GMP Amendment Pre-application Meeting Standard Comments

The Comprehensive Planning Department schedules all GMP amendment pre-application meetings, which are mandatory, and coordinates the review of all amendment petitions received.

The pre-application meeting fee is $250.00, which is non-refundable; it is credited towards the petition fee – if the petition is submitted in the next available cycle.  The petition fee is $16,700.00 ($9,000.00 for a small-scale petition), which is non-refundable, plus a proportionate share of the legal advertising costs.  For small-scale petitions, there are only two hearings – one each before the Collier County Planning Commission (CCPC) and Board of County Commissioners (BCC); one ¼ page ad is placed in the Naples Daily News prior to CCPC hearing, and two prior to BCC hearing.  At present, the total cost for the 3 ads is approximately $3,700.00.  For all other amendment petitions, a total of four public hearings are held - Transmittal hearing before CCPC and BCC, Adoption hearing before same two bodies; however, six full-page legal ads are placed in the Naples Daily News (one for each CCPC hearing but two for each BCC hearing).  Presently, the total cost for the 6 legal ads is approximately $30,500.00.  The estimated legal advertising costs will be provided to each petitioner and payment will be required prior to advertising for any hearings; any refund due the petitioner after hearings are held will be provided at that time.  
The annual amendment cycle is established by Resolution 97-431, as amended by Res. 98-18. The submittal deadline is 5:00 p.m. on the 4th Friday in April.  Some amendment petitions are exempt from the annual cycle – may be submitted and processed at any time; these include DRI-related amendments and small-scale amendments.  A small-scale amendment is limited to a parcel <10 acres and is limited to a map amendment only; further, the map amendment cannot result in a conflict between the map and text – there can be no internal inconsistency in the GMP.

For the most part, there is no guidance/criteria/standards provided in the GMP by which to review amendments for consistency; an exception is for significant impacts upon public facilities as provided for in Policy 1.1.2 of the CIE.  However, Chapter 163, Florida Statutes, and Rule 9J-5, Florida Administrative Code, does provide guidance.  Note particularly the requirement to provide appropriate data and analysis to demonstrate the amendment is needed.  Generally, staff reviews for:

· Appropriateness of uses/compatibility with surrounding area.

· Impact upon surrounding properties – will it make them less developable under their present FLUM designation?  Will it create a domino effect leading to future designation changes on the surrounding properties?

· Need for the designation change – data and analysis, e.g. market demand study for commercial uses, to demonstrate the change is warranted, that more inventory of the requested uses is needed.  Too often, the data only demonstrates the petition site is viable for the proposed uses (“build it & they will come) rather than demonstrate there is a need for a new or expanded GMP provision to provide for the proposed uses, and that the need is at the subject location.  The data should be specific to the proposed land uses, proposed trade service area, persons per household in subject area, etc. as applicable.
· LOSS impacts upon public facilities – roads, potable water, sanitary sewer, drainage, solid waste, parks & recreation facilities, etc.

· Within the above is consideration of site-specific impacts, e.g. impact upon wetlands and listed species habitats on-site and nearby; and, traffic impacts (operational/safety) from the traffic volume generated/attracted and/or the ingress/egress points - turning movements, median openings, traffic signals, etc.  Included within this would be a comparison between impacts that would be expected under the existing zoning and/or FLUM designation vs. that which could be expected under the proposed amendment.

It is important to carefully organize the amendment package; be sure all exhibits are consistently labeled, are in the proper order, and are correctly referenced on the pages of the application.  For site-specific amendments, be sure to clearly identify the subject site, include North arrow and scale, and source.  A petition narrative is often helpful.  For corporate ownership, it is not acceptable to only list the corporation name.  In some instances, property is owned by a corporation that in turn is comprised of other corporations.  It is necessary to provide a list of individuals as officers or stockholders of the corporation(s) for purposes of full disclosure.  The objective of disclosure is to reveal the individuals with an interest in the property (including seeing if any staff or public officials are included). 

For a submitted petition, after the sufficiency review process is complete and the petition package is deemed sufficient, an electronic version of the entire submittal is needed, preferably in PDF format, preferably on a CD.  This is because the County has instituted an electronic (paperless) agenda process for the Board of County Commissioners’ hearings.  For hard copies, the petition packages need to be submitted on 3-hole punch paper as the amendments are presented to hearing bodies in 3-ring binders.
The Land Development Code (LDC) requires the petitioner of a site-specific GMP amendment to hold a Neighborhood Information Meeting (NIM) similar to that presently required for Rezone petitions.  This would occur after a finding of sufficiency of the petition submittal but prior to the Transmittal hearings.
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