
































































































































































































































TAYLOR COUNTY BOARD OF COMMISSIONERS 
County Commission Agenda Item 

SUBJECT/TITLE: 

 
 

BOARD TO REVIEW PROPOSED PALMETTO RANCHES SUBDIVISION 
FINAL PLAT IN ACCORDANCE WITH SECTION 42-126, TAYLOR 
COUNTY CODE OF ORDINANCES. 

MEETING DATE REQUESTED: June 18, 2019 
 
Statement of Issue:  In accordance with Section 42-126, Taylor County Code of Ordinances 
(Taylor Code), the Board of County Commissioners shall review and approve the Final Plat of any 
proposed subdivision of land prior to any lot or parcel within the proposed subdivision being sold.  
Further, no development order shall be issued for a development for which an Owners' Association is 
required until the documents establishing such association have been reviewed and approved by the 
County Attorney. 
 
Consistent with this section, the Board of County Commissioners shall review and take action on the 
recommendation of the County Engineer and County Attorney. 
 
Recommended Action: Staff recommends that since the Developer is requesting Final Plat 
approval prior to completing the associated improvements, the items provided do not justify approval at 
this time.  However, the Board may choose to approve the Final Plat contingent upon the Developer: 
 

1) Completing and providing an approvable Development Construction Improvement 
Agreement 

 
2) Providing required Surety for the correct amount and bonding. 
 
3) Revising the 4.30.2019 Construction Plans to address items as documented.  
 

The Planning Director will issue a Preliminary Development Order upon receipt of the approved 
modifications.  Palmetto Ranches Subdivision will receive a Final Development Order after Board 
approval of the Final Plat. 
 
 
 

Fiscal Impact:   FISCAL YR 2018/19 - ADDITIONAL STAFF REVIEW 
 

Budgeted Expense: N/A 
                          
Submitted By:   ENGINEERING DIVISION    
 

Contact:     COUNTY ENGINEER 
 
 

SUPPLEMENTAL MATERIAL / ISSUE ANALYSIS 
 
History, Facts & Issues: 
 
The provisions of Section 42-126 and 42-857, Taylor Code, apply to all proposed developments in the 
county, including private road subdivisions. 
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Specifically, section 42-126 requires that the developer submit an original of the subdivision plat with 
two blue or black line copies and a title opinion from an attorney to the office of the planning director at 
least ten days prior to the meeting of the Board of County Commissioners at which the plat is to be 
considered.  The County Engineer shall, within ten days of receipt, review one copy of the plat for 
completeness and conformity to this section, to the approved preliminary plat and to any conditions 
attached thereto.  If the plat is found to be in compliance, the County Engineer shall sign the original in 
an appropriate space.  Review of the plat by the Board shall be strictly limited to whether the plat 
conforms to the requirements of Chapter 177, F.S. 
 
If the final plat is in compliance with the approved preliminary plat and meets and fulfills the conditions 
and requirements set forth in this section, the Chairman of the Board shall indicate such approval by 
signing in an appropriate space on the original plat after approval by the BOCC.  If the final subdivision 
plat is disapproved, reasons for such disapproval shall be stated in the record of the BOCC.  Such reasons 
for disapproval shall be given to the developer, in writing, along with the original plat. 
 
Additionally, whenever a proposed development provides for the creation of facilities or improvements 
which are not proposed for dedication to the County, a legal entity shall be created to be responsible for 
the ownership and maintenance of the facilities and/or improvements.  An organization established for 
this purpose shall be created by covenants running with the land.  Such covenants shall be included with 
the final plat for review and approval by the County Attorney before issuing a development order.  Such 
organization shall also not be dissolved nor shall it dispose of any common facilities or open space by 
sale or otherwise without first offering to dedicate them to the County. 
 
Lastly, section 42-857 requires that all improvements associated with the subdivision of land, be 
completed by the Developer or guaranteed through bonding prior to receiving final plat approval. 
 
Palmetto Ranches Subdivision – Final Plat 
 
Palmetto Ranches Subdivision was submitted to the Planning Board and approved at the February 4, 
2016, meeting as an 8-lot subdivision that adjoins Beach Road at its southeast corner.  The 40-acre 
privately maintained subdivision is located within the Agriculture-Rural Residential Land Use 
Classification with no special flood hazard areas identified.  The Taylor County Planning Department 
has reviewed the lot density and found it to meet the maximum allowable density of 1 unit per 5 acres.  
All lots will require on-site private potable water and sanitary sewer systems. 
 
The Palmetto Ranches Final Plat was found to be in compliance with the approved Preliminary Plat and 
to also comply with Chapter 177, Florida Statutes.  However, the Developer has not yet completed 
construction of the associated roadway and improvements nor has the Developer provided an approvable 
Development Construction Improvement Agreement and the associated financial surety. 
 
Development Construction Improvement Agreement 
 
Staff received a DCIA on June 10, 2019, that was not notarized and did not provide information 
pertaining to the completion date, estimated cost, surety information and warranty agreement.  See 
attached.  In separate correspondence also received on June 10, 2019, Staff also received letters from the 
Developer addressing a line of credit, the Surety amount, and project cost estimates. 
 
The Developer appears to be proposing to offer a $87,300 Bank of America Home Equity Line of Credit 
as the form of Surety for the development.  Staff recommends that this product would not provide the 
BOCC monetary encumbrance nor assurance of completion and is just credit available to the Developer 
and not funds usable by the BOCC if necessary to complete the improvements.  Furthermore, the project 



cost information provided included two Contractor quotes for completing the improvements ($115,150 
& $119,972.50).  Using the lower cost proposal, the required Surety would be no less than 110% of the 
lower $115,150 amount, or $126,665. 
 
Home Owner’s Association 
 
Article 42-156, Guarantees and Sureties, Section (f)(2), requires that whenever a proposed development 
provides for the creation of facilities or improvements which are not proposed for dedication to the 
county, a legal entity shall be created to be responsible for the ownership and maintenance of such 
facilities and/or improvements.  Further, no development order shall be issued for a development for 
which an owners' association is required until the documents establishing such association have been 
reviewed and approved by the County Attorney. 
 
The Palmetto Ranches Subdivision will be a private road development maintained by a Home Owner’s 
Association.  The Developer provided the attached declaration of covenants and restrictions along with 
articles of incorporation.  These were reviewed by the County Attorney and found to be acceptable. See 
attached November 28, 2017 Attorney review and HOA documents. 
 
Conclusion 
 
Based on our review of the attached documents, Staff recommends that the Development has not 
provided the items required under Section 42-126 to warrant approval at this time.  However, the Board 
may choose to consider approving the proposed Final Plat of the Palmetto Ranches Subdivision 
contingent on the Developer: 

 
1) Completing and providing an approvable Development Construction Improvement 

Agreement 
 
2) Providing required Surety for the correct amount and bonding. 
 
3) Revising the 4.30.2019 Construction Plans to address items as documented. (Note these 

are discussed in a separate Agenda Item) 
 
The Planning Director will issue a Preliminary Development Order upon receipt of the approved noted 
items.  Palmetto Ranches Subdivision will receive a Final Development Order after Board approval of 
the Final Plat. 
 
 

Options: 
 

1) Approve the proposed Final Plat of Palmetto Ranches Subdivision conditioned upon receipt 
and approval of the noted missing items. 
 

2) Deny approval of the Palmetto Ranches Subdivision Final Plat and state reasons for such 
denial. 

 

Attachments: 
 

Final Plat 
Development Construction Improvement Agreement 
County Attorney review of HOA Documents 
HOA Documents 















































































TAYLOR COUNTY BOARD OF COMMISSIONERS 
County Commission Agenda Item 

SUBJECT/TITLE: 

 
 

BOARD TO REVIEW PROPOSED PALMETTO RANCHES SUBDIVISION 
CONSTRUCTION PLANS IN ACCORDANCE WITH SECTION 42-156, 
TAYLOR COUNTY CODE OF ORDINANCES. 

MEETING DATE REQUESTED: June 18, 2019 
 
Statement of Issue:   
 

In accordance with Section 42-156, Taylor County Code of Ordinances, the approval of any public or 
private development plan shall be subject to the Developer providing assurance that all required 
improvements, including, but not limited to, storm drainage facilities, streets and highways, water and 
sewer lines and replacement trees shall be satisfactorily constructed according to the approved 
development plan. 
 
The Board of County Commissioners shall review and take action on the recommendation of the 
Technical Review Committee. 
 

The development is proposed as a Home Owners Association (HOA). 
 
 
Recommended Action: The proposed construction plans for the Palmetto Ranches Subdivision 
include several items to be corrected for constructability and do not justify approval at this time.  These 
items should be addressed and resubmitted for subsequent approval review.  However, since the 
Developer is requesting Final Plat approval prior to completing the associated improvements (see 
separate related Agenda item), the Board may choose to approve the construction plans contingent on 
the Developer modifying and resubmitting the proposed construction plans consistent with the comments 
outlined within the body of this recommendation. 
 
 
Fiscal Impact: FISCAL YR 2018/19 - ADDITIONAL STAFF REVIEW 
 

Budgeted Expense: N/A 
                          
Submitted By:  TECHNICAL REVIEW COMMITTEE    
 

Contact:    COUNTY ENGINEER 
 
 

SUPPLEMENTAL MATERIAL / ISSUE ANALYSIS 
 
History, Facts & Issues: 
 
The provisions of Section 42-156, Taylor County Code of Ordinances apply to all proposed 
developments in the county, including private road subdivisions. 
 
Specifically, this section requires that a developer provide assurance that all required improvements, 
including, but not limited to, storm drainage facilities, streets and highways, water and sewer lines and 
replacement trees shall be satisfactorily constructed according to the approved development plan before 
receiving final {plat} approval. 
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Such assurance is provided through executing a Development Construction Improvement Agreement, 
along with providing an approved Construction Cost Estimate, Surety, Construction Schedule and 
Homeowner’s Association Covenants and Bylaws, if applicable.  These issues are being addressed under 
the separate Final Plat Review Agenda item. 
 
Palmetto Ranches is a 40-acre subdivision accessible from Beach Road just north of Ocean Pond 
Subdivision.  This development consists of eight lots ranging in size from 4.71 to 4.94 acres.  The 
Development will include a new graded 1,300 ft long limerock roadway and cul-de-sac, private wells 
and on-site sewer systems.  Once constructed, the roadway is proposed to be maintained by a Home 
Owner’s Association. 
 
The proposed construction plans (revised 04/30/2019) for the Palmetto Ranches Subdivision include 
several items to be corrected for constructability and do not justify approval at this time.  These items 
should be addressed and resubmitted for subsequent approval review.  However, since the Developer is 
requesting Final Plat approval prior to completing the associated improvements, the Board may choose 
to approve the construction plans contingent on the Developer modifying and resubmitting the proposed 
construction plans consistent with the comments outlined within the body of this recommendation.  
 
Construction Plan Comments: 

 
PLAN SHEET 2 OF 18 

 
1. Pre-Development Drainage Map Missing Existing Ground Contour Labels. 

 
2. Incorrect reference to “Florida Engineering Department” vs. “Code of Ordinances” 

 
 

PLAN SHEET 3 OF 18 

 
1. Lot 1 Driveway access shown in wrong position.  Located on Lot 2 vs. Lot 1. 

 
 

PLAN SHEET 5 OF 18 

 
1. Lot 1 Driveway access shown in wrong position.  Located on Lot 2 vs. Lot 1. 

 
2. Clarify tree removal notations that do not identify trees being at those locations. 

 
 

PLAN SHEET 6 OF 18 

 
1. Benchmark TBM “A” label is missing from plan sheet.  1st referenced benchmark is a STA 

16+95. 
 

2. Profile View grid not to scale and labels do not match labeled feature elevations across 
bottom of profile view 

 
3. STA 10+00 reference of Existing and Planned elevation not in correct position.  Appears to 

be shifted right of correct position. 
 



4. Revise Palmetto Ranch Drive centerline profile to incorporate a vertical curve in place of the 
proposed 2.23% A.D. PVI at STA 10+37.50 (AD > 1.20%; RE Greenbook Table 3-8). 

 
5. Beginning Vertical Curve Elevation at STA 13+50 Grid Elevation does not match Curve 

Elevation. 
 

6. Profile View legend labels “Existing” as a solid line vs. drawn dashed line that appears to be 
referenced by Existing elevation labeled values.  Both lines are in Profile View, not sure what 
solid line is supposed to represent. 

 
7. Cross Section view of existing culvert at STA 10+37.50 labels culvert incorrectly as HDPE 

vs. CMP. 
 

8. Cross Section view of existing culvert at STA 10+37.50 shows Stabilized Subgrade extending 
into the culvert.  Revise to use Limerock Wedge or lower elevation of culvert. 
 

 

PLAN SHEET 7 OF 18 

 
1. Side Drain culvert at Lot 6 incorrectly labeled as 35 LF.  Correct to be 24 LF. 

 
2. Side Drain culvert at Lot 6 does not identify culvert diameter.  Correct to include 18” as 

diameter. 
 

3. Label driveway centerline location station at Lot 1 and Lot 8. 
 

4. Profile View grid not to scale and labels do not match labeled feature elevations across 
bottom of profile view. 

 
5. Profile View legend labels “Existing” as a solid line vs. drawn dashed line that appears to be 

referenced by Existing elevation labeled values.  Both lines are in Profile View, not sure what 
solid line is supposed to represent. 

 
6. Ditch Profile appears to direct runoff toward the cul-de-sac with the ditch bottom rising at an 

elevation equal to the roadway and no apparent outlet.  Clarify how drainage will not affect 
adjacent road. 
 

 

PLAN SHEET 8 OF 18 

 
1. Several Cross Section labels overlap Grid Elevation labels. 

 
 

PLAN SHEET 9 OF 18 

 
1. Several Cross Section labels overlap Grid Elevation labels. 

 
2. LSide Side Drain culvert incorrectly labeled as 20 LF vs. 24 LF in STA 13+00 Section View. 

 
3. RSide Side Drain culvert incorrectly labeled as 20 LF vs. 24 LF in STA 13+75 Section View. 

 



 

PLAN SHEET 10 OF 18 

 
1. Correct STA 15+01.82 Section View centerline profile elevation label to match 18.22’ 

elevation labeled on Profile View of Plan Sheet 6 of 18. 
 

 

PLAN SHEET 11 OF 18 

 
1. RSide Side Drain culvert incorrectly labeled as 20 LF vs. 24 LF in STA 17+75 Section View. 

 

 

PLAN SHEET 12 OF 18 

 
1. RSide Side Drain culvert incorrectly labeled as 20 LF vs. 24 LF in STA 19+75 Section View. 

 

 

PLAN SHEET 13 OF 18 

 
1. LSide Side Drain culvert incorrectly labeled as 20 LF vs. 24 LF in STA 19+75 Section View. 

 
2. Correct STA 20+30.81 Section View centerline profile elevation label to match 22.33’ 

elevation labeled on Profile View of Plan Sheet 7 of 18. 
 

 

PLAN SHEET 14 OF 18 

 
1. RSide Side Drain culvert incorrectly labeled as 20 LF vs. 24 LF in STA 21+50 Section View. 

 
2. STA 22+50 Section View shows the installation of an 18” HDPE LSide Side Drain culvert 

that is not identified on Plan Sheet 7 of 18. 
 

3. LSide Ditch is not drawn in STA 22+50 Section View but includes a 3:1 Slope label. 
 

 

PLAN SHEET 15 OF 18 

 
1. STA 22+70.26 Section View shoulder hatching appears to indicate a limerock inside and 

outside shoulder vs. a stabilized shoulder as shown on the remaining portions of the roadway. 
 

 

PLAN SHEET 16 OF 18 

 
1. Correct Reference to “Owner” vs. “Department” under Section 110 Clearing and Grubbing, 

Note 110.9.1. 
 

2. Plans do not indicate location, size, or type of roadway signage (Stop Sign, Street name, 
Curve Sign).  Provide details, offsets, and stations. 

 
3. All signage shall meet MUTCD “Conventional Road” sizes.  Street & Stop sign detail to 

require 6 inch lettering on the D3 street name signage. 



 
4. All labels are missing on Silt Fence Detail. 

 
This list is provided as a courtesy to the Developer/Designer and does not alleviate the responsibility of 
the Design Engineer, Contractor, or Developer if areas of concern are discovered later during plan 
reviews or subsequent site inspections. 
 
 
Options: 
 

1) Approve the proposed construction plans consistent with the above stated recommendation.  
A Preliminary Development Order will be issued by the Planning Director upon the Board’s 
approval and completion of any required contingencies. 
 

2) Deny the proposed construction plans and state reasons for such denial. 
 

 

Attachments: 

 
Construction Plans 
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