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The staff of the South Florida Water Management District (District) has reviewed the
above-referenced comprehensive plan amendments proposed by Hendry County and
offers the following comments, objections and recommendations:

BACKGROUND

Hendry County previously undertook an initiative known as the “West LaBelle Land Use
Study” in an effort to address growth in the northwest portion of the County. The study
encompassed an area of approximately 18,397 acres generally located west of the City
of LaBelle on both the north and south sides of the Caloosahatchee River to the
Hendry/Lee county line. The proposed Comprehensive Plan amendments, collectively
known as the “West Hendry Area Plan”, address 18,105 acres and originate from the
recommendations of the West LaBelle Land Use Study. Hendry County is proposing to
amend its Comprehensive Plan by creating new designations on its Future Land Use
Map for the “West Hendry Area Plan” through the use of an overlay and by revising a
number of the Goals, Objectives, and Policies of its Future Land Use Element. The
maximum development potential of these amendments could accommodate a
population of approximately 104,500 people and allow over 71 million square feet of
industrial, commercial, and office space. The water supply demands for the land uses
within the West Hendry Area would be in the range of 15-20 million gallons per day for
potable uses, with a similar, although perhaps smaller, demand for non-potable
irrigation water supply. The impact of amendments that affect county-wide land use
categories could result in water supply demands in excess of 40 million gallons per day.

SUMMARY OF COMMENTS AND OBJECTIONS

1. The land use changes appear to include changes to approximately 1,956 acres
of District-owned lands adjacent to and associated with the C-43 Reservoir which
may adversely impact Everglades Restoration efforts. The District specifically
objects to these changes and recommends that District owned lands not be
included in the land use amendment.

2. The amendment package significantly under-estimates the water supply
demands and infrastructure needed to accommodate the proposed land uses;

3. The amendments identify traditional, rather than alternative, sources as future
water supply sources, inconsistent with the District's Lower West Coast Water
Supply Plan Update;

4. The amendments result in revisions to the general future land use categories of
the comprehensive plan that increase allowable development amounts
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throughout the county without adequately addressing the resulting water supply,
infrastructure and natural resource impacts of the proposed changes;

The land use changes are not accompanied by either the necessary data and
analysis, or the needed water supply source and capital infrastructure changes to
the Capital Improvements Element, the 5-year Capital Improvements Schedule
and other elements of the comprehensive plan (e.g. Infrastructure and
Conservation Elements).

The land use changes significantly exceed anticipated population projections and
the long-range planning timeframe of the comprehensive plan;

OBJECTIONS TO THE PROPOSED AMENDMENT

CHANGES TO DISTRICT-OWNED LANDS: The proposed overlay appears to change
the land use designation of District owned lands (approximately 1,956 acres) to “Public”
or “Public Land” (see maps on pages 25 & 85). The comprehensive plan does have an
existing future land use category entitled “Public”, which:

Indicates that the areas so designated on the Future Land Use Map (FLUM) as
“Public” permit public and semi-public uses, including government buildings,
schools, churches, utilities, solid waste handling and disposal facilities, airports,
and similar public and semi-public uses;

Contains no specific density or intensity standards;
Requires Board of County Commissioner approval of public facility proposals in

order to consider “the appropriateness of location and the need for design or
operating restrictions”.

The purpose of this proposed change of District-owned land to “Public Land” is not
specified or immediately apparent. However, the change may directly conflict with
Everglades Restoration efforts:

1.

It is not clear whether this new “Public” land use category allows land uses such
as facilities and activities associated with the C-43 reservoir;

This new “Public” land use designation may impact the current and future
appraisal values of these District lands that are being utilized for Everglades
Restoration projects being done in partnership with the federal government;

It is not clear whether the Board of County Commissioners’ review consideration
of “the appropriateness of location and the need for design or operating
restrictions” could affect the design, operation or location of Everglades
Restoration facilities and their operations, or even result in a denial of a project at
this site.



The District is partnering with the federal government on Everglades Restoration efforts
including the C-43 reservoir project. The District purchases the land needed for a
specific project, then later negotiates and enters into a cost sharing agreement with the
federal government on the project. The value of the lands purchased is a key
component of the cost share agreement.

A proposed change from an existing land use category to one that basically eliminates
the currently allowable residential density could adversely affect the existing market
value of the District-owned lands. Decreasing the market value of such acquired lands
prior to the conclusion of a cost-sharing agreement with the federal government can
significantly, and adversely, affect the state’s recovery of its cost share portion for a
particular project.

The District sometimes acquires more land in a specific location than it ultimately ends
up needing for a particular project. In situations where such surplus lands are not
essential or necessary to meet the purposes of the project, they may eventually be
made available to either private or public interests, consistent with state law. In some
circumstances, priority consideration must be given to buyers, public or private, who are
willing to return the property to productive use so long as the property can be reentered
onto the county ad valorem tax roll [e.g. s. 373.089(5), FS]. This process is intended to
help assist the county by allowing lands not needed for restoration to be used for
economic development. The proposed change could limit or eliminate the potential for
economic development.

Objection: Due to the potential consequence of the proposed land use change, the
District must at this time object to the proposed change and request that the proposed
land use changes to District lands be withdrawn.

Recommendation: The South Florida Water Management District recommends that
District owned lands not be included within the West Hendry Area Plan amendment.
The District intends to continue to work with Hendry County in the future to appropriately
designate these lands as Everglades Restoration plans become finalized and District-
owned lands are utilized for specific projects or determined to be surplused.

WATER SUPPLY AND CAPITAL FACILITY PLANNING: The application states in
several places that at build-out the West Hendry “project” is proposed to consist of up to
13,500 dwelling units and 815,000 square feet of office and commercial space (e.g.
page 47). However, as summarized in attachment 1, an analysis of the maximum
allowable development for the West Hendry Area Plan suggests that much greater
amounts of development are possible by the proposed changes. District analysis
indicates that the proposed future land uses would result in around 35,500 dwelling
units, which would provide for a population of about 104,500 people, which are less
than identified by the county in Exhibit B-1. The proposed comprehensive plan policy
changes would also allow additional development throughout the county by the removal
of current development caps that apply within the comprehensive plan’s planning period
(Attachments 2 and 3).



Therefore, the District considers the estimated 1.1 million gallons per day (mgd) of
potable water demand for the proposed land use changes (page 137) to be a significant
under-estimate of the overall demands of the land uses allowed by the current proposed
amendments. It appears that this analysis, although placed in the executive summary
of the Water Resources Evaluation, only addresses 7,500 acres of the 18,105 acre
proposed West Hendry Area Plan area, and doesn’t address the other county-wide land
use changes at all. Tables 2-1 and 2-2 (pages 147 and 149) do provide separate water
demand analyses for the “North Village” and “South Development”, but estimate only a
total potable water demand of 3.34 mgd (i.e. based on 13,350 units and 815,00 square
feet of commercial development) and an irrigation demand of 10.3 mgd.

The District’'s estimated potable water demands for the West Hendry Plan Area are in
the range of 15-20 mgd, partly depending on the total amount of allowable non-
residential development. The non-potable irrigation demands would likely be an
additional 10-20 mgd. With these magnitudes of projected potable water, irrigation and
associated sewage demands; with the entire area containing proposed suburban-urban
type residential densities (1-10 units/acre); and with an overall average residential
density of around 2.8 units/acre (Exhibit B-1), approval of the West Hendry Area Plan
needs to be contingent upon pre-planned and in-place operational central water, sewer
and reuse systems able to serve the land uses as they become built.

In addition, the water supply impacts of the proposed county-wide changes that
eliminate certain land use restrictions on the amounts of development that can be
carried out within the comprehensive plan’s planning period have not been addressed.
These impacts could exceed 40 mgd of additional water supply needed with the
planning period of the comprehensive plan.

The West Hendry Area Plan proposes to utilize the following utilities and water supply
sources for potable and irrigation demands in the future:

1. SOUTH: City of LaBelle Utility - Sandstone and mid-Hawthorn aquifers
2. NORTH: New NW Hendry County facility — Sandstone aquifer

The expanded use of these “traditional” sources is inconsistent with the alternative
water supply sources identified for future demands in these utility areas in the District’s
recently approved Lower West Coast Water Supply Plan Update (i.e. pages 58, 105 and
106). Future water supplies are anticipated to come from the Floridan Aquifer System,
which is brackish in these areas. It has not been demonstrated that the estimated
amounts of potable and non-potable water withdrawals would be sustainable from the
traditional sources identified in the proposed amendment, given the magnitude of
estimated demands for the proposed land uses changes at the maximum allowable
development.

Neither the City of Labelle Utility nor the new proposed NW Hendry County utility has

committed to providing service to the West Hendry Area Plan area. The amendment

text discusses a potential inter-local agreement (e.g. page 148) for some of this supply,

but such an agreement does not yet appear to have been executed to provide service to

the southern West Hendry Area Plan area. Likewise, the necessary utility capital facility
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planning of improvements has not been provided as part of this amendment package
through either a Capital Improvements Element or Schedule establishing their planned
construction costs and timing.

The amendment package does not address the necessary changes to the various other
elements of the comprehensive plan that are needed to address the proposed changes
(e.g. Potable water element for infrastructure projects; Conservation Element for water
supply sources; Capital Improvements Element and Future Land Use Element for long-
range planning period; etc.). Appendix B (pages 63 & 64) indicates that Water/Sewer
Services expenditures will be $0 out to 2030, whereas the water treatment analysis
(pages 174 and 175) estimates a capital cost of over $11.4 million for a 2.25 mgd
treatment facility. The facility costs for treating a Floridan aquifer source for the
magnitude of supply needed for the proposed land uses was not analyzed.

The West Hendry Area Plan should require utilization of central water, sewer and reuse
systems throughout all areas; prohibit the use of new individual wells and septic tanks
within the area; and require all golf courses and all residential development containing
net densities of 3 dwelling units per acre or greater to utilize an integrated reuse system
using a triple piping system (i.e. potable water, sewer and return/reuse lines to the user)
and designate these areas as mandatory reuse zones, contingent on reuse availability.

Objections:
e The proposed changes in the West Hendry Area significantly under-estimate the
water supply demands and infrastructure needed to accommodate the proposed
land uses.

e The amendments also result in countywide revisions to the general future land
use categories of the comprehensive plan that increase allowable development
amounts beyond the West Hendry Area without addressing the resulting water
supply, infrastructure and natural resource impacts of the proposed changes.

e The amendments identify traditional, rather than alternative, sources as future
water supply sources, inconsistent with the District's Lower West Coast Water
Supply Plan Update.

e The land use changes are not accompanied by either the necessary data and
analysis, or the needed water supply source and capital infrastructure changes to
the Capital Improvements Element, the 5-year Capital Improvements Schedule
and other elements of the comprehensive plan (e.g. Infrastructure and
Conservation Elements).

Recommendation: Identify the potable and non-potable irrigation water supply
sources needed to satisfy the demands associated with both the West Hendry Area
Plan and the county-wide impacts of the proposed amendments consistent with the
Lower West Coast Regional Water Supply Plan Update. The plan must provide the
appropriate analysis and plan facilities to provide the potable and non-potable water
supply, including reuse.



COMMENTS ON OTHER PORTIONS OF THE AMENDMENT

PROPOSED FUTURE LAND USE MAP (FLUM): The exact extent of the changes
proposed for the Hendry County comprehensive plan by the “West Hendry Area Plan”
are not clear in certain portions of the amendment package. It appears that Hendry
County is proposing to substantially amend its FLUM by adding an overlay of new future
land uses, based on statements in Objective 2.10. This overlay appears to create
immediate land use changes to the area, but does not appear to be proposing an
overlay through an approved optional sector plan, pursuant to s. 163.3245, Florida
Statutes, or a municipal overlay, pursuant to s. 163.3217, Florida Statutes. Some of the
new categories being added to the FLUM include “River Medium Density”, “River Low
Density”, “Rural Town Center” and “Wetlands”, while areas designated as Residential —
Rural Estates, Residential — Pre-existing Rural Estates, Residential — Low Density,
Transitional, Public Lands, Agriculture Conservation and Agricultural are being
substantially re-drawn.

It is very difficult to assess the potential impacts associated with the proposed changes
as the amendment packet does not provide adequate data and analysis of the “before”
and “after” land use classifications and acreages being changed as part of this
application. Two differing Future Land Use maps are described in the June 5, 2007,
cover letter. The “current” Future Land Use Map on page 24 and the “proposed” Future
Land Use Map on page 25. The differences between these maps are not analyzed in
the submitted application package.

The Future Land Use Map on page 25 indicates that “This map is for reference only.
Data provided are derived from multiple sources with varying levels of accuracy.” It is
not clear whether this may mean that the actual acreage of the proposed changes may
total more or less than the indicated 18,105 acres, both cumulatively and for each
individual, proposed land use category.

The future land use category appears to be self-amending, as indicated in proposed
policy 2.10.11 (page 29), and likely to result in unknown amounts of the individual land
use categories being allowed under the comprehensive plan.

As noted in the Lower West Coast Water Supply Plan Update, the county’s projections
reflect growth well beyond that projected by the Bureau of Economic and Business
Research and the county should work with the Department of Community Affairs to
reconcile growth projections.

Recommendations:

e These changes need to be accompanied with accurate legal descriptions and
acreages for the resulting changes, and be based on best available data. The
amendment package needs to provide a more detailed analysis of the proposed
West Hendry Area Plan amendments including, at a minimum, the acreages,
density/intensity and locations of each existing and proposed future land use
category.



The amendment package needs to provide data and analysis to substantiate that
the most recent medium BEBR projections are too low, and demonstrate that the
existing Future Land Use Map currently in effect does not have the capacity to
support the anticipated growth. If greater population growth than anticipated by
the medium BEBR projections can be substantiated, the amendment package
needs to also revise other associated portions of the Hendry County
comprehensive plan to reflect the proposed 2030 planning horizon and the
impacts of the resulting land uses.

SPECIFIC POLICY CHANGES: The proposed amendment includes changes to sixteen
policies and objectives that result in county-wide impacts to current future land use
categories. The amendment does not address the impacts such changes involve, such
as natural resource impacts, increased infrastructure needs or increased potable water
supply demands. The specific policy changes are discussed in attachment 2 and the
potential population impacts in attachment 3.

Recommendations:

The amendment package needs to provide a more detailed analysis of the
proposed amendments affecting existing comprehensive plan land use
categories including, at a minimum, the acreages, density/intensity and locations
of each existing and proposed future land use category within the comprehensive
plan.

The amendment package needs to address the natural resource, water supply
and associated infrastructure impacts of all the proposed future land use
changes.



