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January 20, 2005

Suwannee River Water Management Office

Live Oak, Florida


9:00 a.m.
The Suwannee County Board of County Commissioners met on the above date and time for a workshop on Land Development Regulations (LDRs), and the following were present: Chairman Billy Maxwell, Commissioner Jesse Caruthers; Commissioner Ivie Fowler; Commissioner Randy Hatch; Commissioner Douglas Udell; and Michael Tyson, Deputy Clerk.  Hal A. Airth, County Attorney, was NOT present.  
Chairman Maxwell called the workshop to order at 9:00 a.m. and called upon those present to introduce themselves and advise whom they represented. He then called upon John G. Wooley, to present an opening power point presentation on LDR issues.  Mr. Wooley addressed the previously appointed LDR Planning Committee’s issued vision statement which was to “preserve the natural character of the area while promoting economic growth”.  He noted that an emphasis of the planning committee was to protect the County’s springs and rivers as our most valuable natural resource.
Mr. Wooley advised the County was operating with a Comprehensive Growth Management Plan (Comp Plan) that was adopted in 1985.  He reminded the Board the Comp Plan is the larger umbrella plan relating to growth management and the LDRs are subordinate to the Comp Plan.  He advised the Comp Plan is more technical and difficult to amend than are the LDRs.  He also noted that many of the mandated County Comp Plans have not really worked well that has led to issues of Citizen Initiatives for Constitutional Amendments that provide for any Comp Plan change to be done only by referendum and ballot.  He opined that such a process would not likely be workable either.  


Mr. Wooley reminded the Board the initial focus of the Comp Plans was to manage and control urban sprawl and limit or manage development to be commensurate with available services and resources.  He advised the result has created rural sprawl, especially in the smaller rural counties.  He provided a map showing Suwannee Valley Electric power meter location and growth which demonstrates the existence and increase of rural sprawl.


Mr. Wooley addressed concurrency with the Comp Plan and LDRs and permitting processes for development.  He stated compliance has been weak.  He noted that adherence to the Plan and Regulations has political repercussions for local officials.  He noted the recent backlash to the Board directing stricter adherence to the LDRs.  


The requirement of surveys to obtain building permits was discussed, along with other subdivision regulations.


Commissioner Hatch asked Mr. Wooley to explain the program of a Community Redevelopment Area (CRA).  Mr. Wooley explained the initial idea was to provide tax relief for revitalization of a declining community.  He noted the program has been somewhat misused and perhaps abused.

Commissioner Hatch advised the true end result is that County Government is adversely affected financially when a municipality creates a CRA as the County loses Ad Valorem Tax increases within the CRA.


The issues of rural rights versus development were discussed.  Commissioner Hatch addressed the issue of Rural Stewardship and proposed that there needs to be a reward mechanism for preserving natural and environmentally sensitive areas by transferring density credits or points to be used for development in areas that are more development tolerant.  


Mr. Tim Alcorn addressed the original Comp Plan and the changes made in 1998 whereby more roads were required to be paved in order to subdivide property.  He pointed out that other North Florida counties do not have the same requirements.

Mr. Wooley pointed out that the number of existing roads and miles of roads in Suwannee County is the driving issue.  He added that the County does not need to be acquiring more roads without a funding source for their future maintenance.


Commissioner Udell noted that even with the local requirements for road paving development and subdivisions seem to be thriving and the developers seem for the most part cooperative in complying with the paving requirements.


At 10:20 a. m. Chairman Maxwell recessed for a break.


At 10:37 a. m. Chairman Maxwell reconvened the workshop.

Mr. Wooley addressed the issues dealing with signs and permits therefor.  He acknowledged that changes are needed as many Board members had previously expressed.


Mr. Wooley noted provisions of the LDRs under General Improvements which allow the Board to set more stringent requirements or conditions than are specified in the LDRs. 


Mr. Wooley addressed the process for changing the LDRs.  He referred to the process set out in Section 16 of the LDRs and noted changes require the Zoning Board must also address the changes and public hearings must be held by both Boards.  


Mr. Wooley addressed an issue of concern for Suwannee County which is sewage sludge spreading operations.  He suggested the first avenue of addressing this issue is to change the LDRs to be more compatible with the DEP definitions for sludge spreading which is agricultural use of the land.  He advised that when the LDRs are changed and the sludge operations are defined as intensive agriculture by the County, the County can require special permits and have more control on the issue.


Mr. Wooley advised the State has proposed legislation to protect springs and rivers and provides for many mandates to County Governments. He suggested it would be in the Counties’ interest to exercise protective measures themselves rather than have mandates from the State.

Mr. Wooley advised the Board needs to advise the North Central Florida Regional Planning Council of what changes the Board desires in the LDRs and the Planning Council will initiate the process.


Commissioner Hatch commented that many historically commercial areas of the County were returned to Agricultural Zoning Classifications by the Comp. Plan and LDRs.  He suggested these areas such as existed in Wellborn, McAlpin, O’Brien and others should be rezoned to allow for commercial uses again.


Commissioner Udell stated the definitions for resource based land use permits should be broadened to allow commercial and industrial uses.  He noted several viable business opportunities in the County that had been lost due to an individual’s narrow interpretation of the LDRs. He proposed that electric power, natural gas, rail, and highway availabilities and access should also be considered as resources.  

Mr. Jerry Scarborough, Executive Director Suwannee River Water Management District (SRWMD) joined the discussion regarding sewage sludge operations and the CARES program for agricultural operations using waste for fertilizer.


Mr. Wooley again informed the Board of proposed legislation regarding springs and rivers protection and future impacts on the involved counties.  


Commissioner Hatch expressed concerns regarding such legislation and local ordinances that limit property uses and the impact on property ownership rights.  He advised he supports protecting our water resources but suggested property rights must also be protected or compensated for limitations imposed by government.
At 11:50 a.m. Chairman Maxwell recessed for lunch.


At 1:30 p.m. Chairman Maxwell reconvened the workshop.

(Note Commissioner Udell was not present after the lunch break)


Chairman Maxwell advised he wished to have Mr. Wooley address Subdivisions.


Mr. Wooley advised SRWMD was responsible for reviewing Subdivision Plats and issuing permits as relates to water issues.  He advised the SRWMD posture was to hold the developer responsible for water control and facility maintenance until this responsibility was transferred or assumed by some other entity.


Mr. Tim Alcorn advised SRWMD was currently requiring an individual person for the developer be designated as the responsible party who must sign the permits unless or until the responsibility is assumed by another entity.

Mr. Wooley pointed out that this does not resolve issues of long term maintenance as corporations can dissolve, or the corporation or individual can go into bankruptcy leaving the maintenance of water control unattended and unresolved.


Commissioner Hatch noted that the Board and SRWMD had prior workshops where these issues were discussed but not resolved.  He advised the notion of the County voluntarily accepting ownership and maintenance of the roads in a subdivision was one already questionable issue, but accepting responsibility and maintenance for all water controls, especially retention areas was another issue all together.  He stated the County was not in a position with manning, equipment, or finances to take on responsibility for retention areas.


Mr. T. Jerry Sikes, Public Works Director, addressed the Board. He advised that with every road accepted for maintenance the County’s resources are stretched thinner.  He suggested that the County should not accept any more roads from developers or elsewhere unless, there is a revenue stream in place to provide for the future maintenance of said roads.  He advised the plat approval process specified in the LDRs has not been followed for some time, and it needs to be followed.  He advised there are provisions for Subdivision Maintenance Bonds that are not being followed.  He stated that the required construction approval process also is not being followed.  He reminded the Board that all such omissions in the LDR and subdivision platting process leads to more future problems for the County.


Mr. Wooley added that the only way to bring the process into compliance is for the Board to be willing to enforce their rules.  He noted that in the past enforcement led to political repercussions and this is just the nature of the beast.

Commissioner Hatch advised the Board has voted to follow the LDRs for the time being and address needed changes in the regulations. He affirmed that the LDRs should be followed until properly amended.


Commissioner Caruthers also supported following the current LDRs while the Board addresses the amendment process.  However, he emphasized that the requirements for developing, building permits, zoning requirements, etc. should be made well known up front to those seeking permits.


Mr. Wooley advised the LDRs provide for preplatting conferences and such conferences are available.  However, it is Mr. Wooley’s belief that such conferences are not taken advantage of by many developers as they do not believe the County staff can really enforce the LDRs due to political intervention and influences.

Commissioner Fowler stated it is obvious the County cannot continue to assume responsibility for new roads with no revenue source to provide for their maintenance.


Commissioners discussed requiring pavement of all roads within all future subdivisions.

Commissioner Hatch addressed landscape provisions for subdivisions, green spaces, and promoting more mixed use subdivisions.  He also addressed amending the LDRs to encourage more clustering of development with more reasonable set aside provisions for green spaces.  He supported special development areas around springs and water recharge areas but allowances should be made for owners to develop more reasonably and profitably on their other property.
Commissioner Hatch addressed private aircraft landing fields, and residential air parks. Discussion ensued regarding the protection offered private air fields by the LDRs by creating no build zones at the ends of the runways thus infringing on neighboring property rights. He noted that this may have been done in error as no other county’s LDRs include private air fields with this protection that is usually reserved for public or commercial air fields.  Discussion ensued about changing the regulation in the Suwannee County LDRs.

Discussion ensued regarding the next workshop on LDRs. A date of February 3rd, 2005, at 9:00 to be at SRWMD was set.  The date, time and location was agreeable to the Board.  The Chairman requested everyone submit to Mr. Wooley a list of issues with LDRs and directed Mr. Wooley to prepare an agenda, which the Chairman stated he would follow to keep the discussions on track.

At 4:00 p.m. Chairman Maxwell recessed until 9:00 a.m. February 3rd, 2005.
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