RENAISSANCE PLANNING GROUP

00 East Pine Street, Ste 401 Orlando, Florida 32801 «» ;'J|:i.-|'.;-; 40/-46/7-0001 « Tax: 40/-46/-U000

MEMORANDUM

TO: AMYE KING, AICP FROM: JULIE SALVO, AICP
COMPANY: LAKE COUNTY COMPANY: RENAISSANCE PLANNING GROUP
RE: GUIDELINES/CRITERIA FOR DATE: NOVEMBER 16, 2005

NONRESIDENTIAL LAND ALLOCATION
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INTRODUCTION

As part of the development of Lake County’s Future Land Use Element and the Future Land Use Map,
County staff has requested guidance on the location, amount and density of nonresidential
development. The following memorandum suggests a strategy for determining the location of
nonresidential development on the future land use map, as well as other considerations such as the
amount, density and character of development that will need to be addressed in the County’s Land
Development Code.

LOCATION CRITERIA

This section outlines a strategy the County may use to determine where nonresidential land uses, in
particular commercial and industrial land, should be located. Commercial land uses have certain
needs, including — at a minimum — access, utilities, visibility and a market area. Industrial land uses
have slightly different needs, including access to major transportation facilities (rail, interstate,
Strategic Intermodal System facilities [SIS]) and large amounts of land that have a low unit cost per
acre. To realtor, certain features make specific areas more appealing than others. For example,
transportation is a key factor in the decision making process for nonresidential site selectors.
Transportation provides the access to the market. However, on the other side of the coin, is the
suitability of the land itself. In a place like Lake County where there is an abundance of natural
resources, protecting these areas from development is a key consideration.

Therefore, a balancing act must occur between the demand for nonresidential land at prime
locations and the need to conserve and protect the natural environment, as well as prevent
community encroachment and incompatibility. Therefore, the following checklist should be used to
make these determinations on the future land use map, as well as with future comprehensive plan
amendments and rezoning requests. One possibility is to rank the ideal locations as a means to
control the timing and phasing of new development.
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COMMERCIAL LOCATION CRITERIA

Category

Criteria

Notes

Environment

Does the map classify the land
as “developable” or
“undevelopable”?

Is the location located on land
that is environmentally
constrained?

A first step in determining where any development should occur is to
create a map that delineates developable and undevelopable lands.
Undevelopable lands may include areas rich in environmental
resources, such as surface waterbodies, wetlands, riparian corridors,
floodplains, steep slopes, woodlands, protected habitats, viewsheds,
and open spaces to be acquired. A plan should be in place for the
County or another land protection entity to acquire these lands.

Access Is the location on or near an Maijor intersections and transit locations should form the primary tier
intersection? of commercial and mixed-use development. In addition, particular
consideration should be given to density around transit locations.

Is the location on or near a SIS | Since these are locations that people walk to, the V4-mile radius

facility? around the stop should be as dense as possible.

Is it in a PUD? Land near major rail facilities or highway interchanges, particularly
those on the SIS, may be considered prime candidates for industrial
land or major employment centers.

At this time, Lake County’s SIS facilities include Florida’s Turnpike /SR
91 and US 27. Florida Central Rail is an emerging SIS facility.
Utilities Can this area be served by Once the prime access locations are identified, determine which of
water and sewer in a fiscally these locations can be served by water and sewer facilities, either by
responsible manner? a municipality through the JPA agreement or by a private provider.
Community Of the locations that are Individual community planning efforts should be taken into
Character accessible and served by water | consideration when planning for future commercial sites. The vision
and sewer, which ones are and goals of each unincorporated community, as well as the needs of
compatible with the community’s | the municipalities, should be taken into consideration. This also
vision? applies to the vision of the County Plan.
Countywide Is this location consistent with the
Vision county’s vision?

Does this development promote

the countywide vision for

compact development?

The Market What's the market? See Below.

Are there enough rooftops to
sustain the development?

If no, can residential be
integrated into the commercial
development to make it
sustainable?

What can be done to improve
the site?

Lake County Comprehensive Plan
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Commercial

The following table was taken from Orange County’s Comprehensive Plan and provides guidance to
the location and market area for the County’s activity centers. The County has three center types —

neighborhood, commercial and regional.
these guidelines would be fitting.

SHOPPING CENTER CHARACTERISTICS

Should Lake County require activity center-type growth,

Activity Center Type

Leading Tenant

General Range in
GLA (SF)

Usual Minimum
Site Area

Minimum
Support Required

Neighborhood Center

Supermarket or drug
store

30,000- 100,000

3 Acres

2,500- 30,000
people

Community Center

Variety, discount, or
junior department store

100,000- 300,000

10 Acres or more

30,000- 150,000
people

Regional Center

One or more full-line
department stores

300,000-
1,000,000 or more

30-50 acres or
more

150,000 or more
people

Source: Orange County, Future Land Use Element

In general, activity centers should be located at major intersections with at least one road having a
major arterial status and the other having at least a minor collector status, or they may be located
within a planned development commercial core or town center or a mixed-use community or town.
These areas should also have access to central water and sewer.

Industrial

The following table summarizes typical needs of industrial development. There are typically two
classifications of industrial users — large users and small users. Both types needs access to major
transportation facilities.

Typical Industrial Space Needs

Acreage Needs Other Needs

Type

Large Users/Major Distributors 100 to150 acres Location on a major thoroughfare

Access to an interstate or turnpike

facility
Small Users 2 to 12 acres Location on a major thoroughfare
Access to regional/state highway
WHAT DOES IT LOOK LIKE?

Commercial design guidelines should be established to ensure the long term viability of commercial
sites. This is important from the County’s perspective because as markets and trends change, the
County won't be left with unattractive, non-viable gray-field sites. The objective is to ensure the
provision of flexible buildings on mixed use sites. Commercial design guidelines should address, at a
minimum, the following:

Lake County Comprehensive Plan
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e Density

e Thoroughfare dimensions and design by road type

e Transit station design

e Block dimensions

e Parks and open space design

e Building frontages/facades

o  Mix of uses,

e Building design/architectural guidelines/"flexible” buildings
e Parking — surface, structured, on-street

® Access management

The following figures compare the impact of traditional highway strip development to a more
traditional and ordered development pattern. The “good” example shows how large commercial
properties can contribute to the overall roadway network, as an alternative to single driveway
access that does not connect to anything.
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Interconnected Network of Roadways

Bad Good

Well-Defined and Proximate Paths

Bad

Good

GOALS, OBJECTIVES AND POLICIES

In general, all growth — commercial and residential — should be concentrated near existing and
planned centers. This approach minimizes costs associated with extensions of services and utilities.
The following section contains potential language that could be adapted and included in the future
land use element to guide the location, amount and density of growth.
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GOAL: PLAN FOR THE LOCATION, AMOUNT AND DENSITY OF NONRESIDENTIAL
GROWTH

OBJECTIVE 1.0 CONCENTRATE COMMERCIAL GROWTH IN CENTERS

Concentrate growth near existing and planned centers and available and planned infrastructure to
minimize costly service-area extensions and preserve valuable land area.

It shall be the policy of Lake County to:
1.1 Enter into Joint Planning Agreements

Enter into joint planning agreements with Lake County’s municipalities to agree upon the location of
future centers in the joint planning area.

1.2 Require contiguity

Adopt contiguity requirements in the LDRs to prevent “leapfrog” style development in the county.

OBJECTIVE 2.0 ALLOW TRANSPORTATION NETWORK TO GUIDE GROWTH

2.1 Develop Transportation Master Plan

By 200_, Lake County shall develop a comprehensive transportation master plan to ensure that the
maintenance and expansion of the county’s transportation networks are consistent with the county’s
growth management goals. The master plan shall be included as an amendment to the
comprehensive plan. The master plan shall address all modes of transportation, including roadways,
transit service, and bicycle /pedestrian circulation.

OBJECTIVE 3.0 PLAN FOR NEW GROWTH AREAS

Lake County shall Locate and plan for additional areas where growth should be concentrated.
It shall be the policy of Lake County to:

3.1 Work with neighboring municipalities

Work with neighboring municipalities to identify possible growth areas so that planning efforts may
be coordinated and potential areas of conflict may be identified.

3.2 Review PUDs

Review PUD requirements in the LDC and work with landowners to develop PUDs so that the County
may take part early on in shaping these developments and integrating them into the countywide
development pattern.

3.3 Develop Special Area Plans

Lake County Comprehensive Plan
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The County shall assist unincorporated communities to develop special area plans to determine the
vision for growth of each individual community.

OBJECTIVE 4.0 PROTECT SENSITIVE NATURAL RESOURCES AND PRESERVE OPEN SPACE

New growth and redevelopment that occurs in Lake County shall not affect environmentally sensitive
areas, and, wherever feasible, growth shall be directed away from these areas.

It shall be the policy of Lake County to:
4.1 Identify sensitive areas

Identify areas containing sensitive and/or unique natural and cultural resources and open space, and
prioritize such areas for protection.

4.2 Adopt policies and tools

4.2.1  Adopt policies and tools to ensure that sensitive and/or unique natural resources and
open spaces are protected.

4.2.2  Acquire high priority sensitive lands and open space to prevent the loss of the County’s
most important resources

4.2.3 Expand buffer requirements to protect watersheds and water quality
4.2.4 Encourage or require cluster development and conservation subdivisions to protect

sensitive natural resources and contribute to the open space network on a site-specific
basis

4.2.5 Use transfer of development rights to allow owners of sensitive lands to transfer the
development potential of their property to other, preferred locations, such as to activity
centers.

OBJECTIVE 5.0 PLAN FOR THE AMOUNT AND DENSITY OF GROWTH

Lake County shall plan for the amount and density of future growth.

It shall be the policy of Lake County to:
5.1 Increase densities

Increase permitted densities in identified growth areas to encourage desired forms of development
and discourage sprawl.

5.1.1 The County shall update their LDRs to ensure that higher densities are permitted in
preferred growth areas.

5.1.2 The County shall develop commercial and mixed-use design guidelines that will be
incorporated into the LDRs. These design guidelines are intended to ensure that higher
density development does not negatively impact surround areas or result in
incompatibility.

Lake County Comprehensive Plan
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5.2 Monitor rate growth

The County shall ensure that the overall amount of growth in Lake County is consistent with the
County’s growth management goals through regular updates of the County’s population projections
and allocations of land in the future land use map.

5.2.1 Develop monitoring system to define appropriate amounts of development, based on
development type.

5.2.2  Monitor the County’s ultimate build-out population as new policies and regulations are
adopted, to ensure that the County’s ultimate size conforms with its growth management
goals and other applicable policies such as transportation, service provision, schools,
recreation and environmental protection.

5.2.3 Explore ways to monitor and maintain a desired balance of residential and
nonresidential development to ensure a balance between tax base and service delivery.

5.3 Conduct fiscal impact analyses for new growth

Lake County shall ensure that new development pays for the true cost of services and facilities it
necessitates.

5.3.1 Develop a fiscal impact analysis model for new development, so that the County may
adequately assess the costs that the new development will impose on infrastructure and
services.

5.3.2  Ensure public investment decisions are consistent with County goals for directing growth
towards activity centers and preserving conservation lands and open spaces

Lake County Comprehensive Plan



