 for innovative and attractive employment centers. Intensity increases
shall be reserved for those uses that provide substantial economic income opportunities
for the County and its residents. Intensity increases shall only be granted to parcels within
the TSDA and UGA. The Land Development Code shall establish development standards
and criteria for Planned Developments within the Industrial district.

h. Industrial districts shall be separated from existing schools and developed residential
areas through physical separation, screening, buffering, or a combination thereof,
consistent with the standards in the County's Land Development Code.

1.  Workforce housing for unaccompanied workers in barrack, dormitory, or apartment units
under specific design parameters listed in the Land Development Code not to exceed an
intensity of thirty-two (32) workers per acre or the limitations established by the
Department of Health for water and wastewater usage, whichever allowed intensity is the
lesser.

POLICY 2.115-A1: CHARACTERISTICS - Leisure/Recreation (L/R) areas are grounds and
facilities oriented primarily toward providing recreational-related services for residents and
short-term visitors to Polk County. These include, but are not limited to: fish camps, lodges
and retreats, recreational-vehicle (RV) parks, retirement mobile home parks, golf courses,
and accessory minor commercial uses necessary to support these facilities, such as bait shops
and convenience stores.

POLICY 2.120-A1: CHARACTERISTICS - Densities up to, and including, 1 DU/5 AC,
unless permitted through SPD, RRD, RMD or the criteria established within the SR 17 Ridge
Scenic Highway Provision of Section 2.124-H. The Residential-Suburban classification is
characterized by single-family dwelling units and duplex units.

POLICY 2.120-A3: LOCATION CRITERIA - Residential-Suburban areas shall be located
only within the SDA and new Residential-Suburban development shall not be located within
Activity Centers.

POLICY 2.120-A4: DEVELOPMENT CRITERIA - Development within designated RS
areas shall be limited to:

a. Residential development containing single-family dwelling units, duplex units, and
family-care homes, at a density of up to, and including, one dwelling unit per five acres (1
DU/5 AC). Density may be adjusted based on the actual size of the section. A property
outside of the Green Swamp Area of Critical State of Concern, may be considered five acres
if it is one one-hundred and twenty-eighth (1/128) the section size for sections less than six
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hundred forty acres (640 acres). This includes counting to the centerline of local and collector
roads.

b. The "permitted uses" of Suburban Planned Development (SPD), Rural-Residential
Development (RRD), or Rural Mixed-Use Development (RMD). (See Sections 2.120-B,
2.121-B, and 2.121-C.)

c. Properties adjacent to SR 17 shall be allowed densities and/or intensities up to the
maximum allowed in this land use category (3 dwelling units per acre) as a permitted use
without requiring a public hearing provided the development meets all the criteria established
in Section 2.124-H for Scenic Highways and the Scenic Highway development regulations
within the Land Development Code. At a minimum, all development shall:

1. Connect to a centralized potable water supply, and

2. Provide no less than 30% open space throughout the development with at least 70% of
that open space dedicated to scenic vista preservation, either along the highway or
through the property to a distant view beyond the property boundary. This open space
shall be set aside as conservation in perpetuity via a binding legal instrument which
prohibits future development within the established boundaries.

d. Community Facilities, in accordance with policies of this Plan and the provisions of the
Land Development Code.

e. Residential Infill Development (RID) that contains single-family or duplex-style
development and is located amongst an existing residential community (See Section 2.125-
N).

f. Farmworker housing under specific design parameters listed in the Land Development
Code not to exceed an intensity of sixteen (16) workers per acre.

NOTE: All SDA policies also apply.

POLICY 2.123-B1: DESIGNATION AND MAPPING - The Future Land Use Map Series
shall designate and map as the "Floodplain-Protection Area" overlay the Special Flood
Hazard Areas and Regulatory Floodways identified by the Federal Emergency Management
Agency in the Flood Insurance Study (FIS) for Polk County, originally dated January 19,
1983, with the accompanying maps and other supporting data, and any subsequent revisions
thereto, are adopted by the reference and declared to be a part of this ordinance.

POLICY 2.123-B2: DEVELOPMENT CRITERIA - Development within a "Floodplain-
Protection Area" shall conform to the following criteria:

Development shall be encouraged to locate on the non-floodplain portions of a development
site and density may be transferred from undeveloped floodplain areas to contiguous non-

floodplain areas per the Land Development Code.

. Development or redevelopment shall meet the requirements of the Polk County Land
Development Code, and shall not:

1. enlarge the off-site floodplain;
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2. alter the natural function of the floodplain; nor

3. result in post development run-off rates which exceed pre-development run-off rates for
storm frequencies at least as stringent as those rates established by the applicable Water
Management District pursuant to Titles 40D and 40E, F.A.C.

e POLICY 2.123-C2: Development Criteria within a wetland, as determined by appropriate
regulatory agencies having the authority to designate areas as wetlands and exercise
jurisdiction over the wetlands so designated shall conform to the following criteria:

a. Every reasonable effort shall be required to avoid or minimize adverse impacts on
wetlands through the clustering of development and other site planning techniques.
Mitigation will only be permitted in accordance with applicable state standards.

b. Wetland impacts where unavoidable and where properly mitigated, as determined by
agencies having jurisdiction, shall be permitted for:

1. Resource-Based Recreational Uses as defined by this Plan that are compatible with
wetland functions;

2. access to the site;

(98]

necessary internal traffic circulation, where other alternatives do not exist, or for
purposes of public safety;

utility transmission and collection lines;
pre-treated storm-water management;

mining that meets state and federal regulations; or

NS ok

expansion of an existing use or a new use where upon consultation with the
appropriate regulatory agency (prior to permitting) it is determined that the proposed
mitigation implements all or part of an agency or jurisdiction's plan and provides
greater long term ecological value than the impact.

c. Commercial and industrial development shall locate on the non-wetland portion of a
development site.

d. If a site is such that all beneficial use of the property is precluded due to wetland
restrictions, then the parcel shall be allowed to develop as follows:

1. a maximum of one dwelling unit per Lot of Record; or

2. at a gross density of one dwelling unit per ten acres (1 DU/10 AC). No parcel shall
be created after December 1, 1992, which consists entirely of wetlands, unless
accompanied by a deed restriction which prohibits future development on the parcel.

e. Development shall be required to locate on the non-wetland portions of a development
site. The Land Development Code shall permit residential densities to be transferred from
wetland areas to contiguous non-wetland areas within the same development subject to
the provisions of Policy 2.123-C3.
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f. In accordance with Section 163.3184(6)(c), F.S., the County shall defer the delineation
of jurisdictional wetland limits and wetland mitigation amounts to the applicable federal,
state or regional permitting agency.

g. All permits from an agency with jurisdiction shall be approved prior to, or concurrently
with, the County issuing a final development order.

h. Polk County will coordinate with regulatory agencies to identify and implement
procedures to support compliance with permit terms and conditions as part of the
County's building inspection and code enforcement activities.

Development Review Committee Recommendation: Based on the information provided by the
applicant, recent site visits, and the analysis conducted within this staff report, the Development
Review Committee (DRC) finds that the request IS compatible with the surrounding land uses
and general character of the area and IS consistent with the Polk County Comprehensive Plan and
Land Development Code. Therefore, the DRC recommends APPROVAL of LDCPAL-2025-7.

GENERAL NOTES

NOTE: This staff report was prepared without the benefit of testimony and evidence submitted by
the public and other parties at a public hearing.

NOTE: All written comments made in the application and subsequent submissions of information
made during the application review process, which are on file with the Land Development
Division, shall be considered to be binding upon the applicant, provided such comments are not
at variance with the Comprehensive Plan, LDC or other development regulations in effect at the
time of development.

NOTE: Issuance of a development permit by the county does not in any way create any rights on
the part of the applicant to obtain a permit from a state or federal agency and does not create any
liability on the part of the county for issuance of the permit if the applicant fails to obtain requisite
approvals or fulfill the obligations imposed by a state or federal agency or undertakes actions that
result in a violation of state or federal law.
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Compatibility with the Surrounding Uses

According to Policy 2.102-A2 of Polk County’s Comprehensive Plan, “land shall be developed so
that adjacent uses are compatible with each other, pursuant to the requirements of other policies in
this Future Land Use Element, so that one or more of the following provisions are accomplished:
a. there have been provisions made which buffer incompatible uses from dissimilar uses; b.
incompatible uses are made to be more compatible to each other through limiting the intensity and
scale of the more intense use; and c. uses are transitioned through a gradual scaling of different
land use activities through the use of innovative development techniques such as a Planned Unit
Development.” The “development criteria” and the “density and dimensional regulations” of a
land use district are often the measuring tools used by staff to determine compatibility and the
appropriateness of locating differentiating uses. Compatibility is defined in the Comprehensive
Plan as “a condition in which land uses or conditions can coexist in relative proximity to each other
in a stable fashion over time such that no use or condition is unduly negatively impacted directly
or indirectly by another use or condition.”

A. Land Uses

The site is within a Rural Development Area (RDA). RDAs are those unincorporated areas within
the County that are not located within a Transit Supportive Development Area, Urban-Growth
Area, Suburban-Development Area, or Utility-Enclave Area. Development in these areas is
characterized by large open areas, agricultural use, with scattered development and rural centers.
Services are limited and mostly found in the rural centers and clustered developments.

With the exception of 15 acres proposed to be a Rural-Cluster Center (RCC) at the SR 37/CR 640
intersection and the isolated industrial parcel south of Cozart Road, the subject property is
proposed to change from a RDA to a Suburban Development Area (SDA). SDAs shall be those
areas within the County which are, in most cases, located between municipalities, TSDA or UGA
and the Rural Development Areas (RDAs). In the SDA, agricultural activities coexist alongside
low density developed areas in the fringes of municipalities and other urban centers. These areas
have developed predominately residential, in a suburban pattern with County-owned, municipal
or County-franchised potable-water systems, but without centralized sewer facilities and very
little, if any, supporting public facilities and non-residential uses. Other urban services typically
found to accompany a suburban area include, but are not limited to multimodal transportation
facilities, public safety, recreational and educational services.

Currently, the site has the following Future Land Use designations:
Phosphate Mining (PM) - Phosphate Mining areas are generally characterized by existing or

proposed phosphate-mining operations, phosphate-mining support facilities, and non-reclaimed
phosphate-mined areas.

Agricultural Residential/Rural (A/RR) — Section 2.121-A, Agriculture/Residential-Rural, states
that Polk County recognizes the importance of the agriculture industry as a healthy and competitive
force in the national and international marketplace and, therefore, shall encourage the continuation
of productive agricultural uses and provide for the placement of low-density residential
development within unincorporated rural areas through:

a. the establishment and mapping of Agriculture/Residential-Rural (A/RR), and
b. the establishment of policies to govern the development of land within the A/RR land use
category.
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Industrial & Leisure/Recreation - Small portions of the subject property (5 acres each) that are
proposed to be part of the Rural Cluster Center are currently designated as Industrial (IND) and
Leisure/Recreation (L/R). The IND Future Land Use is further described in this report.
Leisure/Recreation (L/R) areas are grounds and facilities oriented primarily toward providing
recreational-related services for residents and short-term visitors to Polk County. These include,
but are not limited to: fish camps, lodges and retreats, recreational-vehicle (RV) parks, retirement
mobile home parks, golf courses, and accessory minor commercial uses necessary to support these
facilities, such as bait shops and convenience stores.

The proposed Future Land Use designations include the following:

Industrial (IND) - Generally, Industrial districts contain more intensive uses and activities than
contemplated in a Business-Park Center. The Comprehensive Plan describes Industrial Lands as
characterized by facilities for the processing, fabrication, manufacturing, recycling, and
distribution of goods, and may contain any use also found within a Business-Park Center.
However, land use activities that operate externally to enclosed structures may be permitted within
an Industrial Future Land Use designation. Industrial districts are also the appropriate location for
land use activities that produce significant amounts of noise, odor, vibration, dust, and lighting on
and off-site that do not produce a physical product.

Residential-Suburban (RS) - Residential-Suburban areas are only located within the SDA and new
Residential-Suburban development shall not be located within Activity Centers. The allowable
densities in RS are up to, and including, 1 DU/5 AC, unless permitted through SPD, RRD, RMD
or the criteria established within the SR 17 Ridge Scenic Highway Provision of Section 2.124-H.
Development within designated RS areas shall be limited to single-family dwelling units, duplex
units, and family-care homes, at a density of up to, and including, one dwelling unit per five acres
(1 DU/5 AC). With the Suburban Planned Development (SPD) provision, it is possible for an
applicant to obtain a Planned Development (PD) approval and achieve a maximum density of 3
units per acre. This is subject to the requirement that the transfer of density out of wetland areas
can only occur at a density of 1 unit per acre.

Rural Cluster Center (RCC) — RCCs serve as a focus for the County's rural communities and was
to generally contains public services, such as fire stations and schools, and retail-commercial uses
at a level to serve the surrounding population that may or may not be included in the RCC. They
are designated and mapped on the Future Land Use Map Series for clusters of residential parcels
located within the "Rural-Development Area" of the County, which also have a concentration of
non-residential uses located within the immediate area. RCCs can also be designated for
commercial nodes without any initial residential to serve a surrounding existing, tourist, or
seasonal population in A/RR areas with significant traffic counts on the fronting roadways.

As shown on the Future Land Use Map, adjacent properties are primarily designated as Phosphate
Mining (PM), with Agriculture/Residential-Rural (A/RR) and Industrial (IND). Property south of
the site, across County Road 640, is designated as Institutional (INST) and Leisure/Recreation
(L/R).

Generally, the predominant uses in this area of the county are vacant, undeveloped property and
industrial uses, with much of the land in this area having been previously mined. There are also
isolated residential areas along Anderson Road, and the Pinedale community is east of the site,
across State Road 37. Light industrial uses are located along the SR 37 corridor. The City of
Mulberry is about 3 miles north of the site.
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The site is vacant. A review of aerial photos between 1941 to the present shows that the land has
been used primarily for phosphate mining and related reclamation activities. This property was
part of the Nichols Mine, previously owned by Mosaic. According to the Florida Department of
Environmental Protection website and the Polk GIS Viewer, the Mining Status is that it is
permanently shut down, and that reclamation is in progress.

There are several reasons why this request is considered to be compatible, and consistent with the
Comprehensive Plan and Land Development Code.

When determining the appropriateness of proposed industrial lands, the location of transportation
facilities, such as arterial highways, is a factor. This site has access to an arterial highway (SR
37). There are also industrial uses located along SR 37, east of the site. Because of the similarity
in current uses and Future Land Use designations, designating this site as Industrial will be
compatible. Therefore, this request is consistent with the applicable policies in the Comprehensive
Plan.

The proposed designation of Residential-Suburban (RS) is consistent with the applicable policies
in the Comprehensive Plan, due to the provision of water service based on the applicant Water Use
Permit. The proposed RS area will have a 200-foot-wide buffer next to industrial areas and is
compatible with the existing residential uses along Anderson Road. Therefore, the RS portion of
this request is consistent with the applicable Comprehensive Plan policies.

The proposed Rural-Cluster Center at the SR 37 and the County Road 640 intersection complies
with the applicable policy requirements for both RCCs and activity centers and is therefore
consistent with the application policies in the Comprehensive Plan.

Overall, while this request represents a significant change in the use of land in the area, designating
the property as a Suburban Development Area (SDA) will allow for the transition of the site for
higher-density residential and non-residential (industrial and commercial at CR 37 & SR 640) uses.
However, development of the site will be limited until such time as more public water service is
made available.

B. Infrastructure:

According to Comprehensive Plan POLICY 2.102-A1: DEVELOPMENT LOCATION, “Polk
County shall promote contiguous and compact growth patterns through the development process
to minimize energy costs, conserve land, water, and natural resources, minimize the cost of
services, and prevent development patterns where tracts of land are by-passed in favor of
development more distant from services and existing communities.”

The site is located in the Rural Development Area (RDA), where connections to water and sewer
service are not required. With the proposed change to Suburban Development Area (SDA),
connection to public water will be required.

The following table provides a reference point for notable and pertinent Future Land Use Map
districts and existing land uses upon them.
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Table 1 Future Land Use Map Districts and Existing Uses

Agriculture/Residential-Rural
(A/RR), Phosphate Mining (PM),
& Industrial (IND)
Vacant, undeveloped, pasture, &

Agriculture/Residential-Rural (A/RR),

Phosphate Mining (PM), Industrial
(IND), and Leisure/Recreation (L/R)

Northwest North Northeast
Agriculture/Residential-Rural Agriculture/Residential-Rural (A/RR) Business-Park Center (BPC),
(A/RR) & Phosphate Mining & Phosphate Mining (PM) Industrial (IND)

(PM) Vacant, rural residential Light Manufacturing, low-density
Vacant, rural residential residential
West Subject Site West

Agriculture/Residential-Rural (A/RR),

Phosphate Mining (PM), & Industrial
(IND)
Vacant, light industrial, and low-

rural residential density residential (Pinedale)

Southwest South Southeast
Phosphate Mining (PM) Phosphate Mining (PM) and Agriculture/Residential-Rural (A/RR),
Vacant Leisure/Recreation (L/R), and Phosphate Mining (PM), & Industrial

Institutional (INST)
Vacant

(IND)
Vacant and light industrial

Nearest and Zoned Elementary, Middle, and High School

The schools zoned for the subject property are listed in Table 2 below. While the proposed
Industrial and Rural-Cluster Center changes will not impact school concurrency, any development
in the proposed Residential-Suburban area will have an impact on school capacity. Assuming a
worst-case scenario of 3,600 single-family residential units (based on 1,200 acres * 3 units per
acre), the following estimated demands are shown below:

Table 2 Schools

School Annual Estimated Capacity 2024-2025 Distance from subject site
Demand School Year

Purcell Elementary 518 students 97% 3.3 miles

Mulberry Middle 299 students 106% 3.5 miles

Mulberry Senior 421 students 93% 3.5 miles

Source: Polk County School Board website

The Polk County Public Schools Facilities Planning staff has provided the following comments
regarding this project:

“No Level 2 site development plan, infrastructure plan, or construction plan shall be approved by
Polk County Land Development for any portion of the project until final school site siting has been
coordinated with Polk County Public Schools. Coordination shall include district review of
proposed site boundaries, access, phasing, and utility availability, and shall result in written
confirmation from the School District indicating that a proposed K-8 (approximately 35 acres)
school site are acceptable or conditionally acceptable for future school development.”

Nearest Sheriff, Fire, and EMS Station

Polk County Fire Rescue provides Advanced Life Support transport to all residents and visitors of
Polk County. Emergency response is considered effective if response times are within eight (8)
minutes in rural and suburban areas and 13 minutes in urban areas.

Sherriff response times are not as much a function of the distance to the nearest sheriff’s substation
rather more a function of the overall number of patrol officers within the County. Priority 1 Calls
are considered true emergencies, in-progress burglary, robbery, injuries, etc. Priority 2 Calls refer
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to events that have already occurred, such as a burglary that occurred while the homeowner was
on vacation and had just been discovered.

Table 3 provides a breakdown of response times and travel distances for emergency services.

Table 3 Public Safety Information

Name of Station Distance Response Time"
Sheriff Southwest District, located at 4120 US 98 South, Lakeland | 15 miles P1: 8:05 minutes
P2: 20:54 minutes
Fire Polk County Fire Station 15, Kid Ellis Road, Mulberry. 7.1 miles 12-14 minutes
EMS Polk County Fire Station 15, Kid Ellis Road, Mulberry. 7.1 miles 12-14 minutes

Source: Polk County Sheriff’s Office and Public Safety. * Response time are based on when the station received the
call and not from when the call is made to 911.

Fire Department staff offered additional comments regarding this request: “Without knowing the
type and configuration of internal streets, it is difficult to project response times for a project of
this scale. Both Polk County Fire Rescue Station 8, (currently at 4210 Willis Rd, Mulberry) and
Polk County Fire Rescue Station 4 (currently at 6949 Old Hwy 37, Bradley Junction) are scheduled
to be rebuilt in the vicinity of their existing locations and would most likely also serve this area as
well. These new stations will have the capacity to house additional apparatus and crews as growth
in service demands increase.”

Water and Wastewater

The subject property is currently in a Rural Development Area (RDA), where connection to public
water and sewer is not required. Part of the requested amendment is to change the development-
area designation from Rural to Suburban Development Area (SDA), where connection to public
water service is required if available.

A. Estimated Demand

The development of the property under the proposed land use designations has the potential to
exceed the applicant’s current permitted water use capacity. The following tables summarize the
estimated demand for this project at buildout (by Future Land Use), based on a worst-case scenario.
This worst-case scenario does not account for any environmental constraints, such as wetlands and
floodplains, that would affect the ultimate unit count for the site.

Table 4A Estimated Water and Sewer Impact Analysis — Residential Suburban

Maximum Allowable Use: Estimated Impact Analysis Agriculture/Residential-Rural (A/RR) &
A/RR-114AC @ 1 DU/SAC=2 Phosphate Mining (PM) to Residential-Suburban (RS)
DU Development Area: SDA
PM - 1188.6 * 0DU/AC =0 DUs Current Land Use designation(s) Proposed Land Use designation
A/RR, PM RS
Current Maximum Allowable Use 2 DU 1,200 AC * 3 DU/AC =
3,600 DUs
. 2 DU * 250 GPD/DU = 3,600 DU * 250 GPD/DU =
Potable Water Consumption 500 GPD 900,000 GPD
Wastewater Generation 2 DU * 200 GPD/DU = 3,600 DU * 200 GPD/DU =
400 GPD 720,000 GPD

GPD — Gallons Per Day
Source: Polk County Concurrency Manual and Polk County Utilities Industrial @ .24 GPD/SF (water) & .18 GPD/SF (sewer)
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Table 4B Estimated Water and Sewer Impact Analysis — Industrial

Maximum Allowable Use: Estimated Impact Analysis

PM - 1,261 AC *.75 FAR = Phosphate Mining (PM) to Industrial (IND)

945.75 — 946 AC * 43,560 SF = Development Area: SDA

41,207,760 SF Current Land Use designation(s) Proposed Land Use designation
IND - 1,261 AC * .50 FAR = PM IND

631 AC * 43,560 SF/AC
27,486,360 SF

Current Maximum Allowable Use 41,207,760 SF 27,486,360 SF
Potable Water C . 41,207,760 SF * 24 GPD/SF = 27.486,360 SF * 24 GPD/SF =
otable Yater C-onsumption 9,889,863 GPD 6,596,726 GPD
Wastewater Generation 41,207,760 SF * .18 GPD/SF = 27.486,360 SF * .18 GPD/SF =
7,417,397 GPD 4,947,545 GPD

GPD — Gallons Per Day
Source: Polk County Concurrency Manual and Polk County Utilities PM & Industrial @ .24 GPD/SF (water) & .18 GPD/SF (sewer)

Table 4C Estimated Water and Sewer Impact Analysis — Rural-Cluster Center

Maximum Allowable Use: Estimated Impact Analysis

PM-7AC *.75 FAR=525AC* Phosphate Mining (PM), Leisure/Recreation (L/R) and Industrial (IND)
43,560 SF/AC = 228,690 SF To Rural-Cluster Center (RCC)

L/R = Development Area: SDA/RDA

Res: 4.65 AC * 4 DU/AC = 18.6 = Current Land Use designation(s) Proposed Land Use designation
19 DU/AC PM, L/R, IND RCC

Com: .07 * 5 AC =.35 AC * 43,560
SF = 15,246 SF
IND-3AC* .50 FAR*15AC*
43,560 SF = 65,340 SF
Current Maximum Allowable Use PM = 228,690 SF 15 AC* 30FAR=45AC*
L/R (Res) =19 DU/AC 43,560 SF = 196,020 SF
L/R (Com) = 15,246 SF
IND = 65,340 SF
— %k — %k —
Potable Water Consumption PM = 2285’2,98% 2 2P§4/GPD B 196’020423:125'2(2;1?; D/SF =
L/R (Res) =19 DU/AC * 250
GPD/DU = 4,700 GPD
L/R (Com) = 15,246 SF *
.22 GPD/SF = 3,355 GPD
IND = 65,340 SF * .24 GPD =

15,682 GPD
TOTAL = 78,623 GPD
Wastewater Generation PM =228,690 SF * .18/GPD = 196,020 SF * .18 GPD/SF =
41,165 GPD 35,824 GPD

L/R (Res) = 19 DU/AC * 200
GPD/DU = 3,800 GPD
L/R (Com) = 15,246 SF *
.18 GPD/SF = 2,745 GPD
IND = 65,340 SF * .18 GPD =
11,762 GPD
TOTAL =59,472 GPD
GPD — Gallons Per Day Industrial @ .24 GPD/SF (water) & .18 GPD/SF (sewer); RCC rates @ 0.22 per sq ft and 80% for wastewater
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Table 4D Estimated Water and Sewer Impact Analysis — Totals

Estimated Impact Analysis
Phosphate Mining (PM), Leisure/Recreation (L/R) and Industrial (IND)
To Rural-Cluster Center (RCC)
Development Area: SDA/RDA

Current Land Use designation(s)
PM, L/R, IND

Proposed Land Use
designation(s)
RS, IND, RCC

Potable Water Consumption

PM = 9,974,749 GPD
A/RR = 500 GPD
L/R (Res) = 4,700 GPD
L/R (Com) = 3,355 GPD
IND = 15,682 GPD
TOTAL = 9,998,986 GPD

RS = 900,000 GPD
IND = 6,596,726 GPD
RCC = 43,125 GPD
TOTAL = 7,539,851 GPD

Wastewater Generation

PM = 7,472,283 GPD
A/RR = 400 GPD
L/R (Res) = 3,800 GPD
L/R (Com) = 2,745 GPD
IND = 11,762 GPD
TOTAL = 7,490,990 GPD

RS = 720,000 GPD
IND = 4,947,545 GPD
RCC = 35,824 GPD
TOTAL = 5,703,369 GPD

GPD — Gallons Per Day Industrial @ .24 GPD/SF (water) & .18 GPD/SF (sewer); RCC rates @ 0.22 per sq ft and 80% for wastewater
Source: Polk County Concurrency Manual and Polk County Utilities Industrial @ .24 GPD/SF (water) & .18 GPD/SF (sewer)

The applicant also presented an analysis, based on different estimates of an anticipated buildout of

this project:
Planning-Level Utility Demand Summary
FAR/density values are based on Pok County LOC Table 2.1; estimates are for CPAJevel planning only.
Industrial | Estimated Total Water Total Wastewater
Land Use Acres | Density/FAR | Sq. Ft,/Ac| Units | Total Sq, Ft Water Factor Wastewater Factor
Sg.ft/Emp | People (60} (60)
Residential (RS) 1193 30V/xc 3597 250GPO/OU| 899250  200GPD/DU 719,400
Industrial (IND) 12660 050 | 2780 DB 152 18081 20GPCD | 361619  16GPCD L5
RCC Commercial 150 030 | 13068 196,020 025GPD/SF| 49005  0.20GPD/SF 39,204
TOTAL 24803 35971 27,763,500 18,081 1309874 1029819
Foototes /Source Basis: Al estimates are planning-level only and do not establish development entitlements, concurrency approvals, utiity allocations,
treatment capacity reservations, of final engineering design criteria.
Source: Applicant’s Support Documentation
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B. Available Capacity:

The applicant has provided documentation of a water use permit from the Southwest Florida Water
Management District. This permit is for the Mims Laurel Lake Park, south of the site, and is for
an annual average flow of 316,300 gallons per day. Based on the demand analysis presented in
Table 4, along with the applicant’s Utility Demand Summary, there is not sufficient capacity to
provide water service for the entire site at buildout. As a result, development on the site will
be limited until more water capacity and sewer capacity is made available.

The applicant acknowledges the need for additional capacity based on the following statement
included in the support documentation for this amendment:

“As demonstrated by the foregoing analysis, the proposed development framework can be
evaluated at a planning level with respect to anticipated utility demands. Utility infrastructure is
anticipated to be provided in a phased manner consistent with development timing and intensity.
Future development approvals will require demonstration of adequate potable water supply,
wastewater treatment capacity, transmission facilities, and distribution infrastructure consistent
with applicable County, FDEP, and other regulatory requirements. Estimated wastewater
generation is anticipated to generally correspond with potable water demand and will be further
evaluated during future utility planning and concurrency review."

C. Planned Improvements:
No information is known currently about any planned improvements to utilities in this area.
Roadways/ Transportation Network

The Polk County Transportation Planning Organization (TPO) monitors traffic congestion on over
425 roadway segments (950 directional links). The data identifies both daily and peak hour traffic
volumes. The peak hour traffic volumes are used to estimate the level-of-service for each roadway,
in each direction. Level-of-service refers to the quality of traffic flow. It is the primary measure of
traffic congestion. Level-of-service (LOS) is measured on a scale of ‘A’ to ‘F’ with LOS A’ being
the best (free-flow traffic) and LOS ‘F’ being the worst (severe traffic congestion).

The proposed Comprehensive Plan Amendment with the proposed land use designations have the
potential to affect the surrounding transportation network and change the LOS below the minimum
established standards.
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A. Estimated Demand

The following tables summarize the estimated demand for this project at buildout (by Future Land
Use), based on a worst-case scenario. This worst-case scenario does not account for any
environmental constraints, such as wetlands and floodplains, that would affect the ultimate unit

count for the site.

Table SA Estimated Transportation Impact Analysis — Residential Suburban

Maximum Allowable Use:
A/RR-114AC @1 DU/S5AC=2
DU

PM -1188.6 * 0DU/AC =0 DUs

Estimated Impact Analysis Agriculture/Residential-Rural (A/RR) &
Phosphate Mining (PM) to Residential-Suburban (RS)
Development Area: SDA

Current Land Use designation(s)

Proposed Land Use designation

A/RR, PM RS
Current Maximum Allowable Use 2 DU 1,200 AC * 3 DU/AC =
3,600 DUs

Average Annual Daily Trips 2 DU * 7.81 trips/DU * 1 (new trips) = |3,600 DU * 7.81 trips/DU * 1 (new
(AADT) 16 AADT trips) =

28,116 AADT
PM Peak Hour Trips 2 DU * 1 trip/DU * 1 (new trips) = 3,600 DU * 1 trip/DU * 1 (new

2 AADT trips) =
3,600 AADT

Source: Concurrency Manual and Table for Minor Traffic Study — Single Family Detached Housing— 7.81 AADT/1 DU, I peak-hour trips/1 DU

100% new trips

Table 5B Estimated transportation Impact Analysis — Industrial

Maximum Allowable Use:

PM -1,261 AC *.75 FAR =
945.75 — 946 AC * 43,560 SF =
41,207,760 SF

IND - 1,261 AC * .50 FAR =
631 AC * 43,560 SF/AC
27,486,360 SF

Estimated Impact Analysis
Phosphate Mining (PM) to Industrial (IND)
Development Area: SDA

Current Land Use designation(s)
PM

Proposed Land Use designation
IND

Current Maximum Allowable Use

41,207,760 SF

27,486,360 SF

Average Annual Daily Trips
(AADT)

41,207,760 SF/1,000
41,208 * 3.93 * .92 (new trips)
148,992 AADT

27,486,360 SF/1,000
13,743 * 3.93 * .92 (new trips)
49,689 AADT

PM Peak Hour Trips

41,207,760 SF/1,000
41,208 * .67 * .92 (new trips)
25,402 AADT

27,486,360 SF/1,000
13,743 * .67 * .92 (new trips)
8,471 AADT

Source: Concurrency Manual and Table for Minor Traffic Study —PM & IND rates ITE Code 140 @ 3.93 AADT per 1,000 square
feet and 0.67 PM Peak Hour Trip per 1,000 square feet and 92% new trips
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Table 5C Estimated Transportation Impact Analysis — Rural-Cluster Center

Maximum Allowable Use:
PM-7AC *.75FAR=525AC *
43,560 SF/AC = 228,690 SF

L/R=

Res: 4.65 AC * 4 DU/AC =19
DU/AC

Com: .07 * 5 AC =.35 AC * 43,560
SF = 15,246 SF

IND -3 AC * .50 FAR * 1.5 AC *
43,560 SF = 65,340 SF

Estimated Impact Analysis
Phosphate Mining (PM), Leisure/Recreation (L/R) and Industrial (IND)
To Rural-Cluster Center (RCC)
Development Area: SDA/RDA

Current Land Use designation(s)
PM, L/R, IND

Proposed Land Use designation
RCC

Current Maximum Allowable Use

PM = 228,690 SF

L/R (Res) = 19 DU/AC

L/R (Com) = 15,246 SF
IND = 65,340 SF

15AC* 30 FAR=45AC="*
43,560 SF = 196,020 SF

Average Annual Daily Trips
(AADT)

PM = 228,690 SF/1,000
229 * 3.93 * 92 (new trips)
828 AADT
L/R (Res)=19 DU
7.81 trips/DU * 1(new trips) =
148 AADT
L/R (Com) = 15,246 SF/1,000
15 *212.23 * 76 (new trips)
2,459 AADT
IND = 65,340 SF/1,000
65 *3.93 * 92 (new trips)
235 AADT
TOTAL = 3,668 AADT

196,020 SF * 212.23 trips/1,000 SF
* 76 (new trips) =
31,617 AADT

PM Peak Hour Trips

PM = 228,690 SF
229 * .67 * .92 (new trips)
141 AADT
L/R (Res) =19 DU * 1 (new trips)
19 AADT
L/R (Com) = 15,246 SF *
15* 48.48 * .76 (new trips)
553 AADT
IND = 65,340 SF
65 * .67 * .92 (new trips)
40 AADT
TOTAL =753 AADT

196,020 SF * 48.48 trips/1,000 SF
*76% new trips =
7,222 AADT

Source: Concurrency Manual and Table for Minor Traffic Study —IND & PM @ IND rates ITE Code 140 @ 3.93 AADT per 1,000
square feet and 0.67 PM Peak Hour Trip per 1,000 square feet and 92% new trips; Single Family Detached Housing— 7.81 AADT/1 DU,
I peak-hour trips/l DU 100% new trips Free Standing Discount Store (ITE 815) — 44.72 AADT/1,000 SF, 64 peak-hour trips/1,000

SF;
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Table 5D Estimated Transportation Impact Analysis — Totals
Estimated Impact Analysis
Phosphate Mining (PM), Leisure/Recreation (L/R) and Industrial (IND)
To Rural-Cluster Center (RCC)
Development Area: SDA/RDA

Current Land Use designation(s) Proposed Land Use
PM, L/R, IND designation(s)
RS, IND, RCC
Average Annual Daily Trips PM = 149,820 AADT RS =28,116 AADT
(AADT) A/RR =16 AADT IND = 49,689 AADT
L/R (Res) =148 AADT RCC =31,617 AADT
L/R (Com) = 2,459 AADT TOTAL =109,422 AADT

IND =235 AADT
TOTAL =152,530 AADT

PM Peak Hour Trips PM = 25,543 AADT RS =3,600 AADT
A/RR =2 AADT IND = 8,471 AADT
L/R (Res) =19 AADT RCC =17,222 AADT
L/R (Com) =553 AADT TOTAL = 19,293 AADT

IND =40 AADT
TOTAL =26,157 AADT

The applicant also presented an analysis in their Traffic Impact Analysis (TIA) study, based on
different estimates of an anticipated buildout of this project:

Table 4
Net Trip Generation

Time Land Total Gross Trips Internal Trips Pass-by Trips New Net External Trips
Period Use Enter | Exit | Total | Enter | Exit | Total | Enter | Exit | Total | Enter | Exit | Total
AM Industrial Park 4652 | 1,389 | 6041 0 0 0 0 0 0 | 46521389 | 6041

Peak Single Family Detached 653 | 1,766 | 2419 9 18 2 0 0 0 644 | 1748 | 2392
Hour Shopping Center (>150K) 107 65 172 18 9 2 0 0 0 89 5 | 145
Totals: 542 | 3220 | 8632 | 21 | 21 | M 0 0 0 | 5385 | 3193 | 8,578

PM Industrial Park 1,262 | 3246 | 4508 0 0 0 0 0 0 | 1,262 | 3246 | 4508

Peak Single Family Detached 1613 | 989 | 2602 | 85 | 31 | 116 0 0 0 | 1528 | 9586 | 2486
Hour Shopping Center (>150K) 33 | 3% 639 31 85 | 116 | T4 | 77 | 151 | 208 | 164 | 312

Totals: 3188 | 4561 | 7749 | 116 | 116 | 232 | T4 | 77 | 151 | 2,998 | 4,368 | 7,366

Source: Applicant’s Support Documentation
In the Conclusions section of this report, the applicant’s TIA states that:

The property’s proposed maximum development potential consists of 27,460,224 square-feet of
industrial, 3,602 residential dwelling units, and 196,020 square-feet of commercial. The
property’s proposed maximum development potential would generate 93,294 daily trips, 8,578
AM peak hour trips, and 7,366 PM peak hour trips. Please note that the development scenario is
based on maximum development potential of the proposed FLU designations and may not reflect
the final development plan proposed for the site. If/when the applicant decides to file for
transportation concurrency, a Traffic Impact Study (TIS) will need to be conducted and submitted.

B. Available Capacity:

The subject property is next to State Road (SR) 37 and County Road (CR) 640. SR 37 is an Urban
Minor Arterial, and CR 640 is a Rural Major Collector, according to the Polk County TPO
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Roadway Network Database. These are the closest roads to the site that are monitored for
concurrency.

The subject parcel also has frontage on Anderson Road, a County-maintained rural minor collector
with a pavement width of 20 feet.

Table 6, charts the generalized available capacity of the most-affected links.

Table 6 Available Capacity

5-Year
Current Level . Minimum Peak
Link # | Road Name of Service ﬁzz:ll:aé):e ziwlt Peak LOS Hour
(LOS) pacity Standard Projecte
d LOS
SR 37 From CR 640 to Alafia
S802N River (North Prong) B 708 D B
SR 37 From CR 640 to Alafia
58028 River (North Prong) B 728 D B
CR 640 (Pinecrest Road)
4069E | From: Hillsborough County | B 587 C B
Line to SR 37
CR 640 (Pinecrest Road)
4069W | From: Hillsborough County | B 574 C B
Line to SR 37

Source: Polk County Transportation Planning Organization, Concurrency Roadway Network Database April 13,
2026

The TIA indicates a maximum peak hour trip rate of 8,578 AM peak hour trips, and 7,366 PM
peak hour trips. Therefore, The potential exists for this project to exceed the minimum LOS
standard. In the Conclusion Section of the TIA, the applicant identifies potential transportation
improvements, including the following:

2051 Future Conditions

* All study area intersections, with the exception of Nichols Road at Anderson Road, are
anticipated to operate outside the adopted LOS and with v/c ratios greater than 1.000.

* CR 640 from Hillsborough County Line to US 17/98, SR 37 from CR 640 to Alamo Drive, SR 37
from SR 570 to Main Street, SR 60 from Hillsborough County Line to 12th Avenue, Carter Road
from SR 37 to CR 5404, and County Line Road from Pipkin Road to I-4 are anticipated to operate
outside the directional peak hour capacities.

This analysis indicates there are multiple potential roadway deficiencies associated with the
addition of potential trips associated with the proposed CPA. Transportation concurrency and any
mitigation strategies required to offset anticipated impacts due to buildout of the project will be
assessed at the time of the final site plan application.

Polk TPO staff also reviewed the applicant’s TIA and concur with their comments.

C. Roadway Conditions

County Road 640 and Anderson Road have Pavement Condition Index ratings of “fair.” No data
is available for State Road 37, as it is a state-maintained road.
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D. Planned Improvements:
There are no known improvements for this portion of SR 37 or CR 640 at this time.
E. Mass Transit

Route 21X West— Bartow/Mulberry/Fort Meade traverses this portion of SR 37. There are no bus
stops along the project frontage.

F. Sidewalks
There are no sidewalks in front of the subject property, nor along adjacent streets.
Park Facilities and Environmental Lands:

The closest County Park is Pinedale Park, located .5 mile east of the site, within the Pinedale
community.

A. Location:

Pinedale Park is located on Temple Street (no address available).

B. Services:

Pinedale Park is a County Park is a vacant lot with no special service or equipment.
C. Multi-use Trails:

There are no multi-use trails in the immediate area. According to the Polk GIS Viewer, the closest
trails can be found at the Lakeland Highlands Scrub, 5.75 miles Northeast of the site.

Environmental Lands

The PolkGreen Map displays this parcel as being near to a potential connection of an overall
natural network. The site has a conservation easement. The property is not in the Florida Wildlife
Corridor.

Environmental Conditions

There are wetlands and floodplains on this site. Because of these conditions, any development of
the site will have to take these conditions into account and comply with the applicable requirements
of Section 620 (Wetland Protection) and Section 630 (Flood Hazard Management and Floodplain
Protection) of the Land Development Code.

A. Surface Water:

There are numerous surface waters on the site, primarily due to previous mining activities. An
unnamed creek is located on the central portion of the site. It flows south to north, eventually
merging with Bird Branch and the North Prong of the Alafia River. Elevations on the site range
from 95 to 145 feet.
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B. Wetlands/Floodplains:

The site contains a significant amount of Zone “A” floodplains (1,125 acres) and wetlands (415
acres). These features have occurred to a large extent because of previous mining activities. Any
site alteration will be required to comply with the development criteria policies for floodplains
(2.123-B2) and wetlands (2.123-C2) on the Future Land Use element, plus Section 620 (Wetland
Protection) and Section 630 (Flood Hazard Management and Floodplain Protection) of the Land
Development Code.

C. Soils:

The site contains 16 different soil types, according to the U.S. Department of Agriculture, Soil
Conservation Service, Polk County Survey. Table 7, below, lists the soils associated with the

subject site.

Table 7 Soils

Soil Name Septic Tank Limitations to Dwellings | % of Site
Absorption Field | Without Basements (approximate)
Limitations

Pomona fine sand Severe:  wetness, | Severe: wetness 7.70
percs slowly

Hydraquents, clayey Severe:  ponding, | Severe: ponding, shrink- | 22.0
percs slowly swell

Arents-Water complex N/A N/A 22.3

Neilhurst sand, 1 to 5 percent slopes Slight Severe: wetness 4.25

Sparr sand, 0 to 5 percent slopes Severe:  wetness, | Severe: wetness 1.61
poor filter

Tavares fine sand, 0 to 5 percent slopes Moderate: wetness | Moderate: wetness 2.33

Smyrna and Myakka fine sands Severe:  wetness, | Severe: wetness 0.07
poor filter

Floridana mucky fine sand, frequently | Severe: ponding, | Severe: ponding 0.03

ponded, 0 to 1 percent slopes percs slowly, poor
filter

Placid and Myakka fine sands, depressional | Severe:  ponding, | Severe: ponding 0.31
poor filter

Arents, clayey N/A N/A 9.23

Haplaquents clayey Severe:  ponding, | Severe: ponding, shrink- | 1.17
percs slowly swell

Udorthents, excavated N/A N/A 0.11

Arents, 0 to 5 percent slopes N/A N/A 23.0

Millhopper fine sand, 0 to 5 percent slopes | Moderate: wetness | Moderate: wetness 1.67

Felda fine sand, 0 to 2 percent slopes, | Severe: flooding, | Severe: flooding, wetness 1.13

frequently flooded wetness

Basinger fine sand, 0 to 2 percent slopes Severe:  wetness, | Severe: wetness 0.02
poor filter

Source: Soil Survey of Polk County, Florida 1985, USDA, Soil Conservation Service
NOTES: 1) Soil site percentages do not equal 100% due to water bodies on the site.
2) N/A — Information not available in Soil Survey

Any future development of the site will be subject to Section 2.303: “Soils” of the County’s
Comprehensive Plan (in conjunction with the Land Development Code) which requires all
development to implement Best Management Practices based on the Department of Environmental
Protection’s (DEP) Florida Development Manual.
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D. Protected Species, Polk Green, Conservation Easements and Wildlife Corridor

According to the Polk County Protected Species Observations Map dated July 22, 2021, the site is
located within one mile of a rookery, protected species of animals, and eagle nests. Prior to site
clearing or grubbing, the applicant shall hire a qualified professional to conduct a site
survey/walkover to ensure that no threatened or endangered plant or animal species exist on the
site. If any are discovered, the applicant shall properly protect the specie(s) or mitigate any impacts
consistent with federal, state, and local law.

The PolkGreen Map displays this parcel as being near to a potential connection of an overall
natural network.

The Polk County Property Appraiser does not show any conservation easements on the site. The
applicant has indicated that a conservation easement exists throughout the central portion of the
property, generally following an unnamed creek that flows south to north, eventually merging with
Bird Branch and the North Prong of the Alafia River.

There are no wildlife corridors, based on the Florida Wildlife Corridor Interactive Map.

E. Archeological Resources:

There are no historic or archeological resources based on the Florida Master Site File inventory.

F. Wells (Public/Private)

The site is not within a Wellfield Protection District. The closest wellfield district is in the City of
Mulberry, 3 miles north of the SR 37 & CR 640 intersection.

G. Airports:

This property is not within the Airport Impact District, based on the Polk County Airport-Impact
District Map.

Economic Factors:

Construction of buildings and site development activities create temporary jobs. Any new business
activity that occurs at this site will need more goods and services, thereby generating more
economic activity.

The proximity of this site next to existing industrial areas along SR 37 provides an opportunity for
new businesses to locate on this site, thereby also providing jobs to support the Mulberry
community and Polk County.
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Consistency with the Comprehensive Plan

Many policies within the Comprehensive Plan are reviewed for consistency with an application.
The most relevant policies for the proposed request are included in this section. The policy is first
stated and then an analysis of how the request is provided to state that it may or may not be
consistent with the Comprehensive Plan. How the request is consistent with the Comprehensive
Plan is listed below:

Table 8 Comprehensive Plan

Comprehensive Plan Policy

Consistency Analysis

POLICY 2.102-A2: COMPATIBILITY - Land shall be
developed so that adjacent uses are compatible with each
other, pursuant to the requirements of other Policies in this
Future Land Use Element, so that one or more of the
following provisions are accomplished: a. there have been
provisions made which buffer incompatible uses from
dissimilar uses;

b. incompatible uses are made to be more compatible to each
other through limiting the intensity and scale of the more
intense use;

c. uses are transitioned through a gradual scaling of different
land wuse activities through the wuse of innovative
development techniques such as a Planned Unit
Development.

A 200-foot buffer is in the Residential-Suburban
(RS) area as a buffer to the Industrial (IND) land
use district to ensure compatibility.

POLICY 2.102-A1: DEVELOPMENT LOCATION - Polk
County shall promote contiguous and compact growth
patterns through the development process to minimize
energy costs, conserve land, water, and natural resources,
minimize the cost of services, and prevent development
patterns where tracts of land are by-passed in favor of
development more distant from services and existing
Communities.

The proposed industrial portion of the site is next
to an existing industrial area.

POLICY 2.102-A10: LOCATION CRITERIA - The
following factors shall be taken into consideration when
determining the appropriateness of establishing or
expanding any land use or development area:

a. nearness to incompatible land uses and future land uses,
unless adequate buffering is provided,

b. nearness to agriculture-production areas;

c. distance from populated areas;

d. economic issues, such as minimum population support
and market-area radius (where applicable);

e. adequacy of support facilities or adequacy of proposed
facilities to be provided by the time of development,
including, but are not limited to:

1. transportation facilities, including but not limited to, mass
transit, sidewalks, trails and bikeways;

2.sanitary sewer and potable water service;

3. storm-water management;

4. solid waste collection and disposal;

5. fire protection with adequate response times, properly
trained personnel, and proper fire-fighting equipment;

6. emergency medical service (EMS) provisions; and 7.
other public safety features such as law enforcement; 8.
schools and other educational facilities

9. parks, open spaces, civic areas and other community
facilities,

The proposed Residential-Suburban land use
district will serve as a transition between the more
intensive planned and existing industrial uses
along the SR 37 corridor, and the rural residential
uses along Anderson Road.

The proposed Industrial land use district is near
existing uses along SR 37. area. This feature
makes the site appropriate for more intensive
industrial uses.

The Rural Cluster Center (RCC) proposed for the
SR 37 & CR 640 intersection complies with not
only these location criteria, but also the specific
location criteria for RCCs in Policy 2.110-B3.
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Comprehensive Plan Policy

Consistency Analysis

f. environmental factors, including, but not limited to: 1.
environmental sensitivity of the property and adjacent
property;

2. surface water features, including drainage patterns, basin
characteristics, and flood hazards;

3. wetlands and primary aquifer recharge areas;

4. soil characteristics;

5. location of potable water supplies, private wells, public
well fields; and

6. climatic conditions, including prevailing winds, when
applicable.

POLICY 2.106-A1: DESCRIPTION - SDAs shall be those
areas within the County which are, in most cases, located
between municipalities, TSDA or UGA and the Rural
Development Areas (RDAs). In the SDA, agricultural
activities coexist alongside low density developed areas in
the fringes of municipalities and other urban centers. These
areas have developed predominately residential, in a
suburban pattern with County-owned, municipal or County-
franchised potable-water systems, but without centralized
sewer facilities and very little, if any, supporting public
facilities and non-residential uses. Other urban services
typically found to accompany a suburban area include, but
are not limited to multimodal transportation facilities, public
safety, recreational and educational services.

The applicant has provided documentation that
demonstrates that there is the ability to provide
potable water for this project. This permit
(Southwest Florida Water Management District
Water Use Permit 20 021061.000) has an annual
average quantity permit of 316,300 gallons per
day. While this permit demonstrates that water is
available, and thereby demonstrates consistency
with this policy, it is not expected to provide
sufficient capacity to serve the entire project at
buildout.

POLICY 2.106-A3: LAND USE CATEGORIES - The
following land use categories shall be permitted within the
Suburban Development Areas:

a. ACTIVITY CENTERS: Community Activity Centers,
Neighborhood Activity Centers, Convenience Centers,
Tourism  Commercial Centers, and High-Impact
Commercial Centers shall be permitted within SDAs in
accordance with applicable criteria.

b. RESIDENTIAL: Residential-Suburban.

¢. OTHER: Linear Commercial Corridors, Commercial
Enclaves, Industrial, Business-Park Centers. Office Centers,
Leisure/Recreation, Institutional, Recreation and Open
Space, and Preservation.

Note: Some land use categories are only allowed in adopted
Selected Area Plans, special areas or neighborhood plans as
specified in Section 2.109.

The Residential-Suburban and Industrial land use
categories are permitted in the Suburban
Development Area (SDA).

POLICY 2.110-B3: LOCATION CRITERIA - The
establishment of new RCCs intended for both residential and
commercial uses shall be located at the intersections of
arterial and/or collector roads and shall be guided by the
criteria established within Section 2.110-K Activity Center
Establishment. The establishment of new RCCs, subject to
Section 2.110-K, intended for rural commercial-support
activity, shall be located at:

1. The intersections of arterial and/or collector roads
whereby the intersection is central to seasonal, tourist,
migratory population, or permanent residential population

The applicant has indicated that the proposed
Rural Cluster Center (RCC), located at the
intersection of SR 37 and CR 640, is
approximately 2.75+ miles from the municipal
boundary of the City of Mulberry. According to
the 2020 U.S. Census, the City of Mulberry has a
population exceeding 3,900 persons. As such, the
area within a three-mile radius of the proposed
RCC exceeds the minimum population threshold
0f 2,500 people established by Policy 2.110-B3.

Planning Commission Staff Report
Level 4/MIB

Page 34 of 53

LDCPAL-2025-7 August 5, 2026

155



Comprehensive Plan Policy

Consistency Analysis

vehicle trips, this may include "t" intersections with safe
access creating the appearance of a full intersection; or

2. On an intersection of arterials and collector roads that
serve as part of the main vehicle trip route for clusters of
neighborhoods and in areas with 2,500 people in a three (3)
mile radius.

3. Not within 3 miles of another Activity Center or other
RCC;

4. Can be at the same intersection with a developed CE;

5. The expansion of these isolated commercial nodes, in
situations when the 80% developed standard cannot be met
may be permitted according to the following:

a. Up to the size of a Neighborhood Activity Center (NAC)
with an Activity Center Plan (ACP) to be incorporated into
Appendix E of the Land Development Code

b. To ensure the increase of the node on as many corners as
possible, and to ensure consistency with Policy 2.110-A5.

POLICY 2.110-K1: Additional Activity Centers shall be
established and mapped on the Future Land Use Map Series
in accordance with the following criteria:

a. An additional Activity Center may be established,
subject to approval by the Board of County
Commissioners, through a comprehensive plan
amendment when it is demonstrated that the proposed
center will, at a minimum:

1. meet the Activity Center "location criteria" for
the applicable Development Area in which the
property is located; and

2. currently meet the "general characteristics" for
the proposed classification or will meet those
attributes within the next five (5) years -
particularly the minimum population support
within the market-area/service-area radius.

b. An additional Activity Center may be established,
subject to approval by the Board of County
Commissioners, when it is demonstrated that there are
adequate facilities to support the establishment of the
proposed center, or adequate facilities will be provided
concurrently with the center's development.

c. Activity center establishment review criteria shall
include, but are not limited to, the locational criteria
enumerated in Policy 2.102-A9; Policy 2.102-A10, and
an Activity Center Plan required by the Land
Development Director or his designee.

d. The Board of County Commissioners may require that
a "Selected-Area Study" be submitted by the property
owners requesting the establishment of an additional
Activity Center.

The requested Activity Center, which is a Rural-
Cluster Center, complies with the location and
general characteristics criteria for this type of
activity center, as listed in Policy 2.110-B3.
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Comprehensive Plan Policy

Consistency Analysis

POLICY 2.110-L3: INITIATED BY A PROPERTY
OWNER - Any property owner applying for a new Activity
Center shall prepare and submit an ACP for consideration by
the Board of County Commissioners for inclusion within the
Future Land Use Element through a Comprehensive Plan
Amendment. The ACP can also be used as supporting
documentation for a proposed expansion or reclassification.
The Board may require that such submittal of a requested
ACP include land use, traffic, and market studies, or other
appropriate studies to support the requested ACP as outlined
in L5 below.

POLICY 2.110-L4: PLAN REQUIRED - A developer shall
be required to prepare and submit an ACP for the following:

a. a Development of Regional Impact (DRI) within an
Activity Center;

b. a request to develop a residential development with a
"Special Residential" classification (15 DU/AC or more)
within an Activity Center; or

c¢. any new Activity Center proposed.

POLICY 2.110-L5: PLAN REQUIREMENTS - ACPs, at a
minimum, shall include a map, or maps, and policies which
establish:

a. Land uses designations for all property within the center;
b. development criteria;

c. development restrictions, if appropriate;

d. a traffic circulation plan for the activity center; and

e. special transportation restrictions, if appropriate.

f. identify environmentally sensitive lands and endangered
natural communities and outline proposals for the
preservation and/or conservation of these areas; and

g. any other information that the Land Development Director
or his designee may request.

The proposed Rural Cluster Center at the SR 37 &
CR 640 is a new activity center, so an Activity
Center Plan is required. The applicant has
submitted an ACP that complies with the criteria
outlined in Policy 2.110-L5.

POLICY 2.113-A3: LOCATION CRITERIA - Industrial
development within the County shall occur within lands
designated as Industrial on the Future Land Use Map Series.
The following factors shall be taken into consideration when
determining the appropriateness of establishing new
Industrial areas:

a. Industrial development shall be located within an Transit
Supportive Development Area Urban-Growth Area,
Suburban-Development Area, Rural-Development Area, or
Utility-Enclave Area.

b. Accessibility to major air and ground transportation,
including but not limited to arterial roadways, rail lines, and
cargo airport terminals.

c. The locational criteria enumerated in Policy 2.102-A9 and
Policy 2.102-A10.

d. Industrial facilities should group together in planned
industrial districts on sites capable of being expanded and
developed in stages.

This request can be considered to be part of an
expansion of an existing industrial district that is
already located on SR 37.

The site is located near an arterial road (SR 37).

The proposed 200-foot buffer is proposed to serve
as a mechanism to ensure compatibility between
residential and industrial development. The 200-
foot standard is derived from a similar requirement
in Section 303 of the Land Development Code for
Construction Aggregate Processing Portions of
the buffer are located in a conservation easement,
thereby allowing for the maximum utilization of
the property.
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Comprehensive Plan Policy

Consistency Analysis

e. Industrial districts shall be separated significant distances
from schools and developed residential areas through a
combination of physical separation and screening and/or
buffering in accordance with standards in the County's Land
Development Code.

f. The location criteria for Industrial Districts shall serve to
maximize access to the arterial road system and minimize
the routing of commercial traffic through residential areas by
requiring access be limited to:

1. arterial roads;

2. collector roads, if the subject parcel is within 2 miles of an
intersecting arterial road; or

3. local commercial roads or private roads under the
following conditions:

(a) the road has full median access onto to an arterial road;

(b) the road does not serve existing or expected future
residential traffic from the surrounding area;

(c) the road has a structural integrity and design
characteristics suitable for truck traffic.

g. Applications for establishment of an Industrial district
shall include a plan consistent with Policy 2.110-L5.

POLICY 2.123-B2: DEVELOPMENT CRITERIA -
Development within a "Floodplain-Protection Area" shall
conform to the following criteria:

a. Development shall be encouraged to locate on the non-
floodplain portions of a development site and density may
be transferred from undeveloped floodplain areas to
contiguous non-floodplain areas per the Land Development
Code.

b. Development or redevelopment shall meet the
requirements of the Polk County Land Development Code,
and shall not:

1. enlarge the off-site floodplain;

2. alter the natural function of the floodplain; nor

3. result in post development run-off rates which exceed pre-
development run-off rates for storm frequencies at least as

stringent as those rates established by the applicable Water
Management District pursuant to Titles 40D and 40E, F.A.C.

Significant portions of the site (1,125 acres) are in
the 100-year floodplain. This is due primarily to
previous mining activities. Compliance with this
policy will be determined as part of a Level 2/site
plan review.

POLICY 2.123-C2: Development Criteria within a wetland,
as determined by appropriate regulatory agencies having the
authority to designate areas as wetlands and exercise
jurisdiction over the wetlands so designated shall conform to
the following criteria:

There are numerous wetlands (415 acres) located
throughout the site. While some of the wetlands
are part of the riverine system on the site, most
were created because of previous mining
activities. Careful site planning will need to occur
to ensure that development of the site is done in a
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Comprehensive Plan Policy Consistency Analysis

i.  Every reasonable effort shall be required to avoid | manner that minimizes impacts to environmental
or minimize adverse impacts on wetlands through | resources.
the clustering of development and other site
planning techniques. Mitigation will only be
permitted in accordance with applicable state
standards.

j-  Wetland impacts where unavoidable and where
properly mitigated, as determined by agencies
having jurisdiction, shall be permitted for:

8. Resource-Based Recreational Uses as defined by
this Plan that are compatible with wetland
functions;

9. access to the site;

10. necessary internal traffic circulation, where other
alternatives do not exist, or for purposes of public
safety;

11. utility transmission and collection lines;
12. pre-treated storm-water management;
13. mining that meets state and federal regulations; or

14. expansion of an existing use or a new use where
upon consultation with the appropriate regulatory
agency (prior to permitting) it is determined that the
proposed mitigation implements all or part of an
agency or jurisdiction's plan and provides greater
long term ecological value than the impact.

k. Commercial and industrial development shall
locate on the non-wetland portion of a development
site.

1. Ifasite is such that all beneficial use of the property
is precluded due to wetland restrictions, then the
parcel shall be allowed to develop as follows:

3. a maximum of one dwelling unit per Lot of
Record; or

4. at a gross density of one dwelling unit per ten
acres (1 DU/10 AC). No parcel shall be created
after December 1, 1992, which consists
entirely of wetlands, unless accompanied by a
deed restriction which prohibits future
development on the parcel.

m. Development shall be required to locate on the non-
wetland portions of a development site. The Land
Development Code shall permit residential
densities to be transferred from wetland areas to
contiguous non-wetland areas within the same
development subject to the provisions of Policy
2.123-C3.

n. In accordance with Section 163.3184(6)(c), F.S.,
the County shall defer the delineation of
jurisdictional wetland limits and wetland mitigation
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Comprehensive Plan Policy Consistency Analysis

amounts to the applicable federal, state or regional
permitting agency.

o. All permits from an agency with jurisdiction shall
be approved prior to, or concurrently with, the
County issuing a final development order.

Polk County will coordinate with regulatory agencies to
identify and implement procedures to support compliance
with permit terms and conditions as part of the County's
building inspection and code enforcement activities.

POLICY 2.123-C3: TRANSFER OF RESIDENTIAL
DENSITIES - Residential densities may be transferred from
wetland areas to contiguous non-wetland areas within the
same development subject to the following:

a. Residential densities shall be transferred from the wetland
areas to non-wetland areas based on the wetland density of
one unit per ten acres (1 DU/10 AC) where any development
occurs within the wetland area of the project.

b. Residential densities shall be transferred from wetland
areas to non-wetland areas at a density of one dwelling unit
per acre (1 DU/AC), or at the underlying land use density if
the underlying density is less than 1 DU/AC, only when there
has been no disturbance to wetlands. Portions of lots may be
platted into wetland areas and shall not be construed as
having disturbed wetland areas for this density-transfer
provision so long as that portion of the lot does not include

any fill, construction, improvements, or other development, | The residential density transfer requirement of one
and a restriction is placed upon the plat to prohibit such | dwelling unit per acre (1 DU/AC) will result in a
future actions within wetland areas. lower potential maximum unit count, based on the

c. All such transfers of density shall: presence of 415 of wetlands on the site.

1. be to contiguous property under the same ownership or
control;

2. only be permitted within a subdivision platted and
developed in accordance to the County's Land Development
Code;

3. not result in lot sizes, or areas per dwelling unit, less than
65% of that required by the County's Land Development
Code (the minimum lot/area size shall be exclusive of the
wetland area); and

4. be noted on the face of the final plat as a restrictive
covenant enforceable by the Board of County

Commissioners.
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Urban Sprawl Analysis

After analyzing the primary indicators of Urban Sprawl per Policy 2.109-A10 of the Polk County

Comprehensive Plan, the proposed request is not considered to be urban sprawl.

Table 9 (below) depicts the Urban Sprawl Criteria used by staff as indicators of Urban Sprawl.

Table 9 Urban Sprawl Criteria

Urban Sprawl Criteria: The following criteria are the primary indicators of urban sprawl per Florida
Statutes

Urban Sprawl Criteria

Sections where referenced in this
report

a.  Promotes substantial amounts of low-density, low-intensity, or Summary of analvsis
single use development in excess of demonstrated need. Y y
b.  Allows a significant amount of urban development to occur in Summary of analysis
rural areas.
c. Designates an urban development in radial, strip isolated, or S £ analvsi di
ribbon patterns emanating from existing urban developments. ummary of ahalysis, surrounding
Development, compatibility
d.  Fails to adequately protect and conserve natural resources and Summary of analysis, surrounding
other significant natural systems. Development, compatibility
e. Fails to adequately protect adjacent agricultural areas. Compeatibility with Surrounding Land
Uses
f. Fails to maximize existing public facilities and services. Summary of Analysis, Infrastructure
g.  Fails to minimize the need for future facilities and services. Summary of Analysis, Infrastructure
h.  Allows development patterns that will disproportionately increase .
the cost of providing public facilities and services. Summary of Analysis, Infrastructure
1. Fails to provide a clear separation between urban and rural uses. | Summary of Analysis, Compatibility
with Surrounding Land Uses
J- Discourages infill development or redevelopment of existing Summary of Analysis, Compatibility
neighborhoods. with Surrounding Land Uses
k.  Fails to encourage an attractive and functional mixture of land Summary of Analysis, Compatibility
uses. with Surrounding Land Uses
L Will result in poor accessibility among linked or related land Summary of Analysis, Compatibility
uses. with Surrounding Land Uses
m.  Results in the loss of a significant amount of open space. Summary of Analysis, Compatibility

with Surrounding Land Uses

Comments From Other Agencies:

An e-mail was sent to the City of Mulberry staff on Monday, July 6, with supporting

documentation sent on July 8. No response was received.
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Exhibits:

Exhibit — 1
Exhibit -2
Exhibit — 3
Exhibit — 4
Exhibit — 5
Exhibit - 6
Exhibit — 7
Exhibit — 8
Exhibit — 9

Location Map

2023 Aerial Photo

Current Development Area Map

Proposed Development Area Map

Current Future Land Use Map

Proposed Future Land Use Map

Proposed Text Amendment

Applicant’s SWFWMD Water Use Permit (Page 1)
List of Uses
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Exhibit 1
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Exhibit 2

2023 Aerial Photo
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Exhibit 3
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Exhibit 4

Proposed Development Area
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Exhibit 6
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Exhibit 7

Proposed Text Amendment

APPENDIX 2.135 PARCEL SPECIFIC FUTURE LAND USE MAP AMENDMENTS
WITH CONDITIONS

SECTION 2.135-Z - Development Guidelines for the Mims Crossing Property.

OBJECTIVE 2.135-Z: Through the adoption of LDCPAL 2025-7, this section of the plan
establishes additional development restrictions for specific property to be developed in this
amendment based on the policies listed below and in a limited fashion as established in the Polk
County Land Development Code with conditions adopted into the Land Development Code
through LDCT-2025-15.

POLICY 2.135-Z1: APPLICABILITY: The provisions and requirements of this section shall apply
to the properties covered by LDCPAL-2025-7.

POLICY 2.135-Z2: MIMS CROSSING RCC ACTIVITY CENTER PLAN: Through the adoption
of LDCPAL-2025-7, the Mims Crossing Rural Cluster Center (RCC) Activity Center Plan is
hereby established, with conditions adopted into the Land Development Code through LDCT-
2025-15.

POLICY 2.135-Z3: CONSERVATION BUFFER:

a. The provisions and requirements of this subsection apply to a 200-ft-wide strip within the
subject site within a portion of the conservation easement and more particularly that area
legally described as:

A parcel of land in Sections 15, 21 & 22, Township 30 South, Range 23 East, Polk County,
Florida, described as follows:

Commence at the southeast corner of said Section 21; thence N 00°53°01” W along the east
line of said Section 21 a distance of 448.96 feet to the Point of Beginning being on the boundary
of proposed Conservation Area ‘D’; thence along said boundary for the following four courses;
(1) N 56°26°14” W, 788.41 feet; (2) N 10°38°55” W, 200.54 feet; (3) N 00°02°50 E, 448.96
feet; (4) N 09°27°32” E, 14.46 feet; thence N 00°00°00” E a distance of 137.89 feet; thence N
90°00°00 E a distance of 200.00 feet; thence S 00°00°00” E a distance of 597.08 feet; thence
S 10°38°55” E a distance of 82.58 feet; thence S 56°26°14” E a distance of 743.53; thence S
78°21°24” E a distance of 466.13 feet; thence N 57°59°41” E a distance of 206.54 feet; thence
N 89°59°06” E a distance of 292.22 feet; thence N 86°19°02” E a distance of 963.00 feet;
thence S 84°32°16” E a distance of 402.51 feet; thence N 42°32°48” E a distance of 125.45
feet; thence N 20°31°29” E a distance of 243.29 feet; thence N 23°57°16” W a distance of
462.01 feet; N 00°53°43” W a distance of 1184.21 feet; thence N 85°36°35” E a distance of
350.59 feet; thence N 52°45°23” E a distance of 225.69 feet; thence N 17°30°48” E a distance
of 347.43 feet; thence N 73°07°25” E a distance of 361.82 feet; thence N 26°00°46” E a
distance of 231.89 feet; thence N 45°09°51” W a distance of 600.29 feet; thence N 26°52°25”
W a distance of 1158.04 feet; thence N 03°04°00” W a distance of 757.34 feet; thence N
58°13°35” E a distance of 685.05 feet to a point on the boundary of Conservation Area ‘B’ as
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described in Official Records Book 11887, page 2277 of the public records of Polk County,
Florida; thence along said boundary for the following fourteen courses (1) S 17°07°22” E,
206.72 feet; (2) S 58°13°35” W, 514.27 feet; (3) S 03°04°00” E, 596.68 feet; (4) S 26°52°25”
E, 1083.68 feet; (5) S 45°09°51” E, 579.16 feet; (6) N 71°53°24” E, 251.66 feet; (7) S
25°08°57” E, 145.08 feet; (8) S 01°10°29” W, 136.19 feet; (9) N 84°47°46” W, 163.57 feet;
(10) S 45°46°21” W, 215.83 feet; (11) S 26°00°46” W, 204.22 feet; (12) S 73°07°25” W,
343.54 feet; (13) S 17°30°48” W, 305.49 feet; (14) S 52°45°23” W, 256.18 feet; thence S
61°21°02” W a distance of 121.48 feet to a point on the boundary of Conservation Area ‘C’ as
described in Official Records Book 11887, page 2277 of the public records of Polk County,
Florida; thence S 85°36°37” W along the boundary of said Conservation Area ‘C’ a distance
of 187.93 feet to the intersection with the east line of the Southwest 1/4 of said Section 22;
thence S 00°53°43” E along said east line a distance of 637.68 feet to the boundary of proposed
Conservation Easement Area ‘D’; thence along said boundary for the following three courses;
(1) N 79°57°21” E, 155.13 feet; (2) S 10°02°31” E, 126.94 feet; (3) S 79°58°22” W, 175.57
feet to the intersection with the east line of said Southwest 1/4; thence S 00°53°43” E along
said east line a distance of 189.04 feet to a point on the boundary of said proposed Conservation
Easement Area ‘D’; thence along said boundary for the following sixteen courses; (1) thence
S 23°57'16” E, 502.99 feet; (2) S 20°31'29” W, 363.99 feet; (3) S 42°32'48” W, 463.41 feet;
(4) N 51°03'38” W, 288.53 feet; (5) N 84°32'16” W, 220.06 feet; (6) S 05°40'22” W, 255.63
feet; (7) N 84°31'22” W, 254.63 feet; (8) N 12°34'04” W, 198.98 feet; (9) S 86°19'02” W,
283.56 feet; (10) S 00°01'43” W, 231.55 feet; (11) S 81°28'09” W, 280.89 feet; (12) N
02°41'33” W, 257.28 feet; (13) S 89°59'06”W, 203.19 feet; (14) S 57°59'41” W, 229.30 feet;
(15) N 78°2124” W, 584.95; (16) N 56°26'14” W, 78.31 feet to the Point of Beginning.

b. Any development within the area described above is prohibited. The area is to remain
undisturbed and preserve the natural habitat, with only limited environmental management
activities permitted.

c. The Conservation Buffer area can retain any development rights within the RS land use district
per the requirements of the Land Development Code.

POLICY 2.135-Z4: DEVELOPMENT CRITERIA - Development within this RS area shall
conform to the criteria established in Section 2.120-A of this Comprehensive Plan consistent with
the development standards adopted for this parcel in the Polk County Land Development Code.
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Exhibit 8

SOUTHWEST FLORIDA WATER MANAGEMENT DISTRICT
WATER USE PERMIT
Individual
PERMIT NO. 20 021061.000

PERMIT ISSUE DATE: December 02, 2022 EXPIRATION DATE:  December 02, 2032

The Permittee is responsible for submitting an application to renew this permit no sooner than one year prior to
the expiration date, and no later than the end of the last business day before the expiration date, whether or not
the Permittee receives prior notification by mail. Failure to submit a renewal application prior to the expiration date
and continuing to withdraw water after the expiration date is a violation of Chapter 373, Florida Statutes, and
Chapter 40D-2, Florida Administrative Code, and may result in a monetary penalty and/or loss of the right to use
the water. Issuance of a renewal of this permit is contingent upon District approval.

TYPE OF APPLICATION: New

GRANTED TO: T. Mims Corp/Attn: Tom Mims
439 S Flonda Avenue, Suite 202
Lakeland, FL 33801

PROJECT NAME: Mims Laurel Lake Park
WATER USE CAUTION AREA(S): SOUTHERN WATER USE CAUTION AREA

COUNTY: Polk

TOTAL QUANTITIES AUTHORIZED UNDER THIS PERMIT (in gallons per day)

ANNUAL AVERAGE 316,300 gpd
PEAK MONTH | 667,400 gpd
DROUGHT ANNUAL AVERAGE 2 337,900 gpd

——
1. Peak Month: Average daily use during the highest water use month.

2. Drought Annual Average: Annual average limit when less than historical average rainfall if sufficient Water
Conservation credits exist in the Permittee’s account.

ABSTRACT:

This is a new water use permit for public supply use. The project repurposes former phosphate mining land for
a mobile home park, with potable demand met by groundwater withdrawals and irrigation demand met
exclusively by surface water withdrawals from man-made lakes within the project area. Quantities for public
supply use are based on a per capita rate of 50 gallons per person per day (gped) and a functional population
of 3,124 persons by the Year 2025 Quantities for irmgation demand are based on the District's irmigation
allotment calcuation program, AGMOD. This permit is located within both the Southern Water Use Caution Area
(SWUCA), and the Central Florida Water Initiative (CFWI) area and relies exclusively on a source of alternative
water supply (AWS) to meet irmgation demand.

Special conditions include that those require the Permitee to report monthly meter readings, to comply with the
authorized quantities, to perform meter accuracy checks every five years, maintain a per capita rate of 50 gped,
to provide offsets for any groundwater demands beyond those projected for 2025, to submit the Public Supply
Annual Report by April 1 each year, to implement and maintain the Annual Conservation Goal Implementation
Plan, and to construct the proposed wells per the approved specifications.

Applicant’s SWFWMD Water Use Permit (Page 1)
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- Technical Staff Review — Level 1 & 2 Public Hearing (s) Required — Level 3 & 4

Agricultural Support, On-site P; Alcohol
Package Sales, C1; Animal Farm, Intensive,
P; Bed and Breakfast, C2; Car Wash,
Incidental, C2; Clinics and Medical Offices,
C2; Childcare Center, P; Convenience
Stores, Isolated, C2; Community Center, C2;
Cultural Facility, C2; Farm Worker

Uses

Dormitory, Apartment Style, C2; Farming
General, P; Financial Institution, P;
Financial Institution, Drive Through, C2;
Funeral Homes & Related Facilities, C2;
Gas Station, C2; Government Facility, P;
Hospitals, P; Livestock Sale, Auction, P;
Lodges and Retreats, P; Medical Marijuana
Dispensaries, C2; Nurseries, Retail, P;
Nurseries and Greenhouses, P; Office, C2;
Personal Service, C2; Recreation Passive,
C1; Recreation & Amusement, General, C2;
Vehicle Storage C2; Religious Institution,
C2; Restaurant, Drive-thru/Drive-in, C2;
Restaurant, Sit-down/Take-out, C2; Retail,
Less than 10,000 sq. ft., P; Riding
Academies, P; School, Elementary, C2;
Studio, Production, P; Transit Facility; P;
Utilities Class |, P; Utilities Class Il, C1;
Vehicle Recovery Service/Agency, C2;
Vehicle Repair, Auto Body, C2; Vehicle
Service, Mechanical, P; Vehicle Sales,
Leasing, C2; Veterinary Service, C1

Exhibit 9

Planned Development, C3

Duplex/Two Family Attached, C3:
Multifamily, C3; Breeding, Boarding and
Rehabilitation Facility, Wild or Exotic, C3;
Cemetery, C3; Commercial Vehicle
Parking, C3; Communication Towers,
Monopole, C3; Helistops, C3; Farm Worker
Dormitory, Barrack Style, C3; Golf Course,
C3; Lime Stabilization Facility C3; Marina
and Related Facilities, C3; Non-phosphate
Mining C3; Residential Treatment Facility,
C4; Retail, 10,000 — 34, 999 sq. ft., C3;
School, Middle, C3; Schools,
Leisure/Special Interest, C2; School,
Technical/Vocational/ Trade & Training,
C3; School, University/College, C3; Self-
Storage Facility, C3; Utilities, Class Ill, C3;
Water Ski Schools, C4

List of Uses — Rural-Cluster Center (RCC)
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Technical Staff Review — Level 1 & 2

All Farm Worker Dormitory, Barracks Style, C2; Ag-Support,

(01, (-8 Off-Site, P; Farming General, P; Alcohol Parking Sales, C1;

B Animal Farm, Intensive, P; Bars, Lunges, and Taverns, C1;
Breeding, Boarding, and Rehabilitation Facility, Wild or
Exotic, C2; Cardboard & Shredded Paper Collection, C1;
Commercial Vehicle Parking, P; Communication Towers,

Guyed and Lattice, C2; Communication Towers,
Monopole, C2; Convenience Store, Isolated, C2;
Crematorium, P; Cultural Facility, C2; Financial Institution,
C2; Financial Institution, Drive Through, C2; Gas Station,
C2; Golf Course, C1; Government Facility, P; Heavy
Machinery Equipment Sales and Services, P; Heliports, C2;
Helistops, C2; Hotels and Motels, C2; Kennels, Boarding
and Breeding, P; Livestock Sale, Auction, P;
Manufacturing, Explosives/Volatile Material, P;
Manufacturing General, P; Manufacturing Light, P;
Medical Marijuana Dispensaries, C2; Nurseries, Retail, C2;
Nurseries and Greenhouses, P; Office, P; Personal Service,
P; Printing and Publishing, P; Recreation Passive, C1;
Recreational Vehicle Storage, C2; Research and
Development, P; ; Religious Institution, C2; Restaurant,
Drive-thru/Drive-in, C2; Restaurant, Sit-down/Take-out,
C2; Retail, 10,000 — 34, 999 sq. ft., C2; Retail, 35,000 — 64,
999 sq. ft., C2; Retail Home Sales Office, P; Retail, Less
than 10,000 sq. ft., C2; School, Technical/Vocational/
Trade & Training, P; Self-Storage Facility, C2; Studio,
Production, P; Solar Electric Power Generation Facility,C2;
Transit, Commercial, P; Transit Facility; P; Utilities Class I,
P; Utilities Class Il, P; Utilities Class Ill, C2; Vehicle
Recovery Service/Agency, C2; Vehicle Repair, Auto Body, P;
Vehicle Service, Mechanical, P; Veterinary Service, C2;
Warehousing/Distribution, P

Exhibit 9

Public Hearing (s) Required
—Level3&4

Planned Development, C3

Airport, C4; Construction
Aggregate Processing, C3;
Construction Aggregate
Storage, C3; Hazardous
Waste Transfer, Storage,
C4; Hazardous Waste
Treatment Facilities, C4;
Lime Stabilization Facility
C3; Railroad Yard, C3; Non-
phosphate Mining C3;
Power Plants, Non-
Certified, Low, C4; Power
Plants, Non-Certified, High,
C4; Railroad Yard, C3;
Retail, More than 65, 999
sqg. ft., C3; Salvage Yard, C3;
Schools, Leisure/Special
Interest, C33; School
University/College, C3; Self-
Storage, C3; Water Ski
Schools, C3

List of Uses — Industrial (IND)
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Technical Staff Review — Level 1 & 2 Public Hearing (s) Required — Level 3 & 4

Family Farm, C1; Farm Worker Dormitory,

Apartment Style, C2; Animal Farm, Intensive,

P; Communication Towers, Guyed and
Lattice, C2; Communication Towers,
Monopole, C2; Community Center, C2;
Convenience Store, Isolated, C2; Cultural
Facility, C2; Farming, General, P; Heavy
Machinery Equipment Sales and Services, P;
Heliports, C2; Helistops, C2; Kennels,
Boarding and Breeding, P; Livestock Sale,
Auction, P; Manufacturing,
Explosives/Volatile Material, P;
Manufacturing General, C2; Manufacturing
Light, C2; Motor Freight Terminal, C2;
Nurseries and Greenhouses, P; Recreation
Passive, C1; Recreation, Low-Intensity, C2;
Religious Institution, C2; Research and
Development, P; Riding Academies, C1;
School, Technical/Vocational/ Trade &
Training, P; Self-Storage Facility, C2; Solar

Exhibit 9

Planned Development, C3

Farm Worker Dormitory, Apartment Style, C3;
Ag-Support, Off-Site, C3; Airport, C4; Breeding,
Boarding, and Rehabilitation Facility, Wild or
Exotic, C3; Government Facility, C3; Gypsum
Stack, C4; Hazardous Waste Transfer, Storage.
C4; Hazardous Waste Treatment Facilities, C4;
Lime Stabilization Facility, C3; Non-phosphate
Mining C3; Phosphate Mining, C4; Power Plants,
Non-Certified, Low, C4; Power Plants, Non-
Certified, High, C4; Power Plants, Certified, C4;
Railroad Yard, C3; Recreation, High-Intensity, C3;
Schools, Leisure/Special Interest, C3; Water Ski
Schools, C3

Electric Power Generation Facility, C2; Transit
Facility; P; Utilities Class I, P; Utilities Class I,
P; Utilities Class Ill, C2; Veterinary Service, P

List of Uses — Phosphate Mining (PM)
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ORDINANCE NO. 26 -

AN ORDINANCE OF THE POLK COUNTY BOARD OF COUNTY
COMMISSIONERS REGARDING THE ADOPTION OF LDCPAL 2025-7;
AN AMENDMENT TO THE POLK COUNTY COMPREHENSIVE PLAN;
ORDINANCE 92-36, TO CHANGE THE FUTURE LAND USE MAP
DESIGNATION ON 2,475 ACRES FROM RURAL DEVELOPMENT AREA
(RDA) TO SUBURBAN DEVELOPMENT AREA (SDA); CHANGE FROM
PHOSPHATE MINING (PM), AGRICULTURAL/RESIDENTIAL-RURAL
(A/RR),INDUSTRIAL (IND), AND LEISURE/RECREATION (L/R) TO
RURAL CLUSTER CENTER (RCC), RESIDENTIAL-SUBURBAN (RS),
AND INDUSTRIAL (IND), AND TO MODIFY SECTION 2.135.L PARCEL
SPECIFIC FUTURE LAND USE MAP AMENDMENTS WITH
CONDITIONS. THIS CASE IS RELATED TO LDCT-2025-15. THE
SUBJECT SITE IS LOCATED NORTH AND SOUTH OF COUNTY ROAD
640, PRIMARILY WEST OF STATE ROAD 37 AND EAST OF ANDERSON
ROAD, AND SOUTH OF THE CITY OF MULBERRY IN SECTIONS 10,
14,15, 16,21, 22,23, 24,26, & 28, TOWNSHIP 30, RANGE 23, PROVIDING
FOR SEVERABILITY; AND PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, pursuant to Article VIII, Section I(g) of the Constitution of the State of

Florida and the Community Planning Act, Chapter 163, Part II, Florida Statutes (FS), as amended,
(the Act) Polk County is authorized and required to adopt a Comprehensive Plan (Plan); and

WHEREAS, Section 163.3184, FS, and Comprehensive Plan Section 4.305.B, provides

for the approval of Large-Scale Comprehensive Plan Amendments; and

WHEREAS, LDCPAL 2025-7 is an applicant-initiated amendment to change 2,475 acres
from Rural Development Area (RDA) to Suburban Development Area (SDA); change from
Phosphate Mining (PM), Agricultural/Residential-Rural (A/RR), Industrial (IND), and
Leisure/Recreation (L/R) to Rural Cluster Center (RCC), Residential-Suburban (RS), and
Industrial (IND); and amend Section 2.135 of the Comprehensive Plan to provide for the
establishment of the SR 37 & CR 640 Activity Center Plan, and the establishment of a 200-ft. wide
buffer area within the proposed (RS) district adjacent to the proposed IND district

(the “Amendment”); and
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WHEREAS, pursuant to Section 163.3174, FS, the Local Planning Authority (Planning
commission) conducted a public hearing, with due public notice having been provided, on the

Amendment on August 5, 2026; and

WHEREAS, pursuant to Section 163.3184, FS, the Board of County Commissioners on
September 15, 2026, held an initial public hearing and authorized transmittal of the Amendment

to the Department of Commerce for written comment, and

WHEREAS, FLORIDA COMMERCE, by letter dated , 2026, transmitted

objections, recommendations, and comments on the Amendment; and

WHEREAS, pursuant to Section 163.3184, FS, the Board of County Commissioners
conducted an adoption public hearing, with due public notice having been provided, on the

Amendment on December 1, 2026; and

WHEREAS, the Board of County Commissioners, reviewed and considered all comments

received during said public hearings, and provided for necessary revisions, if any; and

WHEREAS, the Board of County Commissioners has considered the data and analysis

contained with the staff report; and

WHEREAS, the Amendment is consistent with Chapter 163, FS, and the Polk County
Comprehensive Plan.
NOW THEREFORE, BE IT ORDAINED by the Polk County Board of County Commissioners:
SECTION 1: LEGISLATIVE FINDINGS OF FACT

The findings of fact set forth in the recitals to this Ordinance are true and correct and hereby

adopted.
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SECTION 2: COMPREHENSIVE PLAN TEXT AMENDMENT

The Future Land Use Map of Ordinance No. 92-36, as amended (the “Polk County Comprehensive
Plan”), is hereby amended to reflect a change in the Future Land Use District of portions of parcels

as listed below:

PARCELID FLU
233021000000011020 RS
233015000000031010 RS, Partial
233016000000021010 RS
233016000000044020 RS
233010000000042010 RS, PM, Partial
233015000000011030 RS
233016000000021020 RS, Partial
233023000000021010 RCC, Partial
233016000000022010 RS
233024000000033010 IND
233026000000011000 IND, Partial
233021000000033100 RS
233021000000042010 IND
233022000000011010 RS, IND
233023000000011010 IND
233023000000012010 RCC, Partial
233026000000013020 RCC, Partial
233028000000010010 IND
233014000000022010 IND, RS
233016000000044030 RS, Partial
233021000000011011 RS, IND
233021000000021020 RS, IND
233015000000011040 RS, Partial

and as legally described below and graphically depicted as referenced in Attachments “A” and “B”
of this ordinance, from Rural Development Area (RDA) to Suburban Development Area (SDA);
and change from Phosphate Mining (PM), Agricultural/Residential-Rural (A/RR),Industrial
(IND), and Leisure/Recreation (L/R) to Rural Cluster Center (RCC), Residential-Suburban (RS),
and Industrial (IND); legally described as:
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A PARCEL OF LAND LYING IN SECTIONS 10, 14, 15, 16, 21, 22, 23, 24, 26, & 28,
TOWNSHIP 30 SOUTH, RANGE 23 EAST, POLK COUNTY, FLORIDA, DESCRIBED AS
FOLLOWS;

INDUSTRIAL (IND)

A PARCEL OF LAND IN SECTIONS 14, 15, 21, 22 & 23, TOWNSHIP 30 SOUTH, RANGE 23
EAST, POLK COUNTY, FLORIDA, DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF SAID SECTION 21; THENCE N 00°53°01”
W ALONG THE EAST LINE OF SAID SECTION 21 A DISTANCE OF 59.73 FEET TO THE
POINT OF BEGINNING ON THE NORTH RIGHT OF WAY LINE OF COUNTY ROAD 640
AS SHOWN ON STATE ROAD DEPARTMENT RIGHT OF WAY MAP SECTION 16720-
2150; THENCE ALONG SAID NORTH RIGHT OF WAY FOR THE FOLLOWING THREE
COURSES; (1) S 89°34°11” W A DISTANCE OF 2771.82 FEET; (2) N 00°14°22” W A
DISTANCE OF 5.00 FEET; (3) S 89°34°08” W A DISTANCE OF 1093.22 FEET TO THE
CENTERLINE OF ANDERSON ROAD; THENCE N 03°04°10° W ALONG SAID
CENTERLINE A DISTANCE OF 1503.01 FEET TO THE INTERSECTION WITH THE
SOUTH LINE OF THE NORTH 1107.00 FEET OF THE SOUTH 1/2 OF SAID SECTION 21;
THENCE N 89°50°57” E ALONG SAID SOUTH LINE A DISTANCE OF 3248.17 FEET TO A
POINT ON THE BOUNDARY OF PROPOSED CONSERVATION EASEMENT AREA ‘D’
PARCEL; THENCE ALONG SAID PARCEL BOUNDARY FOR THE FOLLOWING
NINETEEN COURSES; (1) S 09°27'32" W, 14.46 FEET; (2) S 00°02'50" W, 448.96 FEET; (3)
S 10°38'55" E, 200.54 FEET; (4) S 56°26'14" E, 866.72 FEET; (5) S 78°21'24" E, 584.95 FEET;
(6) N 57°59'41" E, 229.30 FEET; (7) N 89°59'06" E, 203.19 FEET; (8) S 02°41'33" E, 257.28
FEET; (9) N 81°28'09" E, 280.89 FEET; (10) N 00°01'43" E, 231.55 FEET; (11) N 86°19'02" E,
283.56 FEET; (12) S 12°34'04" E, 198.98 FEET; (13) S 84°31'22" E, 254.63 FEET; (14) N
05°40'22" E, 255.63 FEET; (15) S 84°32'16" E, 220.06 FEET; (16) S 51°03'38" E, 288.53 FEET;
(17) N 42°32'48" E, 463.41 FEET; (18) N 20°31'29" E, 363.99 FEET; (19) N 23°57'16" W, 502.99
FEET TO THE EAST LINE OF THE SOUTHWEST 1/4 OF SAID SECTION 22; THENCE N
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00°53°43” W ALONG SAID EAST LINE A DISTANCE OF 189.04 FEET TO A POINT ON
THE BOUNDARY OF SAID PROPOSED CONSERVATION EASEMENT AREA ‘D’
PARCEL; THENCE ALONG SAID PARCEL FOR THE FOLLOWING THREE COURSES; (1)
N 79°58°22” E, 175.57 FEET; (2) N 10°02°31” W, 126.94 FEET; (3) S 79°57°21” W, 155.13
FEET TO THE EAST LINE OF SAID SOUTHWEST 1/4; THENCE N 00°53°43” W ALONG
SAID EAST LINE A DISTANCE OF 637.68 FEET TO A POINT ON THE BOUNDARY OF
CONSERVATION EASEMENT AREA ‘C’ AS DESCRIBED IN OFFICIAL RECORDS BOOK
11887, PAGE 2277 OF THE PUBLIC RECORDS OF POLK COUNTY, FLORIDA; THENCE N
85°36°37” E ALONG SAID BOUNDARY A DISTANCE OF 187.93 FEET; THENCE N
61°21°02” E A DISTANCE OF 121.48 FEET TO A POINT ON THE BOUNDARY OF
CONSERVATION EASEMENT AREA ‘B’ AS DESCRIBED IN OFFICIAL RECORDS BOOK
11887, PAGE 2277 OF THE PUBLIC RECORDS OF POLK COUNTY, FLORIDA; THENCE
ALONG SAID PARCEL BOUNDARY FOR THE FOLLOWING FOURTEEN COURSES; (1)
N 52°45°23” E, 256.18 FEET; (2) N 17°30°48” E, 305.49 FEET; (3) N 73°07°25” E, 343.54 FEET;
(4) N 26°00°46” E, 204.22 FEET; (5) N 45°46°21” E, 215.83 FEET; (6) S 84°47°46” E, 163.57
FEET; (7) N 01°10°29” E, 136.19 FEET; (8) N 25°08°57” W, 145.08 FEET; (9) S 71°53°24” W,
251.66 FEET; (10) N 45°09°51” W, 579.16 FEET; (11) N 26°52°25” W, 1083.68 FEET; (12) N
03°04°00” W, 596.68 FEET; (13) N 58°13°35” E, 514.27 FEET; (14) N 17°07°22” W, 206.72
FEET; THENCE S 45°03°29” E A DISTANCE OF 587.20 FEET TO A POINT ON THE NORTH
LINE OF THE SOUTH 200.00 FEET OF SAID SECTION 15; THENCE N 89°42°25” E ALONG
SAID NORTH LINE A DISTANCE OF 1689.92 FEET TO THE WEST LINE OF SAID
SECTION 14; THENCE S 89°39°25” E ALONG THE NORTH LINE OF THE SOUTH 200.00
FEET OF SAID SECTION 14 A DISTANCE OF 5222.95 FEET TO THE WEST RIGHT OF
WAY LINE OF STATE ROAD 37 AS SHOWN ON MAP PROJECT 1625-5687; THENCE S
00°24°01” E ALONG SAID RIGHT OF WAY A DISTANCE OF 381.85 FEET TO THE
NORTHEAST CORNER OF A PARCEL OF LAND DESCRIBED IN OFFICIAL RECORDS
BOOK 8515, PAGE 2 OF THE PUBLIC RECORDS OF POLK COUNTY, FLORIDA; THENCE
ALONG SAID PARCEL FOR THE FOLLOWING FIVE COURSES; (1) N 89°29°32” W, 156.42
FEET; (2) S 02°13°55” W, 439.56 FEET; (3) S 06°56°01” W, 371.57 FEET; (4) S 10°41°04” W,
687.25 FEET; (5) S 65°18°38” W, 674.04 FEET TO A POINT ON THE BOUNDARY OF A
PARCEL OF LAND DESCRIBED IN OFFICIAL RECORDS BOOK 12048, PAGE 1724 OF
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THE PUBLIC RECORDS OF POLK COUNTY, FLORIDA; THENCE ALONG SAID PARCEL
FOR THE FOLLOWING FOUR COURSES; (1) S 68°22°18” W, 167.06 FEET; (2) S 38°58°34”
W, 205.25 FEET; (3) S 43°58°48” W, 139.94 FEET; (4) S 20°30°33” E, 234.21 FEET TO THE
POINT ON THE BOUNDARY OF A PARCEL OF LAND DESCRIBED IN OFFICIAL
RECORDS BOOK 8118, PAGE 546 OF THE PUBLIC RECORDS OF POLK COUNTY,
FLORIDA; THENCE ALONG SAID PARCEL FOR THE FOLLOWING FIVE COURSES; (1)
S 58°43°51” E, 335.59 FEET; (2) S 15°03°45” E, 401.26 FEET; (3) S 12°57°31” W, 415.38 FEET;
(4) S 17°08°19” E, 150.26 FEET; (5) S 09°28°48” W, 305.87 FEET TO A POINT ON THE
BOUNDARY OF A PARCEL OF LAND DESCRIBED IN OFFICIAL RECORDS BOOK 9164,
PAGE 2068 OF THE PUBLIC RECORDS OF POLK COUNTY, FLORIDA; THENCE ALONG
SAID PARCEL FOR THE FOLLOWING SEVEN COURSES; (1) S 38°18°58” W, 659.73 FEET;
(2) S 16°09°37” W, 243.56 FEET; (3) S 55°00°15” W, 476.92 FEET; (4) S 89°12°31” W, 950.01
FEET; (5) S 81°33°47” W, 456.48 FEET; (6) S 86°41°46” W, 73.57 FEET; (7) S 00°17°53” W,
241.38 FEET TO AFORESAID NORTH RIGHT OF WAY LINE OF COUNTY ROAD 640;
THENCE ALONG SAID RIGHT OF WAY FOR THE FOLLOWING FOUR COURSES; (1) N
89°47°06” W, 1830.63 FEET TO THE WEST LINE OF SAID SECTION 23; (2) N 89°47°12” W,
617.63 FEET; (3) N 89°58°16” W, 3901.10 FEET; (4) S 89°34°26” W, 733.84 FEET TO THE
POINT OF BEGINNING.

AND

A PARCEL OF LAND IN SECTION 21, TOWNSHIP 30 SOUTH, RANGE 23 EAST, POLK
COUNTY, FLORIDA, DESCRIBED AS FOLLOWS

BEGIN AT THE SOUTHWEST CORNER OF SAID SECTION 21; THENCE NORTH
89°51°07” EAST ALONG THE SOUTH LINE THEREOF A DISTANCE OF 1450.35 FEET TO
THE CENTERLINE OF ANDERSON ROAD; THENCE NORTH 03°04°10” W ALONG SAID
CENTERLINE A DISTANCE OF 1548.45 FEET; THENCE S 88°39°42” W A DISTANCE OF
153.85 FEET; THENCE S 00°29'53" W A DISTANCE OF 282.43 FEET; THENCE N 89°40'15"
W A DISTANCE OF 67.67 FEET; THENCE N 05°58'32" W A DISTANCE OF 154.61 FEET;
THENCE N 90°00'00" W A DISTANCE OF 717.97 FEET; THENCE S 48°57'16" W A
DISTANCE OF 166.60 FEET; THENCE S 16°01'14" W A DISTANCE OF 137.09 FEET TO A
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POINT ON THE WESTERLY BOUNDARY OF PARCEL Q AS DESCRIBED IN OFFICIAL
RECORDS BOOK 5193, PAGE 183 OF THE PUBLIC RECORDS OF POLK COUNTY,
FLORIDA; THENCE ALONG SAID WESTERLY BOUNDARY FOR THE FOLLOWING
SEVEN COURSES; (1) S 12°11'01" W A DISTANCE OF 90.71 FEET; (2) S 08°18'48" W A
DISTANCE OF 313.80 FEET; (3) S 06°03'00" W A DISTANCE OF 237.47 FEET TO THE
BEGINNING OF A CURVE CONCAVE TO THE NORTHWEST AND HAVING A RADIUS
OF 170.00 FEET; (4) THENCE ALONG SAID CURVE TO THE RIGHT THROUGH A
CENTRAL ANGLE OF 63°01'12" AN ARC DISTANCE OF 186.98 FEET (CHORD BEARING
=S 37°33'39" W, CHORD = 177.70 FEET; (5) S 69°04'19" W A DISTANCE OF 27.67 FEET;
(6) N 82°23'20" W A DISTANCE OF 23.55 FEET TO THE WEST LINE OF SAID SECTION
21; (7) S 00°09'45" E A DISTANCE OF 394.01 FEET TO THE POINT OF BEGINNING.

LESS: RIGHT-OF-WAY FOR ANDERSON ROAD;

LESS: RIGHT-OF-WAY FOR COUNTY ROAD 640;

AND
A PARCEL OF LAND IN SECTION 24, TOWNSHIP 30 SOUTH, RANGE 23 EAST, POLK
COUNTY, FLORIDA, DESCRIBED AS FOLLOWS:

COMMENCE AT THE NW CORNER OF SECTION 24; THENCE S 89°40°18” E, ALONG
THE NORTH BOUNDARY OF SAID SECTION 24, A DISTANCE OF 502.50 FEET THE
EAST BOUNDARY OF THE CSX RAILROAD RIGHT-OF-WAY (FORMERLY ATLANTIC
COAST LINE R.R. CO.) MAP V.31-FLA 4 AND TO THE POINT OF BEGINNING; THENCE
S 89°40°18” E ALONG THE NORTH BOUNDARY OF SECTION 24 A DISTANCE OF 793.02
FEET TO THE INTERSECTION WITH THE WESTERLY BOUNDARY OF THE CSX
RAILROAD RIGHT-OF-WAY (FORMERLY CHARLOTTE HARBOR & NORTHERN
RAILWAY) MAP V.11-FLA L-2 24; THENCE S 00°59°36” E ALONG SAID BOUNDARY,
844.97 FEET TO A POINT OF CURVE; THENCE CONTINUE ALONG SAID BOUNDARY
THE FOLLOWING TWO COURSES AND DISTANCES; THENCE ALONG THE ARC OF A
CURVE TO THE LEFT HAVING A RADIUS OF 2,133.69 FEET, A CENTRAL ANGLE OF
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10°59°39”, A CHORD DISTANCE OF 408.79 FEET, A CHORD BEARING OF S 06°29°26” E,
AND AN ARC DISTANCE OF 409.42 FEET TO THE POINT OF TANGENT; THENCE S
11°59°15” E, 704.14 FEET TO THE INTERSECTION OF THE EAST BOUNDARY OF THE
CSX RAILROAD RIGHT-OF-WAY (FORMERLY ATLANTIC COAST LINE R.R. CO.) MAP
V.31-FLA 4; THENCE N 30°35°54” W ALONG SAID BOUNDARY, 1,599.85 FEET TO A
POINT OF CURVE; THENCE CONTINUE ALONG SAID BOUNDARY AND ALONG THE
ARC OF A CURVE TO THE RIGHT HAVING A RADIUS OF 1,382.69 FEET, A CENTRAL
ANGLE OF 24°55°50”, A CHORD DISTANCE OF 596.90 FEET, A CHORD BEARING OF N
18°07°59” W, AND AN ARC DISTANCE OF 601.64 FEET TO THE POINT OF TANGENT
AND TO THE POINT OF BEGINNING.

AND

A PARCEL OF LAND IN SECTION 28, TOWNSHIP 30 SOUTH, RANGE 23 EAST, POLK
COUNTY, FLORIDA, DESCRIBED AS FOLLOWS:

THE NORTH 2645.00 FEET LESS THE RIGHT OF WAY OF COUNTY ROAD 640

LESS

COMMENCE AT THE NORTHWEST CORNER OF SAID SECTION 28; THENCE S
00°16°22” E ALONG THE WEST LINE THEREOF A DISTANCE OF 35.00 FEET TO THE
SOUTH RIGHT OF WAY LINE OF COUNTY ROAD S-640 (LITHIA RAD) AS PER RIGHT
OF WAY MAP BOOK 4, PAGES 767-770, PUBLIC RECORDS OF POLK COUNTY,
FLORIDA AND THE POINT OF BEGINNING; THENCE N 89°46°36” E ALONG SAID
RIGHT OF WAY LINE A DISTANCE OF 341.67 FEET TO RIGHT OF WAY CHANGE
STATION 120+00.00; THENCE S 00°14°24” E ALONG SAID RIGHT OF WAY LINE A
DISTANCE OF 5.00 FEET; THENCE N 89°45°36” E ALONG SAID RIGHT OF WAY LINE A
DISTANCE OF 100.17 FEET TO THE POINT ON INTERSECTION STATION 121+00.00;
THENCE N 89°34°13” E ALONG SAID RIGHT OF WAY LINE A DISTANCE OF 819.00
FEET; THENCE S 00°38’40” E A DISTANCE OF 2825.04 FEET; THENCE S 04°22°10” E A
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DISTANCE OF 2460.05 FEET TO THE SOUTH LINE OF THE SOUTHWEST QUARTER OF
SAID SECTION 28; THENCE S 89°58°03” W ALONG SAID SOUTH LINE A DISTANCE OF
145490 FEET TO THE SOUTHWEST CORNER OF SAID SECTION 28; THENCE N
00°16°22” W ALONG THE WEST LINE OF SAID SECTION 28 A DISTANCE OF 5275.66
FEET TO THE POINT OF BEGINNING.

RURAL CLUSTER CENTER (RCC)

NE PARCEL

A PARCEL OF LAND IN SECTION 23, TOWNSHIP 30 SOUTH, RANGE 23 EAST, POLK
COUNTY, FLORIDA, DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF SAID SECTION 23; THENCE N 89°51°46”
W ALONG THE SOUTH LINE OF SAID SECTION 23 A DISTANCE OF 667.88 FEET;
THENCE N 00°00°00” E A DISTANCE OF 34.98 FEET TO THE POINT OF BEGINNING ON
THE NORTH RIGHT OF WAY LINE OF STATE ROAD 640 AS SHOWN ON RIGHT OF
WAY MAP PROJECT 16720-2150; THENCE N 89°51°53” W ALONG SAID RIGHT OF WAY
A DISTANCE OF 254.21 FEET TO A POINT ON A RIGHT OF WAY PARCEL DESCRIBED
IN OFFICIAL RECORDS BOOK 13436, PAGE 39 OF THE PUBLIC RECORDS OF POLK
COUNTY, FLORIDA; THENCE ALONG SAID PARCEL FOR THE FOLLOWING THREE
COURSES; (1) N 71°55’36” W A DISTANCE OF 52.30 FEET; (2) N 84°28°45” W A
DISTANCE OF 183.16 FEET TO THE BEGINNING OF A CURVE CONCAVE TO THE
NORTHEAST AND HAVING A RADIUS OF 60.00 FEET; (3) ALONG SAID CURVE TO THE
RIGHT THROUGH A CENTRAL ANGLE OF 101°39°19” AN ARC DISTANCE OF 106.45
FEET (CHORD BEARING = N 33°39°05” W, CHORD = 93.03 FEET) TO THE EAST RIGHT
OF WAY OF STATE ROAD 37 PER MAP PROJECT NO. 1625-5687; THENCE N 17°14°04”
E ALONG SAID RIGHT OF WAY A DISTANCE OF 360.49 FEET; THENCE N 90°00°00” E
A DISTANCE OF 431.00 FEET; THENCE S 00°00°00” E A DISTANCE OF 456.18 FEET TO
THE POINT OF BEGINNING.
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NW PARCEL

A PARCEL OF LAND IN SECTION 23, TOWNSHIP 30 SOUTH, RANGE 23 EAST, POLK
COUNTY, FLORIDA, DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF SAID SECTION 23; THENCE N 89°51°46”
W ALONG THE SOUTH LINE OF SAID SECTION 23 A DISTANCE OF 2041.32 FEET;
THENCE N 00°00°00” E A DISTANCE OF 37.91 FEET TO THE POINT OF BEGINNING ON
THE NORTH RIGHT OF WAY LINE OF STATE ROAD 640 AS SHOWN ON RIGHT OF
WAY MAP PROJECT 16720-2150; THENCE N 00°00°00” E A DISTANCE OF 329.85 FEET
TO A POINT ON THE BOUNDARY OF A PARCEL OF LAND DESCRIBED IN OFFICIAL
RECORDS BOOK 9164, PAGE 2068 OF THE PUBLIC RECORDS OF POLK COUNTY,
FLORIDA; THENCE ALONG SAID BOUNDARY FOR THE FOLLOWING TWO COURSES;
(1) N 89°12°31” E A DISTANCE OF 82.07 FEET; (2) N 55°03°11” E A DISTANCE OF 112.67
FEET; THENCE N 90°00°00” E A DISTANCE OF 574.18 FEET TO THE WESTERLY RIGHT
OF WAY LINE OF STATE ROAD 37 PER MAP PROJECT NO. 1625-5687; THENCE S
17°13°55” W ALONG SAID RIGHT OF WAY LINE A DISTANCE OF 154.56 FEET TO A
POINT ON THE BOUNDARY OF A RIGHT OF WAY PARCEL DESCRIBED IN OFFICIAL
RECORDS BOOK 13436, PAGE 33 OF THE PUBLIC RECORDS OF POLK COUNTY,
FLORIDA; THENCE ALONG SAID RIGHT OF WAY PARCEL BOUNDARY FOR THE
FOLLOWING FIVE COURSES; (1) S 32°36°35” W, 142.09 FEET; (2) S 77°26°58” W, 277.59
FEET; (3) S 86°50°28” W, 150.33 FEET; (4) S 71°50°14” W, 53.55 FEET; (5) S 19°24°00” W,
46.05 FEET TO A POINT ON AFORESAID NORTH RIGHT OF WAY OF COUNTY ROAD
640; THENCE N 89°47°05” W A DISTANCE OF 139.00 FEET TO THE POINT OF
BEGINNING.

SW PARCEL

A PARCEL OF LAND IN SECTION 26, TOWNSHIP 30 SOUTH, RANGE 23 EAST, POLK
COUNTY, FLORIDA, DESCRIBED AS FOLLOWS:
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COMMENCE AT THE NORTHEAST CORNER OF SAID SECTION 26; THENCE N
89°51°46” W ALONG THE NORTH LINE OF SAID SECTION 26 A DISTANCE OF 2041.32
FEET; THENCE S 00°00°00” W A DISTANCE OF 67.10 FEET TO THE POINT OF
BEGINNING ON THE SOUTH RIGHT OF WAY LINE OF STATE ROAD 640 AS SHOWN
ON RIGHT OF WAY MAP PROJECT 16720-2150; THENCE S 89°47°05” E ALONG SAID
SOUTH LINE DISTANCE OF 591.96 FEET TO THE WESTERLY RIGHT OF WAY LINE OF
STATE ROAD 37 PER MAP PROJECT NO. 1625-5687; THENCE S 17°13°17” W ALONG
SAID RIGHT OF WAY LINE A DISTANCE OF 431.64 FEET TO A POINT ON THE SOUTH
LINE OF THE NORTH 480.50 FEET OF SAID SECTION 26; THENCE N 89°51°46” W
ALONG SAID SOUTH LINE A DISTANCE OF 464.17 FEET; THENCE N 00°00°00” E A
DISTANCE OF 413.40 FEET TO THE POINT OF BEGINNING.

RESIDENTIAL-SUBURBAN (RS)

A PARCEL OF LAND IN SECTIONS 10, 15, 16, 21 & 22, TOWNSHIP 30 SOUTH, RANGE 23
EAST, POLK COUNTY, FLORIDA, DESCRIBED AS FOLLOWS:COMMENCE AT THE
SOUTHEAST CORNER OF SAID SECTION 21; THENCE N 00°53°01” W ALONG THE EAST
LINE OF SAID SECTION 21 A DISTANCE OF 448.96 FEET TO THE POINT OF BEGINNING
BEING ON THE BOUNDARY OF PROPOSED CONSERVATION AREA ‘D’; THENCE
ALONG SAID BOUNDARY FOR THE FOLLOWING FOUR COURSES; (1) N 56°26°14” W,
788.41 FEET; (2) N 10°38°55” W, 200.54 FEET; (3) N 00°02°50” E, 448.96 FEET; (4) N
09°27°32” E, 14.46 FEET; THENCE N 00°00°00” E A DISTANCE OF 1107.00 FEET TO A
POINT ON THE NORTH LINE OF THE SOUTH 1/2 OF SAID SECTION 21; THENCE S
89°50°57” W ALONG SAID NORTH LINE A DISTANCE OF 1982.84 FEET TO THE
SOUTHWEST CORNER OF THE SOUTHEAST 1/4 OF THE NORTHWEST 1/4 OF SAID
SECTION 21; THENCE N 00°31°17” W ALONG THE EAST LINE OF SAID SOUTHEAST 1/4
OF THE NORTHWEST 1/4 A DISTANCE OF 1326.76 FEET; THENCE S 89°51°04” W
ALONG THE NORTH LINE OF SAID SOUTHEAST 1/4 OF THE NORTHWEST 1/4 A
DISTANCE OF 1315.90 FEET; THENCE N 00°20°19” W ALONG THE WEST LINE OF THE
NORTHEAST 1/4 OF THE NORTHWEST 1/4 OF SAID SECTION 21 A DISTANCE OF
1326.47 FEET TO THE SOUTHWEST CORNER OF THE SOUTHEAST 1/4 OF THE
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SOUTHWEST 1/4 OF SAID SECTION 16; THENCE N 00°21°40” W ALONG THE WEST
LINE OF SAID SOUTHEAST 1/4 OF THE SOUTHWEST 1/4 A DISTANCE OF 1321.99 FEET
TO THE NORTHWEST CORNER OF SAID SOUTHEAST 1/4 OF THE SOUTHWEST 1/4;
THENCE N 89°51°12” E ALONG THE NORTH LINE OF SAID SOUTHEAST 1/4 OF THE
SOUTHWEST 1/4 A DISTANCE OF 477.07 FEET TO THE INTERSECTION WITH THE
SOUTHERLY EXTENSION OF THE EAST BOUNDARY OF A PARCEL OF LAND
DESCRIBED IN OFFICIAL RECORDS BOOK 7377, PAGE 1034 OF THE PUBLIC RECORDS
OF POLK COUNTY, FLORIDA; THENCE N 02°56’23” W ALONG SAID BOUNDARY A
DISTANCE OF 663.33 FEET TO THE NORTHEAST CORNER OF SAID PARCEL; THENCE
S 89°39°03” W ALONG THE NORTH LINE OF SAID PARCEL A DISTANCE OF 178.85
FEET, THENCE N 00°10°30” W ALONG THE EAST BOUNDARY OF PARCELS
DESCRIBED IN OFFICIAL RECORDS BOOK 11721, PAGE 1301, OFFICIAL RECORDS
BOOK 11719, PAGE 899 AND OFFICIAL RECORDS BOOK 13652, PAGE 1933, ALL OF
THE PUBLIC RECORDS OF POLK COUNTY, FLORIDA, A DISTANCE OF 660.00 FEET TO
THE NORTH LINE OF THE SOUTH 1/2 OF SAID SECTION 21; THENCE N 89°52°03” E
ALONG SAID NORTH LINE A DISTANCE OF 2661.41 FEET TO THE SOUTHWEST
CORNER OF THE EAST 3/4 OF THE SOUTHEAST 1/4 OF THE NORTHEAST 1/4 OF SAID
SECTION 16; THENCE N 67°46°05” E A DISTANCE OF 922.34 FEET TO A POINT ON THE
BOUNDARY OF CONSERVATION EASEMENT AREA ‘A’ AS DESCRIBED IN OFFICIAL
RECORDS BOOK 11887, PAGE 2277 OF THE PUBLIC RECORDS OF POLK COUNTY,
FLORIDA; THENCE ALONG SAID PARCEL BOUNDARY FOR THE FOLLOWING FIVE
COURSES; (1) N 33°50°42” W, 377.21 FEET; (2) N 38°43°21” E, 653.55 FEET; (3) N 04°24°02”
W, 754.59 FEET; (4) N 00°46°29” W, 720.17 FEET TO A POINT BEING 50.00 FEET EAST OF
THE NORTHWEST CORNER OF SAID SECTION 15; (5) N 89°29’46 E AND THE
EASTERLY EXTENSION THEREOF A DISTANCE OF 883.29 FEET; THENCE N 00°52°34”
W A DISTANCE OF 317.13 FEET TO A POINT ON THE BOUNDARY OF SAID
CONSERVATION AREA °‘A’; THENCE ALONG THE BOUNDARY OF SAID
CONSERVATION AREA ‘A’ FOR THE FOLLOWING SIX COURSES; (1) N 00°52°34” W,
938.55 FEET; (2) S 89°52°23” E, 1755.99 FEET; (3) S 09°12°24” E, 1858.83 FEET; (4) S
00°34°22” W, 692.30 FEET; (5) S 36°08°58” W, 1237.66 FEET; (6) S 07°38°57” E, 116.65 FEET;
THENCE S 06°06°04” E A DISTANCE OF 109.94 FEET TO A POINT ON THE BOUNDARY
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OF CONSERVATION AREA ‘B’ AS DESCRIBED IN OFFICIAL RECORDS BOOK 11887,
PAGE 2277 OF THE PUBLIC RECORDS OF POLK COUNTY, FLORIDA; THENCE ALONG
THE BOUNDARY OF SAID CONSERVATION AREA ‘B’ FOR THE FOLLOWING SIXTEEN
COURSES; (1) S 18°01°18” E, 1772.98 FEET; (2) S 45°35°14” E, 552.34 FEET; (3) S 17°07°22”
E, 297.44 FEET; (4) S 58°13°35” W, 514.27 FEET; (5) S 03°04°00” E, 596.68 FEET; (6) S
26°52°25” E, 1083.68 FEET; (7) S 45°09°51” E, 579.16 FEET; (8) N 71°53°24” E, 251.66 FEET;
(9) S 25°08°57” E, 145.08 FEET; (10) S 01°10°29” W, 136.19 FEET; (11) N 84°47°46” W, 163.57
FEET; (12) S 45°46°21” W, 215.83 FEET; (13) S 26°00°46” W, 204.22 FEET; (14) S 73°07°25”
W, 343.54 FEET; (15) S 17°30°48” W, 305.49 FEET; (16) S 52°45°23” W, 256.18 FEET;
THENCE S 61°21°02” W A DISTANCE OF 121.48 FEET TO A POINT ON THE BOUNDARY
OF CONSERVATION AREA ‘C’ AS DESCRIBED IN OFFICIAL RECORDS BOOK 11887,
PAGE 2277 OF THE PUBLIC RECORDS OF POLK COUNTY, FLORIDA; THENCE S
85°36°37” W ALONG THE BOUNDARY OF SAID CONSERVATION AREA ‘C’ A
DISTANCE OF 187.93 FEET TO THE INTERSECTION WITH THE EAST LINE OF THE
SOUTHWEST 1/4 OF SAID SECTION 22; THENCE S 00°53°43” E ALONG SAID EAST LINE
A DISTANCE OF 637.68 FEET TO THE BOUNDARY OF PROPOSED CONSERVATION
EASEMENT AREA ‘D’; THENCE ALONG SAID BOUNDARY FOR THE FOLLOWING
THREE COURSES; (1) N 79°57°21” E, 155.13 FEET; (2) S 10°02°31” E, 126.94 FEET; (3) S
79°58°22” W, 175.57 FEET TO THE INTERSECTION WITH THE EAST LINE OF SAID
SOUTHWEST 1/4; THENCE S 00°53°43” E ALONG SAID EAST LINE A DISTANCE OF
189.04 FEET TO A POINT ON THE BOUNDARY OF SAID PROPOSED CONSERVATION
EASEMENT AREA ‘D’; THENCE ALONG SAID BOUNDARY FOR THE FOLLOWING
SIXTEEN COURSES; (1) THENCE S 23°57'16” E, 502.99 FEET; (2) S 20°31'29” W, 363.99
FEET; (3) S 42°32'48” W, 463.41 FEET; (4) N 51°03'38” W, 288.53 FEET; (5) N 84°32'16” W,
220.06 FEET; (6) S 05°40'22” W, 255.63 FEET; (7) N 84°31'22” W, 254.63 FEET; (8) N
12°34'04” W, 198.98 FEET; (9) S 86°19'02” W, 283.56 FEET; (10) S 00°01'43” W, 231.55 FEET;
(11) S 81°28'09” W, 280.89 FEET; (12) N 02°41'33” W, 257.28 FEET; (13) S 89°59'06”W, 203.19
FEET; (14) S 57°59'41” W, 229.30 FEET; (15) N 78°2124” W, 584.95; (16) N 56°26'14” W,
78.31 FEET TO THE POINT OF BEGINNING, LESS RIGHT OF WAY OF ANDERSON
ROAD, AND
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A PARCEL OF LAND IN SECTIONS 16 AND 21, TOWNSHIP 30 SOUTH, RANGE 23 EAST;
POLK COUNTY, FLORIDA, DESCRIBED AS FOLLOWS:

BEGIN AT THE SOUTHWEST CORNER OF SAID SECTION 16; THENCE N 36°46°06” E A
DISTANCE OF 557.65 FEET ALONG THE BOUNDARY OF A PARCEL OF LAND
DESCRIBED IN OFFICIAL RECORDS BOOK 6963, PAGE 2244 OF THE PUBLIC RECORDS
OF POLK COUNTY, FLORIDA TO A POINT ON THE BOUNDARY OF PARCEL ‘A’ AS
DESCRIBED IN OFFICIAL RECORDS BOOK 5193, PAGE 183 OF THE PUBLIC RECORDS
OF POLK COUNTY, FLORIDA; THENCE ALONG SAID PARCEL FOR THE FOLLOWING
THREE COURSES; (1) N 89°44°19” E, 964.26 FEET TO THE CENTERLINE OF ANDERSON
ROAD; (2) S 01°44°56” E ALONG SAID CENTERLINE, 447.64 FEET TO THE SOUTH LINE
OF SAID SECTION 16; (3) S 89°50°22” W ALONG SAID SOUTH LINE A DISTANCE OF
1311.72 FEET TO THE POINT OF BEGINNING, LESS RIGHT OF WAY OF ANDERSON
ROAD. AND

THE NORTH 100.00 FEET OF THE NORTHWEST 1/4 OF THE NORTHWEST 1/4 OF SAID
SECTION 21 LYING WEST OF THE RIGHT OF WAY OF ANDERSON ROAD.

CONSERVATION BUFFER:

A PARCEL OF LAND IN SECTIONS 15, 21 & 22, TOWNSHIP 30 SOUTH, RANGE 23 EAST,
POLK COUNTY, FLORIDA, DESCRIBED AS FOLLOWS: COMMENCE AT THE
SOUTHEAST CORNER OF SAID SECTION 21; THENCE N 00°53°01” W ALONG THE EAST
LINE OF SAID SECTION 21 A DISTANCE OF 448.96 FEET TO THE POINT OF BEGINNING
BEING ON THE BOUNDARY OF PROPOSED CONSERVATION AREA ‘D’; THENCE
ALONG SAID BOUNDARY FOR THE FOLLOWING FOUR COURSES; (1) N 56°26°14” W,
788.41 FEET; (2) N 10°38°55” W, 200.54 FEET; (3) N 00°02°50” E, 448.96 FEET; (4) N
09°27°32” E, 14.46 FEET; THENCE N 00°00°00” E A DISTANCE OF 137.89 FEET; THENCE
N 90°00°00” E A DISTANCE OF 200.00 FEET; THENCE S 00°00°00” E A DISTANCE OF
597.08 FEET; THENCE S 10°38°55” E A DISTANCE OF 82.58 FEET; THENCE S 56°26°14”
E A DISTANCE OF 743.53; THENCE S 78°21°24” E A DISTANCE OF 466.13 FEET; THENCE
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N 57°59°41” E A DISTANCE OF 206.54 FEET; THENCE N 89°59°06” E A DISTANCE OF
292.22 FEET; THENCE N 86°19°02” E A DISTANCE OF 963.00 FEET; THENCE S 84°32°16”
E A DISTANCE OF 402.51 FEET; THENCE N 42°32°48” E A DISTANCE OF 125.45 FEET;
THENCE N 20°31°29” E A DISTANCE OF 243.29 FEET; THENCE N 23°57°16” W A
DISTANCE OF 462.01 FEET; N 00°53°43” W A DISTANCE OF 1184.21 FEET; THENCE N
85°36°35” E A DISTANCE OF 350.59 FEET; THENCE N 52°45°23” E A DISTANCE OF 225.69
FEET; THENCE N 17°30°48” E A DISTANCE OF 347.43 FEET; THENCE N 73°07°25” E A
DISTANCE OF 361.82 FEET; THENCE N 26°00°46” E A DISTANCE OF 231.89 FEET;
THENCE N 45°09°51” W A DISTANCE OF 600.29 FEET; THENCE N 26°52°25” W A
DISTANCE OF 1158.04 FEET; THENCE N 03°04°00” W A DISTANCE OF 757.34 FEET;
THENCE N 58°13°35” E A DISTANCE OF 685.05 FEET TO A POINT ON THE BOUNDARY
OF CONSERVATION AREA ‘B’ AS DESCRIBED IN OFFICIAL RECORDS BOOK 11887,
PAGE 2277 OF THE PUBLIC RECORDS OF POLK COUNTY, FLORIDA; THENCE ALONG
SAID BOUNDARY FOR THE FOLLOWING FOURTEEN COURSES (1) S 17°07°22” E,
206.72 FEET; (2) S 58°13°35” W, 514.27 FEET; (3) S 03°04°00” E, 596.68 FEET; (4) S
26°52°25” E, 1083.68 FEET; (5) S 45°09°51” E, 579.16 FEET; (6) N 71°53°24” E, 251.66 FEET;
(7) S 25°08°57” E, 145.08 FEET; (8) S 01°10°29” W, 136.19 FEET; (9) N 84°47°46” W, 163.57
FEET; (10) S 45°46°21” W, 215.83 FEET; (11) S 26°00°46” W, 204.22 FEET; (12) S 73°07°25”
W, 343.54 FEET; (13) S 17°30°48” W, 305.49 FEET; (14) S 52°45°23” W, 256.18 FEET;
THENCE S 61°21°02” W A DISTANCE OF 121.48 FEET TO A POINT ON THE BOUNDARY
OF CONSERVATION AREA ‘C’ AS DESCRIBED IN OFFICIAL RECORDS BOOK 11887,
PAGE 2277 OF THE PUBLIC RECORDS OF POLK COUNTY, FLORIDA; THENCE S
85°36’377 W ALONG THE BOUNDARY OF SAID CONSERVATION AREA ‘C A
DISTANCE OF 187.93 FEET TO THE INTERSECTION WITH THE EAST LINE OF THE
SOUTHWEST 1/4 OF SAID SECTION 22; THENCE S 00°53°43” E ALONG SAID EAST LINE
A DISTANCE OF 637.68 FEET TO THE BOUNDARY OF PROPOSED CONSERVATION
EASEMENT AREA ‘D’; THENCE ALONG SAID BOUNDARY FOR THE FOLLOWING
THREE COURSES; (1) N 79°57°21” E, 155.13 FEET; (2) S 10°02°31” E, 126.94 FEET; (3) S
79°58°22” W, 175.57 FEET TO THE INTERSECTION WITH THE EAST LINE OF SAID
SOUTHWEST 1/4; THENCE S 00°53°43” E ALONG SAID EAST LINE A DISTANCE OF
189.04 FEET TO A POINT ON THE BOUNDARY OF SAID PROPOSED CONSERVATION
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EASEMENT AREA ‘D’; THENCE ALONG SAID BOUNDARY FOR THE FOLLOWING
SIXTEEN COURSES; (1) THENCE S 23°57'16” E, 502.99 FEET; (2) S 20°31'29” W, 363.99
FEET; (3) S 42°32'48” W, 463.41 FEET; (4) N 51°03'38” W, 288.53 FEET; (5) N 84°32'16” W,
220.06 FEET; (6) S 05°40'22” W, 255.63 FEET; (7) N 84°3122” W, 254.63 FEET; (8) N
12°34'04” W, 198.98 FEET; (9) S 86°19'02” W, 283.56 FEET; (10) S 00°01'43” W, 231.55 FEET;
(11) S 81°28'09” W, 280.89 FEET; (12) N 02°41'33” W, 257.28 FEET; (13) S 89°59'06”W, 203.19
FEET; (14) S 57°59'41” W, 229.30 FEET; (15) N 78°2124” W, 584.95; (16) N 56°26'14” W,
78.31 FEET TO THE POINT OF BEGINNING.

And referencing this amendment in Appendix 2.135 and modifying Section 2.135-Z as shown in

Attachment “C” of this Ordinance.

SECTION 3: SEVERABILITY
If any provision of this Ordinance is held to be illegal, invalid, or unconstitutional by a court of

competent jurisdiction the other provisions shall remain in full force and effect.

SECTION 4: EFFECTIVE DATE

The effective date of this plan amendment, if the amendment is not timely challenged, shall be the
date the Department of Economic Opportunity posts a notice of intent determining that this
amendment is in compliance. If timely challenged, or if the state land planning agency issues a
notice of intent determining that this amendment is not in compliance, this amendment shall
become effective on the date the state land planning agency or the Administration Commission
enters a final order determining this adopted amendment to be in compliance. No development
orders, development permits, or land uses dependent on this amendment may be issued or

commence before it has become effective.

SECTION 5: FILING WITH THE DEPARTMENT OF STATE:

The Clerk and Auditor to the Board of County Commissioners of Polk County, Florida, shall file
a certified copy of this ordinance with the Department of State, through the Secretary of State,
upon adoption by the Board of County Commissioners of Polk County, Florida.

Page 16 of 21

190



ADOPTED, in open session of the Polk County Board of County Commissioners with a

quorum present and voting this 1% day of December 2026.
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ATTACHMENT “A”

LDCPAL 2025-7

Development Area: Rural Development Area (RDA)
Location: North and south of County Road 640, primarily west of State Road 37 and east of

Anderson Road, and south of the City of Mulberry
Sections 10, 14, 15, 16, 21, 22, 23, 24, 26, & 28, Township 30, Range 23.
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ATTACHMENT “B”

LDCPAL 2025-7

Development Area: Rural Development Area (RDA)

Location: North and south of County Road 640, primarily west of State Road 37 and east of

Anderson Road, and south of the City of Mulberry

Sections 10, 14, 15, 16, 21, 22, 23, 24, 26, & 28, Township 30, Range 23.
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ATTACHMENT “C”

APPENDIX 2.135 PARCEL SPECIFIC FUTURE LAND USE MAP AMENDMENTS
WITH CONDITIONS

SECTION 2.135-Z - Development Guidelines for the Mims Crossing Property.

OBJECTIVE 2.135-Z: Through the adoption of LDCPAL 2025-7, this section of the plan
establishes additional development restrictions for specific property to be developed in this
amendment based on the policies listed below and in a limited fashion as established in the Polk

County Land Development Code with conditions adopted into the Land Development Code
through LDCT-2025-15.

POLICY 2.135-Z1: APPLICABILITY: The provisions and requirements of this section shall apply
to the properties covered by LDCPAL-2025-7.

POLICY 2.135-Z2: MIMS CROSSING RCC ACTIVITY CENTER PLAN: Through the adoption
of LDCPAL-2025-7, the Mims Crossing Rural Cluster Center (RCC) Activity Center Plan is
hereby established, with conditions adopted into the Land Development Code through LDCT-
2025-15.

POLICY 2.135-Z3: CONSERVATION BUFFER:

a. The provisions and requirements of this subsection apply to a 200-ft-wide strip within the
subject site within a portion of the conservation easement and more particularly that area
legally described as:

A parcel of land in Sections 15, 21 & 22, Township 30 South, Range 23 East, Polk County,
Florida, described as follows:

Commence at the southeast corner of said Section 21; thence N 00°53°01” W along the east
line of said Section 21 a distance of 448.96 feet to the Point of Beginning being on the boundary
of proposed Conservation Area ‘D’; thence along said boundary for the following four courses;
(1) N 56°26°14” W, 788.41 feet; (2) N 10°38°55” W, 200.54 feet; (3) N 00°02°50 E, 448.96
feet; (4) N 09°27°32” E, 14.46 feet; thence N 00°00°00” E a distance of 137.89 feet; thence N
90°00°00 E a distance of 200.00 feet; thence S 00°00°00” E a distance of 597.08 feet; thence
S 10°38°55” E a distance of 82.58 feet; thence S 56°26°14” E a distance of 743.53; thence S
78°21°24 E a distance of 466.13 feet; thence N 57°59°41” E a distance of 206.54 feet; thence
N 89°59°06” E a distance of 292.22 feet; thence N 86°19°02” E a distance of 963.00 feet;
thence S 84°32°16” E a distance of 402.51 feet; thence N 42°32°48” E a distance of 125.45
feet; thence N 20°31°29” E a distance of 243.29 feet; thence N 23°57°16” W a distance of
462.01 feet; N 00°53°43” W a distance of 1184.21 feet; thence N 85°36°35” E a distance of
350.59 feet; thence N 52°45°23” E a distance of 225.69 feet; thence N 17°30°48” E a distance
of 347.43 feet; thence N 73°07°25” E a distance of 361.82 feet; thence N 26°00°46” E a
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distance of 231.89 feet; thence N 45°09°51” W a distance of 600.29 feet; thence N 26°52°25”
W a distance of 1158.04 feet; thence N 03°04°00” W a distance of 757.34 feet; thence N
58°13°35” E a distance of 685.05 feet to a point on the boundary of Conservation Area ‘B’ as
described in Official Records Book 11887, page 2277 of the public records of Polk County,
Florida; thence along said boundary for the following fourteen courses (1) S 17°07°22” E,
206.72 feet; (2) S 58°13°35” W, 514.27 feet; (3) S 03°04°00” E, 596.68 feet; (4) S 26°52°25”
E, 1083.68 feet; (5) S 45°09°51” E, 579.16 feet; (6) N 71°53°24” E, 251.66 feet; (7) S
25°08°57” E, 145.08 feet; (8) S 01°10°29” W, 136.19 feet; (9) N 84°47°46” W, 163.57 feet;
(10) S 45°46°21” W, 215.83 feet; (11) S 26°00°46” W, 204.22 feet; (12) S 73°07°25” W,
343.54 feet; (13) S 17°30°48” W, 305.49 feet; (14) S 52°45°23” W, 256.18 feet; thence S
61°21°02” W a distance of 121.48 feet to a point on the boundary of Conservation Area ‘C’ as
described in Official Records Book 11887, page 2277 of the public records of Polk County,
Florida; thence S 85°36°37” W along the boundary of said Conservation Area ‘C’ a distance
of 187.93 feet to the intersection with the east line of the Southwest 1/4 of said Section 22;
thence S 00°53°43” E along said east line a distance of 637.68 feet to the boundary of proposed
Conservation Easement Area ‘D’; thence along said boundary for the following three courses;
(1) N 79°57°21” E, 155.13 feet; (2) S 10°02°31” E, 126.94 feet; (3) S 79°58°22” W, 175.57
feet to the intersection with the east line of said Southwest 1/4; thence S 00°53°43” E along
said east line a distance of 189.04 feet to a point on the boundary of said proposed Conservation
Easement Area ‘D’; thence along said boundary for the following sixteen courses; (1) thence
S 23°57'16” E, 502.99 feet; (2) S 20°31'29” W, 363.99 feet; (3) S 42°32'48” W, 463.41 feet;
(4) N 51°03'38” W, 288.53 feet; (5) N 84°32'16” W, 220.06 feet; (6) S 05°40'22” W, 255.63
feet; (7) N 84°31'22” W, 254.63 feet; (8) N 12°34'04” W, 198.98 feet; (9) S 86°19'02” W,
283.56 feet; (10) S 00°01'43” W, 231.55 feet; (11) S 81°28'09” W, 280.89 feet; (12) N
02°41'33” W, 257.28 feet; (13) S 89°59'06”W, 203.19 feet; (14) S 57°59'41” W, 229.30 feet;
(15) N 78°2124” W, 584.95; (16) N 56°26'14” W, 78.31 feet to the Point of Beginning.

b. Any development within the area described above is prohibited. The area is to remain
undisturbed and preserve the natural habitat, with only limited environmental management
activities permitted.

c. The Conservation Buffer area can retain any development rights within the RS land use
district per the requirements of the Land Development Code.

POLICY 2.135-Z4: DEVELOPMENT CRITERIA - Development within this RS area shall
conform to the criteria established in Section 2.120-A of this Comprehensive Plan consistent with
the development standards adopted for this parcel in the Polk County Land Development Code.
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1. EXECUTIVE SUMMARY

This application for the Mims Crossing requests a Comprehensive Plan Amendment to modify the
Future Land Use designation of the subject property from Phosphate Mining (PM), Industrial
(IND), Agricultural Rural Residential (A/RR) and Leisure Recreation (L/R) to a coordinated mix of
Residential Suburban (RS), Industrial (IND), and Rural Cluster Center {(RCC), together with an
eventual transition of appropriate portions of the property from the Rural Development Area
(RDA) to the Suburban Development Area (SDA), excluding the proposed Rural Cluster Center
(RCC) area. Please refer to Exhibit A for the location map and Exhibit B for the Existing Future
Land Use Map.

This request reflects the natural and foreseeable progression of land use patterns within this
portion of Polk County, where former extractive lands are transitioning into productive economic
and residential uses supported by regional infrastructure corridors.

Please refer to Exhibit C for the Proposed FLU/Conceptual Land Use Exhibit. The amendment
formalizes and organizes an existing trend of industrial expansion and associated residential
demand. The proposed framework aligns with surrounding development patterns, supports
employment growth, introduces residential uses proximate to jobs, and allows infrastructure to
be delivered in a phased and efficient manner that achieves the following objectives:

Aligns with surrounding industrial development patterns

Provides residential opportunities in proximity to employment centers
Introduces limited commercial services to support internal demand
Allows infrastructure to be delivered in a phased and efficient manner

PN e

The proposed amendment is consistent with the Comprehensive Plan in that it promotes
coordinated growth, efficient infrastructure utilization, and compatibility of land uses while
avoiding fragmented and inefficient rural development patterns.

EXISTING FLU PROPOSED FLU AREA (AC) % OF SITE

PM IND 1,261 50.9%
PM RS 1,185 47.9%
PM RCC 5 0.2%
IND RCC 5 0.2%

A/RR RS 14.3 0.6%
L/R RCC 5 0.2%

TOTAL 2,475 100.0%
137 5TH Street N.W,, Winter Haven, FL. 33881 | PHONE (863) 294.6965 | www.carterkaye.com E(
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2. IMPACT ASSESSMENT STATEMENT

2.1 Land and Neighborhood Characteristics

The subject property represents a uniquely situated tract within Polk County just south of
Mulberry, distinguished by its size, configuration, and history of phosphate mining activity. As a
result of this prior use, the site has been substantially altered and no longer functions as part of
the traditional rural landscape contemplated under the Rural Development Area designation.

In contrast, the surrounding area has evolved to include a growing concentration of industrial
uses, supported by proximity to State Road 37 and other regional transportation facilities. This
evolution reflects broader economic trends within the County, including increased demand for
logistics, warehousing, manufacturing operations, and residential housing needs.

The proposed amendment recognizes this transition and provides a framework to guide it in an
organized manner. Rather than allowing incremental and potentially incompatible development
to occur under existing rural entitlements, the amendment establishes a coordinated land use
pattern that integrates industrial, residential, and supporting commercial uses.

Compatibility is addressed through both spatial organization and design. Industrial uses are
oriented toward major transportation corridors, while residential areas are located in positions
that allow for buffering and transition. The inclusion of a Rural Cluster Center provides an internal
focal point for limited commercial services, reducing reliance on external trips and enhancing
overall functionality.

This approach does not introduce new incompatibilities; rather, it resolves existing and potential
conflicts by providing structure and predictability for future development.

2.2 Transportation

The subject property is strategically located with access to State Road 37 (Minor Arterial) and
County Road 640 (Rural Major Collector), both of which serve as critical components of the
County’s transportation network. These corridors are designed to accommodate regional traffic
and support industrial activity, making them appropriate for the proposed land use mix. Refer to
Exhibit K for the Traffic Circulation Map.

These corridors currently support a mix of industrial, agricultural, residential, and freight-related
traffic and provide regional connectivity between southern Polk County and surrounding
employment centers. The location of the subject property along these facilities makes it
particularly well suited for the coordinated mix of industrial, residential, and supporting
commercial uses contemplated by the amendment.

137 5TH Street N.W., Winter Haven, FL 33881 | PHONE (863) 294.6965 | www.carterkaye.com ((
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The integration of residential, industrial, and commercial uses within a single, coordinated
framework provides an opportunity to reduce overall transportation impacts through internal trip
capture. Employees residing within the development may commute internally, and daily service
needs can be met within the RCC, thereby reducing external trip generation.

The proposed amendment establishes a land use pattern that is inherently more efficient than
dispersed rural development. The concentration of uses within a defined area allows for more
effective planning and implementation of transportation improvements as needed.

The integration of land uses within the subject property also supports internal trip capture,
whereby a portion of trips generated by the development are accommodated within the site
itself. This reduces demand on the external transportation network and contributes to overall
system efficiency.

This integrated approach to land use and transportation is consistent with Comprehensive Plan
policies that promote internal trip capture and the efficient use of the transportation network.

A Traffic Memorandum has been prepared and is included as Appendix A to this resubmittal
package. The memorandum provides planning-level trip generation and transportation impact
information associated with the proposed Future Land Use framework.

2.3 Sewage

The subject property is currently located outside of centralized wastewater service areas, which
is consistent with its designation within the Rural Development Area. The proposed transition to
the Suburban Development Area acknowledges the need for a phased approach to infrastructure
provision.

Utility infrastructure is anticipated to be provided in a phased manner consistent with the
intensity and timing of development. The proposed framework allows for the coordinated
expansion of wastewater infrastructure as development progresses.

As development progresses and intensities increase, the project will transition toward centralized
wastewater solutions. The phased delivery of infrastructure allows development to occur in a
coordinated and efficient manner consistent with long-term planning objectives.

This approach supports the orderly and efficient provision of infrastructure consistent with long-
term growth management objectives.

This phased approach to wastewater infrastructure is consistent with Comprehensive Plan
policies that require infrastructure to be provided in a manner that is coordinated with

137 5TH Street N.W., Winter Haven, FL 33881 | PHONE (863) 294.6965 | www.carterkaye.com C(

Page |4

199



development intensity and timing. Details and final utility engineering are anticipated to occur
during subsequent development review, utility coordination, and permitting processes with the
County and the FDEP.

2.4 Water Supply

Potable water will be provided to support the proposed development through a phased and
scalable approach that is consistent with the overall development framework and anticipated
timing of buildout.

At the initial stages of development, potable water service may be provided through localized or
private systems designed to meet the demands of early-phase development.

As development progresses, the water supply system is expected to expand in a coordinated
manner to support increasing demand. The phased nature of this approach ensures that
infrastructure is developed in a manner that is both economically efficient and consistent with
the timing of development.

This approach is consistent with Comprehensive Plan objectives that promote the efficient
provision of infrastructure and the coordination of development with available services.

The provision of potable water in a phased manner is consistent with Comprehensive Plan policies
that promote the efficient and sustainable delivery of utility services. Detailed potable water
system design, permitting, utility coordination, and infrastructure engineering are anticipated to
occur during subsequent development review and permitting processes with Polk County and the
FDEP.

Water infrastructure is anticipated to expand in a coordinated manner as development
progresses, consistent with applicable regulatory requirements and the timing of development
intensity.

The proposed framework allows water infrastructure to be expanded incrementally as
development occurs, thereby reducing the potential for oversized facilities or premature
infrastructure investments. This phased approach promotes efficient utilization of capital
resources while maintaining flexibility for future utility coordination and service provider
participation.

2.4.a Planning-Level Utility Demand Assessment
For planning purposes, a preliminary utility demand assessment was prepared utilizing the

proposed Residential Suburban (RS), Industrial (IND), and Rural Cluster Center (RCC) land use
categories. The estimates are intended solely to provide a planning-level evaluation of potential

137 STH Street N.W., Winter Haven, FL 33881 | PHONE (863) 294.6965 | www.carterkaye.com ((
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potable water and wastewater demands associated with the proposed Future Land Use
framework. Actual demands, development intensities, utility providers, phasing schedules, and
infrastructure requirements will be determined during future development review, utility
coordination, concurrency review, and permitting processes.

FAR/density values are based on Pulk County LDC Table 2.1; estimates are for CPA-leve! planning only.

Industrial | Estimated Tota! Water Total Wastewater

Land Use Acres | Density/FAR FL.fAc| Units | Total Sq. Ft. ‘Water Factor Wastewater Factor
VFAR|Sq. FL.f 59 FL| o f/Emp | People | (aPo) (GPD)
Residential (RS) 1,199.3| 3DUfac 3,597 250 GPD/DU | £99,250) 200 GPD/DU 715,400
Industrial {{ND} 1,266.0 050 21,780 27,573,480 1525 18,081 20GPCD 361,619 16 GPCD 271,215
RCC Commercial 150 | 030 | 13068 | | 196,020 | 0.25 GPD/SF | 49,005 0.20GPD/SF 39,204
TOTAL 2.480.3| 3,597 27.769,5130[_ 18,081 | 1309874 - 1.029.81%
Footnotes / Souroe Basis: All estimates are planning-level only and do not develop i - Y app is, utifity allocations,
capacity reservations, of fina! engineering design ariteria,

As demonstrated by the foregoing analysis, the proposed development framework can be
evaluated at a planning level with respect to anticipated utility demands. Utility infrastructure is
anticipated to be provided in a phased manner consistent with development timing and intensity.
Future development approvals will require demonstration of adequate potable water supply,
wastewater treatment capacity, transmission facilities, and distribution infrastructure consistent
with applicable County, FDEP, and other regulatory requirements. Estimated wastewater
generation is anticipated to generally correspond with potable water demand and will be further
evaluated during future utility planning and concurrency review."

2.5 Surface Water Management

The subject property will incorporate comprehensive stormwater management systems designed
to meet or exceed the requirements of Polk County and the Southwest Florida Water
Management District (SWFWMD).

Due to the previously mined condition of the site, existing drainage patterns have been
substantially altered from natural conditions. This characteristic allows for the implementation of
engineered stormwater management systems that are specifically designed to control both the
quantity and quality of runoff in a predictable and efficient manner. Refer to Exhibit H for the
Drainage Map. Refer to Exhibit G for the Topographic Map.

Stormwater management for the project is anticipated to utilize wet detention systems, which
are well-suited to the site’s physical characteristics and provide effective treatment of stormwater
prior to discharge. These systems will be designed to accommodate the anticipated runoff
associated with the proposed mix of industrial, residential, and commercial uses.

The design of stormwater facilities will ensure that post-development discharge rates do not
exceed pre-development conditions, thereby preventing adverse downstream impacts. In
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addition, water quality treatment will be provided in accordance with applicable regulatory
standards to protect receiving water bodies.

The proposed development framework allows for the integration of stormwater systems into the
overall site design, including the use of open space areas, buffers, and other features to enhance
both functionality and aesthetics. This integrated approach supports efficient land use while
maintaining compliance with regulatory requirements.

Overall, the stormwater management strategy reflects a comprehensive and coordinated
approach that is consistent with accepted engineering practices and applicable regulatory
standards.

These measures are consistent with adopted stormwater management policies intended to
protect downstream systems and maintain water quality standards. Detailed hydrologic and
hydraulic modeling, ERP permitting, pond sizing, grading design, discharge calculations, and final
stormwater engineering are anticipated to occur with the County and SWFWMD during
subsequent engineering and permitting review processes

2.6 Environmental Analysis

The environmental characteristics of the subject property are largely influenced by its history of
phosphate mining activity. As a result, the site has been substantially altered from its native
condition and exhibits limited environmental sensitivity relative to undisturbed lands.

Wetlands and surface waters, where present, will be identified and addressed in accordance with
applicable federal, state, and local regulations. The proposed development framework has been
designed to avoid or minimize impacts to these features to the extent practicable, with any
unavoidable impacts to be mitigated in accordance with regulatory requirements.

Floodplain areas will be evaluated as part of subsequent development approvals, and all
development will be designed to comply with applicable floodplain management regulations.

The previously mined condition of the site significantly reduces the presence of intact natural
systems, allowing for more efficient land use planning while minimizing environmental disruption.
In addition, stormwater management systems will incorporate water quality treatment measures
to protect downstream receiving waters,

No adverse impacts to potable water supplies, aquifer recharge, or regionally significant
ecological resources are anticipated as a result of the proposed amendment.

The proposed approach is consistent with Comprehensive Plan environmental policies that
encourage the protection of natural resources while allowing for the productive use of previously
disturbed lands. Detailed environmental evaluation and permitting activities, including wetland

137 5TH Street N.W., Winter Haven, FL 33881 | PHONE (863) 294.6965 | www.carterkaye.com C(
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delineation will occur during subsequent development review and agency coordination
processes.

2.7 Infrastructure and Public Facilities Analysis

The proposed amendment has been evaluated with respect to its potential impact on public
facilities and services, including emergency services, schools, parks, and utilities. The subject
property is currently served by regional providers, including Polk County Fire Rescue, the Polk
County Sheriff’s Office, and emergency medical services. These services are available to the area
and are expected to continue serving the site as development progresses. The phased nature of
the proposed development ensures that impacts to public facilities will occur incrementally and
can be addressed in coordination with service providers. This approach allows for the efficient
allocation of resources and avoids sudden or disproportionate demands on existing systems.

Residential components of the development may generate demand for educational facilities and
recreational amenities. These impacts will be evaluated during subsequent development
approvals, and appropriate mitigation measures will be implemented as required.

Solid waste services will be provided through private collection systems consistent with existing
practices in the area.

The proposed amendment does not result in an overextension of public services. Instead, it
promotes a coordinated pattern of development that allows infrastructure and services to be
provided in a timely and efficient manner. See the table below listing distances and times to public
services from the site.

PUBLIC FACILITY DISTANCE TRAVEL TIME
Bartow Regional Medical Center - 2000 Osprey Blvd, Bartow,
FL 33830 15 miles 20 minutes
HCA Florida Lakeland Emergency - 3526 South Florida Ave,
Lakeland, FL 33803 12 miles 20 minutes
Purcell Elementary School - 305 NE 1st Ave, Mulberry, FL
33860 4 miles 9 minutes
Mulberry Middle School - 500 Dr. MLK Jr. Ave, Mulberry, FL
33860 4.5 miles 8 minutes
Mulberry High School - 1 Panther PL, Mulberry, FL 33860 5 miles 11 minutes
Mulberry Police Department - 104 S Church Ave, Mulberry FL
33860 4 miles 7 minutes
PC Fire EMS Mulberry - 109 NW 9th Ave, Mulberry FL 33860 4.5 miles 9 minutes
Spence Park - 1100 NE 1st Street, Mulberry, FL 33860 4.5 miles 7 minutes
137 5TH Street N.W., Winter Haven, FL 33881 | PHONE (863) 294.6965 | www.carterkaye.com
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Final infrastructure design, utility system coordination, public facility concurrency review, and
engineering implementation details are anticipated to occur with the County and other agencies
during future Level 2 review and engineering plan review processes.

2.8 Population Analysis

The proposed amendment is intended to accommodate a portion of the anticipated residential
and employment growth projected to occur within Polk County and the southern Polk County
corridor over the coming decades. The amendment establishes a framework for residential
development integrated with employment-generating industrial uses and supporting commercial

services.

Specific population projections cannot be accurately determined at the Comprehensive Plan
Amendment stage because future development intensity, residential product types, market
conditions, phasing, and subsequent approvals have not yet been finalized. However, the
proposed framework provides opportunities for housing and employment growth within a
coordinated development pattern that promotes transportation efficiency, infrastructure
coordination, and compatibility between land uses.

Future population impacts, school impacts, public facility demands, and concurrency
considerations will be further evaluated during subsequent development review processes as
development intensity and phasing become more refined. For planning purposes, estimated
residential dwelling unit yields and associated utility demands are presented in Section 2.4.1.

2.9 Community Benefit

The project will provide employment opportunities, housing near jobs, and efficient land reuse,
supporting economic growth and reducing development pressure on undeveloped lands.

2.10 Integrated Infrastructure and Phasing Strategy

A key component of the proposed amendment is the integration of land use planning with
infrastructure delivery through a phased development approach.

Early phases of development will be supported by available infrastructure and systems
appropriate for lower intensity uses. As development progresses, wastewater infrastructure is
anticipated to expand in a coordinated manner consistent with development intensity and long-
term planning objectives.

The phased delivery of infrastructure allows development to occur in a coordinated and efficient
manner consistent with long-term planning objectives.

137 5TH Street N.W., Winter Haven, FL. 33881 | PHONE (863) 294.6965 | www.carterkaye.com K
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The integration of industrial, residential, and commercial uses within a single framework further
enhances efficiency by allowing for shared infrastructure systems and reduced external demand.

This approach directly supports Comprehensive Plan objectives related to concurrency,
infrastructure efficiency, and coordinated growth management. Subsequent development
review processes are anticipated to address detailed implementation elements including
transportation improvements, and final engineering coordination.

2.11 Compatibility and Land Use Transition

The proposed amendment has been designed to ensure compatibility between differing land uses
through both spatial organization and development standards.

Industrial uses are concentrated in areas with direct access to major transportation corridors,
thereby minimizing impacts to surrounding properties. Residential uses are located in areas that
allow for appropriate separation and buffering from higher intensity uses. Transitional elements,
including open space, roadway corridors, and buffering, will be utilized to further reduce potential
conflicts.

The inclusion of a Rural Cluster Center provides localized commercial and personal services that
support both residential and employment uses while reducing the need for off-site travel.

This coordinated land use pattern represents an improvement over existing entitlements by
establishing a predictable and compatible framework for future development.

This coordinated approach to land use transition is consistent with Comprehensive Plan policies
that promote compatibility and the orderly arrangement of land uses. Detailed site development
standards, including setbacks, buffering, landscaping, lighting, signage, and architectural
requirements, are anticipated to be established through future approvals and Land Development
Code implementation processes.

3. DEMONSTRATION OF NEED

The proposed amendment is supported by clear and ongoing market demand for industrial land
within Polk County, particularly in areas with access to major transportation corridors. Over the
past decade, numerous properties in the vicinity have transitioned from Phosphate Mining to
industrial uses, reflecting a sustained trend in land use conversion.

Despite this activity, the supply of available industrial land remains limited. Existing sites are either
developed, under contract, or constrained by site conditions, leaving few opportunities for new
industrial development. This condition has been confirmed through both market observation and
direct inquiry from prospective users.
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The subject property represents one of the few remaining large tracts capable of accommodating
industrial uses at a meaningful scale. Its location, size, and access characteristics make it uniquely
suited to meet this demand.

At the same time, residential demand within Polk County continues to increase due to population
growth and regional economic expansion. The integration of residential uses within the subject
property provides an opportunity to address this demand while also supporting the industrial
component of the project.

By providing housing in proximity to employment, the proposed amendment reduces commuting
distances, supports workforce needs, and enhances overall development efficiency.

The need for this amendment is therefore twofold:

1. To provide additional industrial land in response to demonstrated market demand
2. To provide residential opportunities that support and complement employment uses

This combination represents a more efficient and sustainable land use pattern than either use
alone.

The proposed amendment is therefore consistent with Comprehensive Plan policies that support
economic development, employment generation, and the provision of housing in proximity to
jobs.

4. CONSISTENCY WITH THE COMPREHENSIVE PLAN

The proposed amendment is consistent with the goals, objectives, and policies of the Polk County
Comprehensive Plan, particularly those related to growth management, land use compatibility,
and infrastructure coordination.

The amendment supports the orderly and efficient development of land by directing growth to a
location that is well-suited for transition based on its size, configuration, and proximity to existing
infrastructure and development patterns. This is consistent with Policy 2.1-A of the Polk County
Comprehensive Plan, which promotes the efficient use of land and coordination of development
with available infrastructure.

The integration of industrial, residential, and commercial uses within a unified framework
promotes a balanced land use pattern that supports economic development while providing
housing opportunities in proximity to employment centers. This coordinated land use pattern is
further consistent with Objective 2.110-B, which supports the development of clustered activity
centers to serve surrounding areas and reduce external trip demand.
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The phased infrastructure strategy ensures that development is coordinated with the availability
of services, consistent with Comprehensive Plan policies that discourage premature or inefficient
infrastructure expansion. This approach is consistent with adopted concurrency and growth
management policies, including Policy 2.1-F, which discourages urban sprawl and promotes
efficient and compact development patterns.

Furthermore, the amendment avoids the continuation of low-density rural subdivision patterns
that would result in fragmented development and increased infrastructure demands. Instead, it
establishes a coordinated and predictable framework that aligns with long-term planning
objectives.

Concurrency and Public Facility Coordination

The proposed amendment is consistent with concurrency management requirements in that it
establishes a framework for development that aligns with the availability of public facilities and
services. The phased development approach ensures that infrastructure, including transportation,
potable water, wastewater, and public services, will be provided in a manner that maintains
adopted levels of service. Impacts to public facilities will be evaluated and addressed at
subsequent stages of development review, consistent with Polk County concurrency management
procedures. By coordinating development intensity with infrastructure availability, the
amendment avoids the premature demand on public facilities and supports long-term service
sustainability.

5. ADDITIONAL COMPREHENSIVE PLAN POLICY ANALYSIS
5.1 Policy 2.102-A8 ~ Soils

The subject property consists primarily of former phosphate mining lands that have been
substantially altered through historical mining and reclamation activities. As a result, the site no
longer functions as an undisturbed rural landscape and is uniquely suited for redevelopment and
productive reuse. The proposed amendment directs future growth toward lands that have
previously experienced significant disturbance rather than encouraging development pressure on
agricultural lands, natural systems, or other undeveloped portions of the County. Refer to Exhibit
F for the Soils Map.

Detailed geotechnical evaluations, engineering design, grading plans, and construction
methodologies will be prepared during subsequent development review and permitting
processes. The proposed amendment establishes the long-term land use framework while
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