
2011‐R‐012 

 

Project:  “Aero Training and Rental, Inc.” 

Applicant and/or 
Property Owner:  Lewis Cooper 

Representative:  n/a 

Existing Zoning:  HCD (Highway Commercial Development)  

Requested Zoning:  P‐1 (Passive Park District) ‐ .91 (+/‐) acres 

Existing FLUM:  Commercial 

Requested FLUM:  Conservation/Recreation ‐ .91 (+/‐) acres 

Zoning Board 
recommendation: 

Recommended denial with a vote of 10‐0 

 
 
 
 

 

 
 

 
 
 
 
 
 
 



STAFF ANALYSIS 

 

Part I.  General Information: 
 

Applicant:  “Aero Training and Rental, Inc.”  Lewis Cooper  

Project Location:  3432 Highway 87 South, Navarre 

Parcel Number:  05‐2S‐26‐0000‐02300‐0000 
   
Parcel Size:  .91 (+/‐) acres 

Purpose:    Conservation of Wetlands   
  
Requested Action:         1.   Amendment of the Land Development Code Official Zoning Map 

changing the zoning district from HCD to P‐1; and 

2. Small Scale Amendment of the Comprehensive Plan Future Land 
Use Map changing the future land use designation from 
Commercial to Conservation/Recreation 

Note:   This request previously included a rezoning request to change 1.19 acres from HCD 
(Highway Commercial Development) to M1 (Restricted Industrial) with a FLUM change to 
INDUS for the same area.  That request has been withdrawn by the applicant and a variance 
request to allow the outside storage of equipment & materials associated with a trade service 
activity within HCD (Highway Commercial Development) was submitted. 
 
Existing Zoning Description:  Highway Commercial Development (HCD) District allows for a wide 
range of uses appropriate and easily accessible to major transportation corridors.   

Automobiles  and  other  vehicular  service  establishments,  motels  and  hotels,  business  and 
professional offices, general retail and eating and drinking establishments, primarily characterize 
the HCD District.  Additionally, this district is generally located adjacent to districts characterized 
by medium  to high density  residential development  and  areas of more  intensive  commercial 
use.  Multiple family residential uses are allowed as a Conditional Use only upon determination 
by the Zoning Board of Adjustment. 

Proposed Zoning Description:  The applicant is seeking to rezone the property to P‐1 which is 
described below. 
 
The Passive Park (P‐1) zoning district allows for activities which are normally and primarily 
conducted in the open air while related accessory activities may be in the open air or in a 
building or structure.   
 
The uses which this district is designed to accommodate lands to be conserved and protected 
such as open space, estuarine areas, public and quasi‐public lands, spoil sites, and the like; uses 
shall be limited to walkways, paths, sanitary facilities, refuse containers, and similar uses. 
   
Existing FLUM:  Commercial 
 
Proposed FLUM: Conservation/Recreation  
 
Current Use of Land:  Partially wooded and vacant 



 
   

 
Surrounding Zoning:  North is Military zoned property used by NOLF Choctaw. West and across 
Highway 87 is R1. HCD is adjacent to the subject property on the east. 
 

Rezoning History:  In 2007, the subject property was rezoned from R1 to HCD. 
 

Part II.  Data and Analysis (Consistency with the Santa Rosa County Comprehensive Plan): 
 

A.  Infrastructure Availability: 
 
(1)   Potable Water: 
 
A letter provided by the applicant from Holley Navarre Water System, Inc. indicates that 
a 10” water main is located on the south side of Hwy 87S. The proposed amendment is 

not expected to create capacity problems for the Holley Navarre Water System, Inc. 
 
(2)  Sanitary Sewer: 
 
A letter provided by the applicant from Holley Navarre Water System, Inc. indicated that 
sewer service was not available at the time the application was filed with the County.  
An updated letter has not been provided. 
 
(3)  Solid Waste: 
 
The applicant  indicates a private hauler will be used to transport solid waste from the 
site. Currently the  landfill has approximately 52% of the permitted airspace remaining. 
Based  on  estimated  population  projections,  the  remaining  life  of  this  airspace  is 
approximately 30 years. 
 
(4) Parks, Recreation and Open Space: 
   
A rezoning to P1 with a Future Land Use amendment to Conservation/Recreation would 
not  increase demand on  recreation  facilities. The applicant  indicates he  is currently  in 
the process of dedicating this property as an easement to the Army Corps of Engineers 
and the Northwest Florida Water Management District. 
 

B. Compatibility: 
 

Policy 5.1.C.8 of the Comprehensive Plan states: 
“The County shall continue to utilize the Future Land Use Map amendment, rezoning, 
conditional use and special exception approval process to assure that new proposed land 
uses are compatible with existing residential uses, and will not significantly contribute to 
the degradation of residential neighborhoods.” 
 
Currently, the uses surrounding the site are scattered single family residences south of 
Highway 87 South, a Florida Department of Transportation storm water pond located 
adjacent to the west, Eglin Air Force Base Reservation adjacent to the north and some 
commercial uses adjacent to the east along Highway 87 South. This property falls within 
the Military Airport Zone (MAZ) for NOLF Choctaw. Please be aware that there are 



 
   

additional restrictions on uses and outdoor lighting for the project, as specified in Article 
11 of the LDC. 
 

C.  Suitability: 
 

Policy 3.1.E.6 of the Comprehensive Plan states: 
“The County shall use the latest version of the Flood Damage Prevention Ordinance 
promulgated by the FEMA to determine the location of the 100‐year floodplain and flood 
prone areas and development shall be limited in those areas, consistent with FEMA 
requirements.” 
 
Flood zone maps show this area is located within a FEMA Zone "AE (EL 7)", which means 
an area where base flood elevations have been determined to be 7 feet. Additionally, a 
northeast portion is located within a FEMA Zone "X", which means an area determined 
to be outside 500‐ year flood plain. New development and redevelopment shall comply 
with current FEMA and Florida Building Code construction standards. 
 
Policy 8.1 .A. 1 of the Santa Rosa County Comprehensive Plan states:  
"Amendments to the Future Land Use Map for parcels identified on the National 
Wetlands Inventory Map as containing wetlands must demonstrate that protection will 
be provided to avoid any added impact to wetlands. For purposes of Future Land Use 
Map amendment reviews, incompatible uses will be those uses that would necessarily 
result in a greater impact to on‐site wetlands than would occur under the current Future 
Land Use designation. If necessary to fulfill this requirement, the applicant may be 
required to submit a survey indicating the location of jurisdictional wetlands along with 
site plans demonstrating the potential impact of development under the current Future 
Land Use designation and under the proposed Future Land Use designation".  
 
The National Wetlands Inventory Map indicates possible wetlands throughout the site.  
Development of the site is limited based on the jurisdictional wetlands boundaries 
determined and verified by the applicable agencies.  A wetlands delineation was 
completed on this site.  The applicant has made the decision to rezone the area which is 
under the jurisdiction of the Army Corps of Engineers (ACOE) to P1 (as shown in backup 
documentation) with a Future Land Use Map designation of Conservation/Recreation.  
The wetlands equate to approximately .91 (+/‐) acres and lie within a conservation 
easement as required by the ACOE by the mitigation plan approved by the jurisdictional 
agency. 
 
Policy 7.1.A.3 of the Santa Rosa County Comprehensive Plan States: 
“Coastal High Hazard Areas shall be defined as the area below the elevation of the 
Category 1 storm surge line as established by a Sea, Lake and Overland Surges from 
Hurricanes (SLOSH) computerized storm surge model. A generalized map of the Coastal 
High Hazard Areas (CHHA) in Santa Rosa County is depicted on the Future Land Use Map 
Series”.  
 
Hurricane category storm surge maps indicate that a portion of the property is located 
within a category 2 through 4 hurricane storm surge zone. 
 
 



 
   

D.  Urban Sprawl 
 

Policy 3.1.G.4 of the Comprehensive Plan states: 
“No future land use category may be changed and no rezoning may be approved unless 
a finding is made that the change in land use or land use classification or zoning 
category will promote compact development and discourage urban sprawl.  The Santa 
Rosa County Board of County Commissioners shall be responsible for making such finding 
upon receipt of a report from the LPA.” 
 
The proposed rezoning would not result in a finding of urban sprawl and is consistent 
with this policy.  
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Disclaimer:
The GIS maps and data distributed by the Santa Rosa County BOCC departments are derived from a variety of public and private sector sources considered to be 
dependable, but the accuracy, completeness, and currency thereof are not guaranteed. The Santa Rosa County Commission makes no warranties, expressed or 
implied, as to the accuracy, completeness, currency, reliability, or suitability for any particular purpose of information or data contained in or generated from the 
County Geographic Database. Additionally, the Santa Rosa Commission or any agent, servant, or employee thereof assume no liability associated with the use of 
this data, and assume no responsibility to maintain it in any matter or form.
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From: Bill and Rita
To: Kelly Hobbs
Subject: Rezoning Application 2011-R-012
Date: Thursday, July 12, 2012 9:20:46 AM

Kelly,
This email is to express my objection to the rezoning requested in application 2011-R-012 from HCD to
M-1/P-1.  I am currently on the road and do not have time or access to go into all detailed objections,
but traffic safety and environmental protection have not been adequately addressed either in the
application or analysis.  Primarily, the proposed use is based on the available uplands on the property. 
Please note that the rezoning from R-1 to HCD (2007-R-005) stated that the property had only
approximately 15percent uplands which were located in the Northeast and Southwest corners of the
lot.  The current application (2011-R-012) now shows approximately 75 percent uplands with the only
wetlands located in the Northwest and Southeast corners.  This is probably the result of fill being added
to the property by Anderson Columbia during the rebuilding of Highway 87.  I do not know if this fill
was permitted by all appropriate agencies, but I have my doubts.  If not properly permitted, the usual
course of action is for the violator to return the area to previously existing conditions.  If this were
done, I doubt the current rezoning request could be approved based on the property being mostly
wetlands.

As I stated, I am unable to totally research the details of the current request.  If, in fact, the rezoning
request is granted based on the current assessment of uplands, I will seek the assistance of
environmental groups to overturn the request and return the property to it's previous condition as a
primary wetland.  I will also address other issues which I believe have not been adequately addressed
in the application or analysis.  If this requires litigation, that is the course that I will take.

Please insure that this communication is provided to the planning commission and to the county
commissioners for their consideration.  I hope they will examine the application more closely and come
to the conclusion that it should be denied.  Thank you.

William C. Meyer
3413 Highway 87 South
Navarre, FL 32566
H-850-939-2639
C-850-217-6891
Sent from my iPad
Email scanned by Check Point

mailto:billandrita3413@att.net
mailto:kellyh@santarosa.fl.gov


Kelly Hobbs 

From: A'bergs [dnaberg@gmail.com]

Sent: Tuesday, July 03, 2012 12:11 PM

To: Kelly Hobbs

Subject: Re: Aero Training (2011-R-012)

Page 1 of 1

7/3/2012

regarding rezoning Aero Training we are against the M1 change as it will lower our property 
values of our nearby properties, expose us to future owners allowing other uses uncompatible for 
residential neighborhoods and in general being a source of noise at all hours. We have no 
problem with the P1 zoning change proposal. We have two properties across the street from 
2011-R-012. 
 
On Tue, Jul 3, 2012 at 10:27 AM, Kelly Hobbs <kellyh@santarosa.fl.gov> wrote: 

Good talking with you this morning.  Please reply to my email with your concerns.  I 
will make sure the appropriate individuals get your response. 
  
Thank you and have a nice 4th of July. 
  

Kelly  
  
Kelly Hobbs 
Planner II 
Development Services Center 
Santa Rosa County, Florida 
850‐981‐7065 
850‐983‐9874 FAX 
  
Email:  kellyh@santarosa.fl.gov 
  
How is our customer service? 
http://www.santarosa.fl.gov/customerservice/survey.html 
  
Please note: Florida has a very broad public records law. Most written communications to or from state officials regarding state business 
are public records; available to the public and media upon request.  Your e-mail communications to or from Santa Rosa County 
employees may be subject to public disclosure. (Florida Statute, Chapter 119) 
  
  

  
  
  
  
 

Florida has a very broad public records law. Under Florida law, both the content of emails and email addresses are public records. If you 
do not want the content of your email or your email address released in response to a public records request, do not send electronic mail 
to this entity. Instead, contact this office by phone or in person. 

 

  
 
Please consider the environment before printing this e-mail.



 
 
July 9, 2012 
 
VIA Email 
kellyh@santarosa.fl.gov 
 
Kelly Hobbs 
Planner II 
Development Services Center 
Santa Rosa County, Florida 

Re:    Letter of Objection 
 Rezoning/Small Scale Future Land Use Map (HUM) Amendment 
 Application 2011-R-012; "Aero Training and Rental, Inc." 
 
Dear Ms. Hobbs:   
 
An application has been filed with the Community Planning, Zoning and 
Development Division by Aero Training and Rental, Inc. seeking to rezone the 
property located at 3432 Hwy 87 South, Navarre, for parcel 05-25-26-0000-02300-
0000.  We are writing to object to this rezoning application. 
 
The change in use requested by the applicant is not desired in the neighborhood.  
The applicant wants to build an outdoor equipment building and lay down area for 
construction materials to support its construction operations in the Santa Rosa 
County area.  Some residents have already written to express their objection to the 
zoning change. We also urge that the application be denied. 
 
The change in use will adversely alter the characteristics of the neighborhood and 
negatively affect the neighborhood’s property value.  The neighborhood in which 
this property is located is primarily single family homes.  Over the past 10 years or 
so many people have bought property and built homes in the neighborhood which 
has gone from a few scattered residential homes to a neighborhood of medium to 
high density residences.  Many of the residents chose this area for its quiet beauty 
and proximity to East Bay.  To amend the zoning to allow industrial use in the 
neighborhood will have a significant negative impact on the character of the 
neighborhood and lower the property value of the homes in the neighborhood, 
many of which are waterfront. 
   



This change in use is not the best and highest use of the land and not in keeping 
with the current character of the neighborhood.  The property is currently zoned for 
Highway Commercial Development.  This would allow motels, business and 
professional offices, general retail and eating and drinking establishments.  These 
uses are much more in keeping with the neighborhood, would encourage the 
continued development of private residences and a commensurate increase in the 
tax base.  The proposed amendment and use by the property owner would have the 
opposite effect on the neighborhood; it would discourage the future building of 
private residences in the area and deny the county of the resulting tax base.  
 
There is no inordinate economic burden or hardship on the property owner 
sufficient to justify the variance.  The property is currently zoned as Highway 
Commercial Development.  This was the zoning in place with the current owner 
purchased the property.  The current zoning allows for a broad range of uses.  
Although those uses may not be how the owner wishes to use the property, that 
alone does not create a burden or hardship on the property owner sufficient to 
justify the variance.   
 
For the above reason, we ask that the application be denied. 
 
Respectfully submitted 
 
 
James H. Williams and Phyllis L. Williams 
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