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MEETING CALLED TO ORDER (Richard Bedford, Chairman) 
 
PLEDGE OF ALLEGIANCE 
 
ANNOUNCEMENTS

Minutes for Approval

1. February 13, 2014 - Minutes for Approval

CITIZEN COMMENTS 
 
CONSENT AGENDA

Building and Development Services Department

2. PDR-13-43(Z)(P) – PHILIP S. AND ROSEMARY L. STEWART REZONE/STEWART 
GROVE SUBDIVISION - B00000258 - DTS 20130485 - QUASI - JUDICIAL - 
STEPHANIE MORELAND * Schenk

Attachment: Maps - Future Land Use, Zoning and Aerial - Stewart Grove - 
PDR-13-43(Z)(P) - 03-13-2014 PC.pdf 
Attachment: Staff Report - PDR-13-43(Z)(P) - Stewart Grove Subdivision - 
DTS20130485 - 03-13-2014 PC .pdf 
Attachment: Specific Approval Request - Stewart Grove - PDR-13-43(Z)(P) - 
B258 - DTS20130485 - 03-13-2014 PC.pdf 
Attachment: Zoning Disclosure Affidavit - Stewart Grove - PDR-13-43(Z)(P) 
- B258 - DTS20130485 - 03132014 PC.pdf 
Attachment: Traffic Impact Analysis - Stewart Grove - PDR-13-43(Z)(P) - 
B258 - DTS20130485 - 03-13-2014 PC.pdf 
Attachment: Copy of Newspaper Adv - Stewart Grove - PDR-13-43(Z)(P) - 
03-13-2014 PC.pdf 
Attachment: Site Plan - PDR-13-43(Z)(P) - Stewart Grove Subdivision - 
dts20130485 - B00000258 - 03-13-2014PC.pdf 
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3. PDC-05-79/PSP-13-76 – XPRESS STORAGE AT PORTAL CROSSING - DTS 
#20130496 - QUASI - JUDICIAL - SHELLEY HAMILTON * Schenk

Attachment: Maps - Future Land Use, Zoning and Aerial - Xpress Storage - 
PDC-05-79 - PSP-13-76 - 03-13-2014 PC.pdf 
Attachment: Staff Report - XPress Storage at Portal Crossing - PDC-05-79 - 
PSP-13-76 - DTS20130496 - 03-13-2014 PC.pdf 
Attachment: Request for Specific Approval - PDC-05-79 - PSP-13-76 - 
Xpress Storage at Portal Crossing - DTS20130496 - 03-13-2014 PC.pdf 
Attachment: Elevation - PDC-05-79 - PSP-13-76 - Xpress Storage at Portal 
Crossing - DTS20130496 - 03-13-2014 PC.pdf 
Attachment: Traffic Impact Statement - PDC-05-79 - PSP-13-76 - Xpress 
Storage at Portal Crossing - 140313 PC.pdf 
Attachment: Parking Analysis - PDC-05-79 - PSP-13-76 - Xpress Storage at 
Portal Crossing - DTS20130496 - 03-13-2014 PC.pdf 
Attachment: Copy of Newspaper Adv - Xpress Storage - PDC-05-79 - PSP-
13-76 - 03-13-2014 PC.pdf 
Attachment: Site Plan - PDC-05-79 - PSP-13-76 - Xpress Storage at Portal 
Crossing - DTS20130496.pdf 

4. PDR-13-39(Z)(P) – LORAINE B. RIKER REZONE/RIKER SUBDIVISION - B00000250 
- DTS 20130440 - QUASI - JUDICIAL - STEPHANIE MORELAND * Schenk

Attachment: Maps - Future Land Use, Zoning and Aerial - Riker - PDR1339
(Z)(P) - 03-13-2014 PC.pdf 
Attachment: Staff Report - Riker Subdivision - PDR-13-39(Z)(P) - B250 - 
DTS20130440 - 03-13-2014 PC.pdf 
Attachment: Special Approval Request - Riker - PDR-13-39(Z)(P) - B250 - 
dts20130440 - 03132014 PC.pdf 
Attachment: Specific Approval Request - Riker - PDR-13-39(Z)(P) - B250 - 
dts20130440 - 03132014 PC.pdf 
Attachment: Zoning Disclosure Affidavit - Riker - PDR-13-39(Z)(P) - B250 - 
dts20130440 - 03132014 PC.pdf 
Attachment: Traffic Impact Analysis - Riker - PDR1339(Z)(P) - 03-13-2014 
PC.pdf 
Attachment: Copy of Newspaper Adv - Riker - PDR1339(Z)(P) - 03-13-2014 
PC.pdf 
Attachment: Site Plan - Riker - PDR1339(Z)(P) - 03-13-2014 PC.pdf 

5. ORDINANCE 14-04 – DRI # 13 - CREEKWOOD INVESTORS, LTD/CREEKWOOD 
EAST - PARCELS 8-15 - DTS 20130501 - ROSSINA LEIDER * Clague

Attachment: Maps - Future Land Use, Zoning and Aerial - ORD-14-04 - 
DRI-13 - DTS20130501 - CreekwoodDRI - PAR 8-15 - 20140313 PC.pdf 
Attachment: Staff Report - Creekwood - ORD-14-04 - DRI-13 - 
DTS20130501 - 03-13-2014 PC.pdf 
Attachment: ORDINANCE - ORD 14-04 - DRI-13 - DTS20130501 - 
CREEKWOOD - 03-13-2014 PC .pdf 
Attachment: Site Plan - ORD-14-04 - DRI-13 - DTS20130501 - 
CreekwoodDRI - PAR 8-15 - 20140313 PC.pdf 
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Attachment: Traffic Impact Statement - ORD-14-04 - DRI-13 - DTS 
20130501 - 20140313 PC.pdf 
Attachment: Copy of Newspaper Adv - ORD-14-04 - DRI-13 - 
DTS20130501 - CreekwoodDRI - PAR 8-15 - 20140313 PC.pdf 

6. Z-84-76(G)(R11) – CREEKWOOD INVESTORS, LTD/CREEKWOOD EAST REZONE OF 
LOTS 8-15 - DTS 20130502 - ROSSINA LEIDER * Clague

Attachment: Maps - Future Land Use, Zoning and Aerial - Z-84-76(G)(R11) 
- DTS 20130502 - Creekwood - 20140313 PC.pdf 
Attachment: Staff Report - Creekwood - Z-84-76(G)(R11) - DTS 20130502 
- 20140313 PC.pdf 
Attachment: Zoning Ord - Creekwood - Z-84-76(G)(R11) - DTS 20130502 - 
20140313 PC.pdf 
Attachment: GDP Revised MASTER DEV PLAN - Creekwood - Z-84-76(G)
(R11) - DTS 20130502 - 20140313 PC.pdf 
Attachment: Sign Plan - Creekwood - Z-84-76(G)(R11) - DTS 20130502 - 
20140313 PC.pdf 
Attachment: Traffic Impact Statement - Creekwood - Z-84-76(G)(R11) - 
DTS 20130502 - 20140313 PC.pdf 
Attachment: Copy of Newspaper Adv - Z-84-76(G)(R11) - DTS 20130502 - 
Creekwood - 20140313 PC.pdf 
Attachment: Site Plan - Z-84-76(G)(R11) - DTS 20130502 - Creekwood - 
20140313 PC.pdf 

REGULAR

Building and Development Services Department

7. PDW-01-01(P)(R) – PS BAY, LLC - PARROT COVE MARINA - DTS 20130126 - 
QUASI - JUDICIAL - SHELLEY HAMILTON * Clague

Attachment: Maps - Future Land Use, Zoning and Aerial - Parrot Cove 
Marina - PDW-01-01(P)(R) - 03-13-2014 PC.pdf 
Attachment: Staff Report - Parrot Cove - PDW-01-01(P)(R) - DTS20130126 
- 03-13-2014 PC.pdf 
Attachment: Copy of Newspaper Adv - Parrot Cove Marina - PDW-01-01(P)
(R) - 03-13-2014 PC.pdf 
Attachment: Site Plan - Parrot Cove Marina - PDW-01-01(P)(R) - 
DTS20130126 - 03-13-2014 PC.pdf 
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March 13, 2014 - Planning Commission Meeting 
Agenda Item #1 

 
 
Subject 
February 13, 2014 - Minutes for Approval 
 
Briefings 
None 
 
Contact and/or Presenter Information 

Glenna K. Campana 

Senior Planning Tech 

941-748-4501, ext. 6847 

 
 
Action Requested 

Recommended Motion: 

I move to approve the minutes for February 13, 2014. 

 
 
Enabling/Regulating Authority 

Manatee County Land Development Code 

Manatee County Comprehensive Plan 

 
 
Background Discussion 
n/a 
 
County Attorney Review 
Not Reviewed (No apparent legal issues) 
 
Explanation of Other 
 
 
Reviewing Attorney 
N/A 
 
Instructions to Board Records 
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n/a 
 
Cost and Funds Source Account Number and Name 
n/a 
 
Amount and Frequency of Recurring Costs 
n/a 
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March 13, 2014 - Planning Commission Meeting 
Agenda Item #2 

 
 
Subject 
PDR-13-43(Z)(P) – PHILIP S. AND ROSEMARY L. STEWART REZONE/STEWART GROVE SUBDIVISION - 
B00000258 - DTS 20130485 - QUASI - JUDICIAL - STEPHANIE MORELAND 
 
Briefings 
None 
 
Contact and/or Presenter Information 

Stephanie Moreland 

Principal Planner 

941-748-4501, ext. 3880 

 
 
Action Requested 

RECOMMENDED MOTION: 

Based upon the staff report, evidence presented, comments made at the Public Hearing, and finding the 
request to be CONSISTENT with the Manatee County Comprehensive Plan and the Manatee County Land 
Development Code, as conditioned herein, I move to recommend ADOPTION of Manatee County Zoning 
Ordinance No. PDR-13-43(Z)(P); APPROVAL of the Preliminary Site Plan with Stipulations A.1 - A.3, B.1 - 
B.3, C.1, and D.1 - D.5; GRANTING Special Approval for a project: 1) exceeding a gross density of one 
dwelling unit per acre in the UF-3 Future Land Use Category (FLUC);  2) adjacent to a perennial stream; and 
3) partially in the Coastal High Hazard Area;  ADOPTION of the Findings for Specific Approval; and 
GRANTING Specific Approval for an alternative(s) to LDC Sections 714.8.7, 715.3.4, and 715.3.2.c.1, as 
recommended by staff. 

 
 
Enabling/Regulating Authority 

Manatee County Comprehensive Plan 

Manatee County Land Development Code 

 
 
Background Discussion 

● Ms. Rachel Layton, Agent for John Neal Homes, requests approval of a Rezone of 39.71± acres from A 
(General Agriculture – one dwelling unit per five acres) and RSF-1 (Residential Single-Family – One 
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dwelling unit per acre) to PDR (Planned Development Residential) zoning district and Preliminary Site 
Plan for 76 lots for single-family detached residences.   

● The site is on the north side of Upper Manatee River Road, approximately 1,800 feet west of the 
intersection of Rye Road and Upper Manatee River Road.  The site has approximately 1,167 feet of 
frontage along Upper Manatee River Road. The site is made up of six parcels which are part of a 
previously platted subdivision, Stewart Subdivision. The site is currently occupied by a total of three 
single-family residences and several accessory structures, including a stable and a buried dock.    

● The site is in the UF-3 (Urban Fringe – three dwelling units per acre) Future Land Use Category (FLUC) 
which allows consideration of suburban or urban residential uses in the range of potential uses.  A gross 
density of 1.91 dwelling units per acre is consistent with the UF-3 (Urban Fringe – three dwelling units 
per acre) FLUC.  Special Approval is required for a project with a gross density exceeding one dwelling 
unit per acre.  

● The site is partially in the CHHA (Coastal High Hazard Area) Overlay district and in an area of known 
flooding.  Any encroachment, including fill, within the regulatory floodway will require No-Rise 
Certification.  

● The site is in Flood Zones X, AE with Base Flood Elevations between 18'- 22' NGVD 1929 and the 
regulatory floodway of Manatee River per FIRM Panels 120153 0220C and 0240C, revised 7/15/92.   
Construction in the 100-Year floodplain must meet the required elevation and all other requirements in 
the LDC and the Manatee County Floodplain Ordinance.  Special Approval is required for a project 
adjacent to a perennial stream (Manatee River) and in the CHHA Overlay district.   

● Lot 49 is platted to the floodway boundary.  A Letter of Mitigation will be required for any structure 
within 50' of the floodway.  A stipulation to this effect is included in the staff report.  

● There is a 50-foot wide wetland buffer adjacent to the Manatee River.  No impact is proposed to the 
buffer.  There are no on-site wetlands.   

● Planned Development is the procedure required to acquire Special Approval.  PDR zoning provides 
greater flexibility for the project when establishing appropriate buffers and setbacks to help mitigate any 
potential adverse impacts on the surrounding neighborhood.   

● Except for the small strip of land zoned RSF-1(Residential Single-Family, one dwelling unit per acre), 
most of the site is currently zoned A (General Agriculture-one dwelling unit per five acres).   

● 11.71± acres are proposed for recreational acreage.  Recreational amenities include passive recreational 
areas with trails and an optional pavilion and picnic tables.  

● The design shows part of an existing roadway (169th St. N.E.) connecting Upper Manatee River Road 
will serve as the project’s entrance.  The design indicates the internal roads will be public.  The applicant 
requests an option for private streets if entrance gates are utilized.  

● The site is more than two miles from Gene Witt Elementary School.  The design shows five-foot wide 
sidewalks along both sides of the entrance road and on one side of internal streets within the 
subdivision and along the north side of Upper Manatee River Road, extending west to the second 
existing driveway.  

● As recommended by staff, the applicant requests Specific Approval to reduce tree replacement sizes, 
allow one canopy tree per lot and  a variable width buffer for a view corridor and flexibility for an option 
to relocate the required plant material for the roadway buffer adjacent to the stormwater pond area  

● The applicant held a neighborhood meeting on December 10, 2013.   According to the applicant, five 
people attended.  There were no significant issues raised but there were questions relative to setbacks, 
buffers, fencing and the lift station.  Since the meeting the lift station’s location was changed to avoid 
any impacts to the eight existing residential homes.  

● Staff recommends approval with stipulations. 
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County Attorney Review 
Other (Requires explanation in field below) 
 
Explanation of Other 
Sarah Schenk reviewed and responded via email on 02/12/2014. 
 
Reviewing Attorney 
Schenk 
 
Instructions to Board Records 

n/a 

 
 
Cost and Funds Source Account Number and Name 
n/a 
 
Amount and Frequency of Recurring Costs 
n/a 
 
 
Attachment:  Maps - Future Land Use, Zoning and Aerial - Stewart Grove - PDR-13-43(Z)(P) - 03-13-2014 
PC.pdf 
Attachment:  Staff Report - PDR-13-43(Z)(P) - Stewart Grove Subdivision - DTS20130485 - 03-13-2014 
PC .pdf 
Attachment:  Specific Approval Request - Stewart Grove - PDR-13-43(Z)(P) - B258 - DTS20130485 - 03-13-
2014 PC.pdf 
Attachment:  Zoning Disclosure Affidavit - Stewart Grove - PDR-13-43(Z)(P) - B258 - DTS20130485 - 
03132014 PC.pdf 
Attachment:  Traffic Impact Analysis - Stewart Grove - PDR-13-43(Z)(P) - B258 - DTS20130485 - 03-13-
2014 PC.pdf 
Attachment:  Copy of Newspaper Adv - Stewart Grove - PDR-13-43(Z)(P) - 03-13-2014 PC.pdf 
Attachment:  Site Plan - PDR-13-43(Z)(P) - Stewart Grove Subdivision - dts20130485 - B00000258 - 03-13-
2014PC.pdf 
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P.C. 03/13/2014  
 
 
 
 
 

PDR1343(Z)(P) –  PHILIP S. AND ROSEMARY L. STEWART REZONE/STEWART 
GROVE SUBDIVISION   B00000258  DTS 20130485) 

 
An Ordinance of the Board of County Commissioners of Manatee County, 
Florida  regarding  land  development,  amending  the  official  zoning  atlas 
(Ordinance  No.  9001,  the  Manatee  County  Land  Development  Code) 
relating  to  zoning  within  the  unincorporated  area;  providing  for  the 
rezoning of approximately 39.71 acres on the north side of Upper Manatee 
River Road, approximately 1,800 feet west of the intersection of Rye Road 
and Upper Manatee River Road at 1064 and 1805 169th Street Northeast, 
Bradenton (South County), from the A (General Agriculture  One dwelling 
unit per  five  acres) and RSF1  (Residential, SingleFamily, One dwelling 
unit per acre)  to PDR (Planned Development Residential) zoning district, 
approving  a  Preliminary  Site  Plan  for  76  lots  for  singlefamily  detached 
residences; subject  to stipulations as conditions of approval; setting  forth 
findings;  providing  for  severability;  providing  a  legal  description,  and 
providing an effective date.    

 
 P.C.:  03/13/2014        B.O.C.C.:  04/03/2014 

 
 
 
 

RECOMMENDED MOTION: 
 
Based upon the staff  report, evidence presented, comments made at  the Public 
Hearing,  and  finding  the  request  to  be  CONSISTENT  with  the  Manatee  County 
Comprehensive  Plan  and  the  Manatee  County  Land  Development  Code,  as 
conditioned herein, I move to recommend ADOPTION of Manatee County Zoning 
Ordinance  No.  PDR1343(Z)(P);  APPROVAL  of  the  Preliminary  Site  Plan  with 
Stipulations A.1  A.3, B.1  B.3, C.1, and D.1   D.5; GRANTING Special Approval 
for a project: 1) exceeding a gross density of one dwelling unit per acre in the UF
3 Future Land Use Category  (FLUC);    2)  adjacent  to  a  perennial  stream;  and 3) 
partially in the Coastal High Hazard Area;  ADOPTION of the Findings for Specific 
Approval; and GRANTING Specific Approval for an alternative(s) to LDC Sections 
714.8.7, 715.3.4, and 715.3.2.c.1, as recommended by staff. 
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Page 2 of 23  Case PDR1343(Z)(P) dts 20130485 – Philip S. and Rosemary L. Stewart 
Rezone/Stewart Grove Subdivision –B00000258 –DTS#20130485 

 

PROJECT SUMMARY 

CASE Number:         
PDR1343(Z)(P), dts #20130485, B00000258 

PROJECT NAME        Stewart Grove Subdivision 

APPLICANT(S):  Philip S. and Rosemary L. Stewart 

GENERAL LOCATION: 
North side of Upper Manatee River Road, 
approximately 1,800 feet west of the 
intersection of Rye Road and Upper Manatee 
River Road @ 1064 and 1805 169th Street N.E. 

ACREAGE:  39.71± acres 

FUTURE LAND USE CATEGORY:  UF3 (Urban Fringe – three dwelling units per 
acre)  

EXISTING ZONING: 

 
A (General Agriculture, one dwelling unit per 
five acres) and RSF1 (Residential Single
Family one dwelling unit per acre) 
 

PROPOSED USE(S):  76lots for singlefamily detached residences 

EXISTING USE:  Existing singlefamily residences, sheds,  
stable, and buried dock 

SPECIAL APPROVAL: 
1. Gross Density exceeding one dwelling unit 

per acre in UF3 FLUC 
2. Adjacent to a perennial stream 
3. Partially in Coastal High Hazard Area  

SPECIFIC APPROVAL: 

1. Reduced tree replacement sizes 
2. To allow one canopy tree per lot 
3.  variable width  buffer  for  view corridor  and 

flexibility  for  an  option  to  relocate  the 
required  plant  material  for  the  roadway 
buffer  adjacent  to  the  stormwater  pond 
area. 

  

OVERLAY DISTRICTS:  Partially in Coastal High Hazard Area 

CASE MANAGER:    Stephanie Moreland 

 
STAFF RECOMMENDATION:  
 

 
APPROVAL  
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Page 3 of 23  Case PDR1343(Z)(P) dts 20130485 – Philip S. and Rosemary L. Stewart 
Rezone/Stewart Grove Subdivision –B00000258 –DTS#20130485 

DETAILED DISCUSSION 

 
The request is to rezone a 39.71± acre site to PDR (Planned Development Residential) and 
approve a Preliminary Site Plan for 76 lots for singlefamily detached residences. 
 
The site has approximately 1,167 feet of frontage along Upper Manatee River Road. The site 
is  made  up  of  six  parcels  which  are  part  of  a  previously  platted  subdivision,  Stewart 
Subdivision.  The  site  is  currently  occupied  by  a  total  of  three  singlefamily  residences  and 
several accessory structures, including a stable and a buried dock. 
 
The  site  is  in  the  UF3  (Urban  Fringe    three  dwelling  units  per  acre)  Future  Land  Use 
Category (FLUC).   This FLUC allows consideration of suburban or urban residential uses  in 
the range of potential uses.   The proposed 76lot  residential singlefamily development at a 
gross density of 1.91 dwelling units per acre is consistent with the UF3 (Urban Fringe – three 
dwelling units per acre) FLUC.  Special Approval is required for a project with a gross density 
exceeding one dwelling unit per acre. 
 
The site is partially in the CHHA (Coastal High Hazard Area) Overlay district and in an area of 
known flooding.   Any encroachment,  including  fill, within  the regulatory  floodway will  require 
NoRise Certification. 
 
The site is in Flood Zones X, AE with Base Flood Elevations between 18' 22' NGVD 1929 
and the regulatory floodway of Manatee River per FIRM Panels 120153 0220C and 0240C, 
revised 7/15/92.   Special approval is required for a project adjacent to a perennial stream 
(Manatee River) and in the CHHA Overlay district.   
 
Lot 49 is platted to the floodway boundary.  A Letter of Mitigation will be required for any 
structure within 50' of the floodway.  A stipulation to this effect is included in the staff report. 
 
Construction  in  the  100Year  floodplain  must  meet  the  required  elevation  and  all  other 
requirements in the LDC and the Manatee County Floodplain Ordinance. 
 
There is a 50foot wide wetland buffer adjacent to the Manatee River.  No impact is proposed 
to the buffer.  There are no onsite wetlands.   
 
Planned Development  is  the  procedure  required  to acquire Special Approval.   PDR zoning 
provides greater flexibility for the project when establishing appropriate buffers and setbacks 
to help mitigate any potential adverse impacts on the surrounding neighborhood.   
 
Except  for  the  small  strip of  land zoned RSF1(Residential SingleFamily,  one dwelling unit 
per acre), most of the site is currently zoned A (General Agricultureone dwelling unit per five 
acres).   
 
11.71± acres are proposed for recreational acreage.  Recreational amenities include passive 
recreational areas with trails and an optional pavilion and picnic tables. 
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The  design  shows  part  of  an  existing  roadway  (169th  St.  N.E.)  connecting Upper Manatee 
River Road will serve as the project’s entrance.   The design  indicates the  internal roads will 
be public.  The applicant requests an option for private streets if entrance gates are utilized. 
 
The site is more than two miles from Gene Witt Elementary School.  The design shows five
foot wide sidewalks along both sides of the entrance road and on one side of internal streets 
within the subdivision and along the north side of Upper Manatee River Road, extending west 
to the second existing driveway.  
 
As recommended by staff, the applicant requests Specific Approval for the following: 
 

•  to reduce tree replacement sizes;  
•  to allow one canopy tree per lot;  
•  variable  width  buffer  for  view  corridor  and  flexibility  for  an  option  to  relocate  the 

required plant material for the roadway buffer adjacent to the stormwater pond area. 
 
The  applicant  held  a  neighborhood  meeting  on  December  10,  2013.      According  to  the 
applicant,  five  people  attended.    There  were  no  significant  issues  raised  but  there  were 
questions relative to setbacks, buffers, fencing and the lift station.  Since the meeting the lift 
station’s location was changed to avoid any impacts to the eight existing residential homes. 
 
Staff recommends approval with stipulations. 

SITE CHARACTERISTICS AND SURROUNDING AREA  

DENSITY:   Gross – 1.91 dwelling units per acre 
Net – 2.71  dwelling units per acre 

FLOOD ZONE(S):   X and AE – F.I.R.M PANEL 120153 0220 C and 
240 C (7/15/92).  The site is in a floodway 

HURRICANE EVACUATION ZONE:  Level  E  

AREA OF KNOWN FLOODING:  Yes 

UTILITY CONNECTIONS:   County Water and Sewer  

SURROUNDING USES & ZONING 

NORTH   Singlefamily residence zoned PDR (Planned 
Development  Residential) 

SOUTH 
Singlefamily residences zoned RSF1 
(Residential SingleFamily  one dwelling unit 
per acre). 

EAST  Vacant land zoned A (General Agriculture  
one dwelling unit per five acres) 

WEST  Passive Recreational Use (Dream Oaks Camp) 
zoned A. 
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ENVIRONMENTAL INFORMATION 

 Wetland Acreage:   None  

Wetland Buffer   None  

Proposed Impact Acreage: 
 
 None 
 

 
Wetlands: 
 
According to the environmental narrative provided by Eco Consultants dated October 18, 
2013, there were no wetlands onsite.  There is only a wetland offsite (Manatee River) which 
abuts the north property line of the project area.  No impacts are proposed to this wetland and 
a 50foot wetland buffer is being provided with a 15foot wetland buffer setback. 
 
Uplands: 
  
A small area of Temperate Hardwoods fall within the proposed 50foot wetland buffer and 
therefore will be preserved. 
 
Endangered Species: 
 
According to the environmental narrative no known listed species were found utilizing the site 
or adjacent properties.  Staff may require an updated inventory be provided prior to Final Site 
Plan approval and has provided a stipulation for this. 
 
Trees: 
 
According to the Preliminary Site Plan, there is a total of 23 trees and 21 palms proposed for 
removal.  Replacement is proposed at 28 trees and 21 palms, in accordance with LDC 
Section 714.8.7.  Staff has provided findings for Specific Approval for an alternative to this 
section to allow for 3”/4”/4” caliper replacement sizes in lieu of 3”/5”/7” caliper.  A total of 18 
trees are proposed for removal within lots, and are not subject to replacement requirements. 
 
Landscaping/Buffers: 
 
The applicant is proposing a 20’ wide roadway buffer along Upper Manatee River Road and 
15’ wide greenbelt buffers around the perimeter of the project where it does not abut a 
roadway with landscaping materials in accordance with the LDC.  Street trees are proposed 
at one per lot per frontage and staff has provided findings for an alternative to LDC Section 
715.3.4 to reduce the quantity to this amount in lieu of one tree per 50 linear feet.   
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SITE DESIGN DETAILS 

MINIMUM LOT SIZE(S):  60’x120’ = 7,200 square feet  

SETBACKS: 

Front  Side  Rear 
25*  5’  15’ 
Wetland 
buffer 

15’ 

Waterfront  30’ 
  

 

OPEN SPACE:  Required: 25% or 9.93± acres 
Provided: 48%  or 19.39± acres 

RECREATIONAL ACREAGE:  11.71± acres 

ACCESS:  One entrance connecting Upper Manatee 
River Road. 

NEARBY DEVELOPMENT 
 

RESIDENTIAL 

Project  Lot /units  Density  Minimum Lot 
size  Approved 

Brookside Estates  63  1.56  7,800 sq. ft.  2013 
Country Creek Phase 3  82  1.13  18,600 sq. ft.  2000 
Country Meadows  247  0.96  15,200 sq. ft.  2001 
Del Tierra  610  2.62  6,000 sq.ft.  2014 
Greyhawk Landing  789  1.22  7,500 sq. ft.  2001 
Greyhawk Landing West  501  1.60  7,200 sq. ft.  2005 
Hidden Oaks  81  0.98  19,200 sq. ft.  1988 
Mill Creek (Phase 1VII)  745  0.87  18,000 sq. ft.  19852002 
Raven Crest   38  2.1  7,800 sq. ft.  2013 
River Chase  231  0.54  12,000 sq. ft.  2002 

River’s Reach  326  1.31  7,020 sq. ft. 
2005  2011 
(revised)  

Rye Wilderness Estates  298  0.87  21,780 sq. ft.  2004 
Rye Road Subdivision  152  2.6  6,325 sq. ft.  2012 
Southern Oaks  139  1.96  7,150  2013 
Wilderness Crossings  68  1.82  14,000 sq. ft.  2011 
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POSITIVE ASPECTS 

•  Nearby  area  is  transitioning  from  suburban  agricultural  uses  to  singlefamily 
residential development.  

•  Almost half of the site is open space. 
•  The proposed amendment is the logical expansion of PDR zoning to the north, 

across Manatee River. 
•  Growth is occurring from west to east consistent with availability of services. 
•  Timing appears to be consistent with development trends in the area.   
•  Proposal to connect to Manatee County Wastewater Treatment Service.  

NEGATIVE ASPECTS 

•  The site is adjacent to a floodway.   
•  Proposed lots are smaller than allowed in the RSF1 zoning district to the south. 

MITIGATING MEASURES 

•  Letter of Mitigation will be required for any structure within 50' of the floodway. 

 
STAFF RECOMMENDED STIPULATIONS 

 
 
A.  DESIGN AND LAND USE CONDITIONS: 
 

1.  The  Notice  to  Buyers  shall  be  included  in  the  Declaration  of  Covenants  and 
Restrictions, and  in a separate addendum to  the sales contract and  in  the Final Site 
Plan shall include the following language to inform prospective homeowners: 

 
a.  Of  the  presence  of  neighboring  agricultural  uses,  which  may  possibly  include 

pesticides and herbicides and may have odors and noises associated with  such 
uses.   

 
b.  That  the banks of  the Manatee River are prone  to severe erosion and washouts.  

Manatee  County  shall  not  be  responsible  for  any  property  damage  caused  by 
severe rain events and shall not be responsible for repairing erosion or washouts 
caused by such events." 

 
2.  Walls or fences within roadway or perimeter buffers shall be measured from the 

finished grade of the adjacent roadway or lot (exclusive of any swales), whichever 
elevation is greater.  This requirement shall be verified with a crosssection detail on 
the Final Site Plan. 

 
3.  All other applicable state permits shall be obtained before commencement of the 

development.   
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B.   STORMWATER CONDITIONS:  
 

1.  An  Exclusive  Common  Area  Tract  shall  be  provided  for  areas  within  the  FEMA 
Floodway which are not associated with stormwater or floodplain compensation areas. 
No vertical construction shall be allowed within the Exclusive Commons Areas unless a 
norise permit has been submitted and approved. 

 
2.  100year  and  25year  floodplain  compensation  shall  be  compensated  in  sole  use 

compensation areas, not dual use facilities (i.e., stormwater attenuation and floodplain 
compensation). 

 
3.  There  shall  be a minimum of  ten  (10)  foot separation between accessory equipment 

and structures alongside adjoining houses with 5 foot side yard setbacks.   
 
   

 
 

   
C.  FLOODPLAIN MANAGEMENT: 
 

1.  Any encroachment, including fill, within the floodway will require NoRise Certification.  
If Lot 49 encroaches within the floodway, any structure within 50’ will require a letter of 
mitigation.  

 
 
D.  ENVIRONMENTAL CONDITIONS: 
 

1.  The developer shall provide an updated study, consistent with Policy 3.3.2.1 of the 
Comprehensive Plan, for threatened and endangered plant and animal species prior to 
Final Site Plan approval.  A Management Plan, approved by the appropriate state or 
federal agency, shall be provided to the Building and Development Services 
Department for any listed species found onsite, prior to commencement of 
construction. 
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2.  A Conservation Easement for the areas defined as postdevelopment jurisdictional 

wetlands/wetland buffers and upland preservation areas shall be dedicated to the 
County prior to or concurrent with Final Plat approval. 

 
3.  No lots shall be platted through postdevelopment wetlands, wetland buffers or upland 

preservation areas.  
  

4.  A Construction Water Quality Monitoring Program and proposed sampling locations 
are required to be included in the ESCP information on the final Site Plan in 
accordance with LDC section 519. 

 
5.  A Well Management Plan for the proper protection and abandonment of existing wells 

shall be submitted to the County for review and approval prior to Final Site Plan 
approval.  The Well Management Plan shall include the following information: 

 
•  Digital photographs of the well along with nearby reference structures (if 

existing). 
•  GPS coordinates (latitude/longitude) of the well. 
•  The methodology used to secure the well during construction (e.g. fence, tape). 
•  The final disposition of the well – used, capped, or plugged.  

 

REMAINING ISSUES OF CONCERN – NOT RESOLVED OR STIPULATED  

None 

COMPLIANCE WITH LDC  

Standard(s) Required  Design 
Proposal 

Compliance  Comments Y  N 
BUFFERS 

20’ roadway buffer along 
Upper Manatee River Road   20’  Y    Shown  

15’ & 35’perimeter buffers  15’ & 35’  Y      Shown 
50’ wetland buffer adjacent 
to Manatee River  50’  Y    Shown 

SIDEWALKS 
5’ internal sidewalks   5’  Y     Shown 
5’ sidewalk, exterior  5’  Y     Shown 

ROADS & RIGHTSOFWAY 
50’ internal rightsofway   50’  Y     Streets to be public 
24’ paved roadways  24’  Y     Shown 
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COMPLIANCE WITH THE LAND DEVELOPMENT CODE  
Factors for Reviewing Proposed Site Plans (Section 508.6) 

 
Physical Characteristics:  
 
The site has approximately 1,167 feet of frontage along Upper Manatee River Road. The site 
is  made  up  of  six  parcels  which  are  part  of  a  previously  platted  subdivision,  Stewart 
Subdivision.  The  site  is  currently  occupied  by  a  total  of  three  singlefamily  residences  and 
several accessory structures, including a stable and a buried dock. 
  .   
The site is in Flood Zone Categories X and AE with Base Flood Elevations between 18’ 22’ 
NGVD 1929 and  the  regulatory  floodway of Manatee River per FIRM Panel 120153 0220C 
and 240C), revised 7/15/92.  Special Approval is required for a project adjacent to a perennial 
stream.   
 
Construction  in  the  100Year  Floodplain  must  meet  the  required  elevation  and  all  other 
requirements in the LDC and the Manatee County Floodplain Ordinance. 
 
The  site  is  in  an  area  of  known  flooding.    Any  encroachment,  including  fill,  within  the 
regulatory  floodway  will  require  NoRise  Certification.    Lot  49  is  platted  to  the  floodway 
boundary.  If  the floodway encroaches even minimally  in the floodway, a Letter of Mitigation 
will be required for any structure within 50’ of the floodway. 
 
Public Utilities, Facilities and Services:  
 
The site will be served by County water and sewer.   
 
Water Connection: 
An 8” diameter waterline is along the north side of Upper Manatee River Road in the existing 
rightofway. 
A 42” diameter waterline is along the south side of Upper Manatee River Road in the existing 
rightofway. 
A 24” diameter waterline stubout is along the north side of Upper Manatee River Road in the 
existing rightofway.  
 
Wastewater Connection: 
 
A 6” diameter force main  is at  the  intersection of Rye Road and Rivers Reach Boulevard  in 
the existing rightofway. 
A 6” diameter force main  is at  the  intersection of Rye Road and Rivers Reach Boulevard  in 
the existing rightofway. 
A 4” diameter force main is at the intersection of Upper Manatee River Road and 143rd Street 
N.E. in the existing rightofway.   
  
 
 

PLANNING COMMISSION
Manatee County Government Administrative Center

1112 Manatee Avenue West

Page 21 of 494



Page 11 of 23  Case PDR1343(Z)(P) dts 20130485 – Philip S. and Rosemary L. Stewart 
Rezone/Stewart Grove Subdivision –B00000258 –DTS#20130485 

Schools: 
 
Schools  servicing  the  site  are  Gene Witt  Elementary,  Carlos  E.  Haile  Middle  School  and 
Lakewood Ranch High School.     According  to  information  received  from  the School Board, 
there is sufficient capacity to support the proposed request. 
 
Compatibility:  
 
The site is adjacent to the Manatee River to the north and east.   A residence and vacant land 
are to the south across Upper Manatee River Road.  To the west is the Dream Oaks Camp.  
The  proposed  use  is  compatible  and  consistent  with  the  existing  residential  development 
patterns nearby.   
 
Transitions:  
 
The  site  is  in  an  area  which  is  transitioning  from  suburban  agricultural  uses  to  residential 
developments.  Timing of the request appears appropriate with the growing residential trends 
in the area.   
 
Design Quality:  
 
The onephased project consists of 76 lots for singlefamily detached residences at a density 
of 1.91 dwelling units per acre.   The minimum lot size proposed is 7,200 square feet with a 
minimum  lot  width  of  60  feet.    All  lots  are  arranged  to  have  frontage  from  the  internal 
roadways.   The following chart indicates minimum proposed setbacks for the project: 
 
 

Use/Type  Front   Side   Rear 
Singlefamily detached  25      5’  15’ 
Wetland buffer adjacent to Manatee river  50’  
Waterfront  30’ 

 
 
Streets, Drives, Parking and Service Areas:  
 
The proposed internal streets are to be constructed to County standards and proposed to be 
public.  The applicant requests an option for gates and private streets.   
 
Pedestrian Systems:  
 
The  design  shows  fivefoot wide  sidewalks  along both  sides  of  the  entrance  road and one 
side  of  internal  roadways  in  the  subdivision.    Sidewalks  are  shown  along  Upper Manatee 
River Road along the property frontage to the east and extending west from the entrance to 
the second residential driveway. 
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Natural and Historic Features, Conservation and Preservation Areas:  
 
There are no onsite wetlands.  The site design shows a 50foot wide wetland buffer adjacent 
to the Manatee River.  There are no known historical or archaeological resources onsite. 
 
Density:    
 
A density of 1.91 is consistent and below the allowable potential density (three) for the UF3 
FLUC.    
 
Height: 
 
The maximum  35foot  height  should  not  create  any  external  impacts  that  would  adversely 
affect the surrounding development.  
 
Fences and Screening:  
 
No fences are proposed along the perimeters of the subdivision.     The design shows a 35
foot  wide  perimeter  buffer  along  the  east  boundary  adjacent  to  agricultural  zoned  property 
and  15foot  wide  perimeter  buffers  along  the  south  and  west  boundaries.    A  20foot  wide 
roadway buffer is proposed adjacent to Upper Manatee River Road.  
 
Trash and Utility Plant Screens:  
 
Singlefamily  residences  will  be  served  by  individual  can  pickup  to  be  reviewed  with  the 
future Final Site Plan. 
 
Signs:  
 
All signs will be reviewed with future Final Site Plan and Building Permits. 
 
 

COMPLIANCE WITH COMPREHENSIVE PLAN 

 
The  site  is  in  the  UF3  Future  Land  Use  Category.  A  list  of  Comprehensive  Plan 
Policies applicable  to  this  request  is attached. This project was specifically  reviewed 
for compliance with the following policies: 
 
Policy  2.1.2.7  Appropriate  Timing.    The  surrounding  area  is  characterized  by  residential 
and agricultural uses.  
 
Policy  2.2.1.11.1  Intent.  The  site  is  intended  for  a  lowdensity  urban,  or  clustered  low
moderate  density  urban,  residential  environment,  generally  developed  through  the  planned 
unit development concept.  The proposed gross density of 1.91 exceeds the Special Approval 
threshold (one dwelling unit per acre) in the UF3 FLUC. 
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Policy 2.2.1.11.2 Range of Potential Uses.  Singlefamily detached homes are in the range 
of potential uses. 
 
Policy 2.6.1.1 Compatibility.   PDR developments  can be designed  to permit  development 
consistent with the growing residential trends in the area.  In addition, PDR allows the Board 
to attach stipulations to ensure the project is compatible with the surrounding uses.   
 

TRANSPORTATION 

 
Major Transportation Facilities 
 
The  site  is  adjacent  to  Upper  Manatee  River  Road,  which  is  an  existing  twolane  urban 
collector  roadway and  is designated as a  fourlane collector  roadway  in  the adopted Future 
Traffic Circulation Maps. 
 
Transportation Concurrency 
 
Transportation concurrency compliance was evaluated for the project.  The Applicant 
prepared a Traffic Impact Analysis (TIA) to determine impacts on Upper Manatee River Road 
near the project site.  The results of the TIA, which was reviewed and approved by the 
Transportation Planning Division, indicated there are no level of service deficiencies on 
roadway segments within the impact area.  The intersection of Upper Manatee River Road 
and Rye Road is within the impact area and is expected to operate at the adopted level of 
service with existing and previously approved development.   
 
Access 
 
In conjunction with transportation concurrency, a review of access issues was undertaken by 
County staff. The project will have only one driveway onto Upper Manatee River Road.  This 
access point will provide full turning movement access. One eastbound left turn lane and one 
westbound right turn lane have each been proposed at the project access point. 
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CERTIFICATE OF LEVEL OF SERVICE (CLOS) COMPLIANCE 

 
TRANSPORTATION CONCURRENCY 

 
CLOS APPLIED FOR:  Yes 
TRAFFIC STUDY REQ’D:  Yes 
 

NEAREST 
THOROUGHFARE  LINK  ADOPTED 

LOS 
FUTURE LOS 
(W/PROJECT) 

Upper Manatee 
River Road  3250  D  B 

 
In summary, the results of the TIA review identified no offsite concurrency 
improvements.  However, siterelated improvements (i.e. an eastbound leftturn lane 
and a westbound rightturn lane on Upper Manatee River Road at the project driveway) 
are required.  
 

OTHER CONCURRENCY COMPONENTS  

 
Solid waste landfill capacity, parks needs, and preliminary drainage intent have been 
reviewed with this Preliminary Site Plan.  School capacity, potable water and waste water will 
be reviewed at the time of Final Site Plan/Construction Drawings. 
 

SPECIAL APPROVAL  ANALYSES, RECOMMENDATIONS, FINDINGS 

Manatee Comprehensive Plan defines Special Approval as a development order review and 
approval process entailing, at a minimum, project review and approval by the Manatee 
County Board of County Commissioners; or the specific delegation of any specific review and 
approval process, or part thereof, to one or more County departments with option for appeal 
to the BOCC.   
 

1.  Special Approval is required for a density exceeding one dwelling unit per acre in the 
UF3. FLUC.    The intent of the UF3 FLUC in Policy 2.2.1.11.1, indicates, 
“development in the UF3 FLUC shall follow a logical expansion of the urban 
environment, typically growing from the west to the east, consistent with the availability 
of services.  UF3 areas are those which are established for a low density urban, or 
clustered lowmoderate density urban, residential environment, generally developed 
through the planned unit development concept.” 

 
The site meets the intent of the UF3 FLUC.  The site is in an area where development 
is occurring.   Brookside Subdivision, on the south side of Upper Manatee River Road 
was recently approved for 63 lots at a density of 1.56 dwelling units per acre.  Del 
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Tierra, a recently approved but not yet constructed subdivision (610 lots) is on the west 
side of Rye Road and approved at a density of 2.6 dwelling units per acre.   A gross 
density of 1.91 dwelling units per acre is above the special approval threshold in UF3 
FLUC, the proposed density is consistent with recently approved densities in the area.   
 

2.  Special Approval is required for a project adjacent to a perennial stream.  The Manatee 
River is adjacent to the northern part of the site.  The design of the project avoids 
impacts to the river and 50foot wetland buffer.  There are no adverse impacts from the 
proposed stormwater ponds which are designed to retain runoff from the development.  

 
3.  Special Approval is required for a project partially in the Coastal High Hazard Area 

Overlay District (CHHA). The boundaries of the CHH are in the northern and 
easternmost parts of the site.  This area is occupied mostly by floodplain 
compensation, passive recreational and conservation areas, floodway and wetland 
buffer areas.  

 
The planned development process allows the Board of County Commissioners to approve 
stipulations to ensure compatibility with surrounding zoning and land uses and address any 
specific issues related to the development. 
 
The analysis in the staff report represents a true evaluation of the proposed design for 
potential impacts on natural resources, adjacent land uses and public facilities. 
 
 FINDING FOR SPECIAL APPROVAL IN UF3 FLUC   
 
The  Board  finds  that  the  purpose  of  the  Special  Approval  regulation  is  satisfied  by  the 
analysis  provided  in  the  staff  report  and  proposed  design  which  indicates  the  proposed 
project will have no significant detrimental impacts on natural resources, adjacent land uses, 
or public facilities. 

 

SPECIFIC APPROVALS – ANALYSES, RECOMMENDATIONS, FINDINGS 

 
1.  Request: 

 
LDC Section 714.8.7 requires replacement tree calipers to be three, five, or seven inches 
depending  on  the  size  of  the  tree  removed.    The  request  is  to  allow  replacement  tree 
calipers to be three or four inches. 

 
Staff Analysis and Recommendation: 

 
Staff is in support of the request for Specific Approval for an alternative to Section 714.8.7 
of  the LDC to allow replacement  tree sizes at 3”/4”/4”  instead of 3”/5”/7”.   Staff believes 
that smaller size  trees  typically establish and grow faster.   Therefore,  they provide more 
tree canopy sooner.   
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Finding for Specific Approval: 
 

Notwithstanding  the  failure of  this plan  to  comply with  the  requirements of  LDC Section 
714.8.7,  the  Board  finds  that  the  purpose  of  the  LDC  regulation  is  satisfied  to  an 
equivalent  degree  by  the  proposed  design  because  the  required  number  of  trees  and 
canopy will be provided.   

 
2.  Request 

 
LDC Section 715.3.4 requires one (1) canopy tree every fifty (50) linear feet along rights
ofway in residential developments, to allow for one canopy tree per lot per frontage. 

 
Staff Analysis and Recommendation: 

 
Staff  is  in support of  the  request  for Specific Approval  for an alternative  to LDC Section 
715.3.4  to allow only  one  tree per  lot  per  frontage  instead of one per 50  linear  feet,  as 
more than one tree on narrow lots creates conflicts between the trees and infrastructure. 
This alternative avoids these conflicts from occurring. 
 
Finding for Specific Approval: 
 
Notwithstanding  the  failure of  this plan  to  comply with  the  requirements of  LDC Section 
715.3.4,  the  Board  finds  that  the  purpose  of  the  LDC  regulation  is  satisfied  to  an 
equivalent  degree  by  the  proposed  design  because  the  required  number  of  trees  and 
canopy will be provided.   
 

3.  Request: 
 
    LDC Section 715.3.2.c.1 requires plantings in the form of canopy trees at one tree and 33 

shrubs per 100 linear feet (understory trees at 5 trees and 50 shrubs per 100  linear feet 
where  overhead  power  lines  are  present)  in  a  buffer  width  of  20  feet.    The  applicant 
requests  permission  to  install  a  variable  width  roadway  buffer  to  incorporate  a  view 
corridor  of  the  stormwater  pond  and  native  habitat  north  of  the  pond.    Additionally,  the 
applicant  requests  flexibility  for  an  option  to  relocate  the  required  plant material  for  the 
roadway buffer adjacent to the stormwater pond area.    

 
     Staff Analysis and Recommendation: 
 

Staff supports the Specific Approval request   There are no uses to screen in this location 
other than the stormwater pond.  The applicant proposes to provide the same quantities of 
planting material within the general area to include screening from the roadway for the two 
singlefamily lots west of the stormwater pond.      
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Finding for Specific Approval: 
  
Notwithstanding  the  failure of  this plan  to  comply with  the  requirements of  LDC Section 
715.3.2.c.1,  the  Board  finds  that  the  purpose  of  the  LDC  regulation  is  satisfied  to  an 
equivalent degree, because view corridors of the stormwater pond and native habitat north 
of the pond are provided. 
  

ATTACHMENTS 
1. Applicable Comprehensive Plan Policies 
2. Request for Specific Approval  
3. Zoning Disclosure Affidavit 
4. Traffic Impact Analysis 
5. Newspaper Advertising  
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APPLICABLE COMP PLAN POLICIES 

 
Policy:   2.1.2.3      Permit  the  consideration  of  new  residential  and  non

residential development with characteristics compatible with 
existing development,  in areas which are  internal  to, or are 
contiguous expansions of existing development if compatible 
with future areas of development. 

       
Policy:   2.1.2.7      Review  all  proposed  development  for  compatibility  and 

appropriate timing. This analysis shall include: 
 
            consideration of existing development patterns,  
 
            types of land uses, 
 
            transition between land uses, 
 
            density and intensity of land uses, 
 
            natural features, 
 
            approved development in the area, 
 
            availability of adequate roadways, 
 
            adequate centralized water and sewer facilities, 
            other necessary infrastructure and services. 
 
            limiting urban sprawl 
         
            applicable specific area plans 
 
            (See also policies under Objs. 2.6.1  2.6.3) 
 
Policy:   2.2.1.11               UF3:   Establish  the Urban Fringe   3 Dwelling Units/Gross 

Acre future land use category as follows: 
 
Policy:  2.2.1.11.1                Intent:    To  identify,  textually,  in  the  Comprehensive  Plan's 

goals,  objectives,  and policies,  or graphically on  the Future 
Land Use Map, areas limited to the urban fringe within which 
future  growth  (and  growth  beyond  the  long  term  planning 
period)  is  projected  to  occur  at  the  appropriate  time  in  a 
responsible manner.  The  development  of  these  lands  shall 
follow a logical expansion of the urban environment, typically 
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growing  from  the  west  to  the  east,  consistent  with  the 
availability  of  services.  At  a  minimum,  the  nature,  extent, 
location  of  development,  and availability  of  services will  be 
reviewed  to  ensure  the  transitioning  of  these  lands  is 
conducted consistent with the intent of this policy. These UF
3  areas  are  those  which  are  established  for  a  low  density 
urban,  or  clustered  lowmoderate  density  urban,  residential 
environment,  generally  developed  through  the  planned  unit 
development concept.  Also, to provide for a complement of 
residential  support  uses  normally  utilized  during  the  daily 
activities  of  residents  of  these  low or  lowmoderate  density 
urban  environments,  and  in  limited  circumstances  non
residential uses of a community serving nature to allow for a 
variety of uses within these areas which serve more than the 
day  to  day  needs  of  the  community.    (See  further  policies 
under 2.2.1.11.5 for guidelines)  

 
Policy: 2.2.1.11.2  Range  of  Potential  Uses  (see  Policies  2.1.2.3    2.1.2.7, 

2.2.1.5):    Suburban  or  urban  density  planned  residential 
development with integrated residential support uses as part 
of such developments, retail wholesale or office commercial 
uses which function in the marketplace as neighborhood  or 
community  serving,  shortterm  agricultural  uses, 
agriculturallycompatible  residential  uses,  farmworker 
housing,  public  or  semipublic  uses,  schools,  low  intensity 
recreational  uses,  and  appropriate  waterdependent/water
related/waterenhanced uses (see also Objectives 4.2.1 and 
2.10.4). 

 
Policy:  2.2.1.11.3    Range of Potential Density/Intensity: 
 

Maximum Gross Residential Density: 
    3 dwelling units per acre 
 
Maximum Net Residential Density: 
    9 dwelling units per acre 
(except within the WO or CHHA Overlay Districts pursuant 
to Policies 2.3.1.5 and 4.3.1.5) 

 
Maximum Floor Area Ratio: 
    0.23  (0.35 for miniwarehouse uses only) 
 
Maximum Square Footage for Neighborhood 
   Retail Uses: Medium (150,000sf) 

              Large  (300,000)* 
            *With Limitations (See Policy 2.2.1.11.5) 
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Policy:   2.2.1.11.4    Other Information: 
 

  a)  All mixed, multipleuse, and community  serving non
residential  projects  require  special  approval,  as 
defined herein, and as further 

 
    defined  in  any  land  development  regulations 

developed pursuant to § 163.3202, F.S. 
 
  b)  All  projects  for  which  gross  residential  density 

exceeds 1 dwelling unit per acre, or in which any net 
residential density exceeds 3 dwelling units per acre, 
shall require special approval. 

 
  c)  Any  nonresidential  project  exceeding  30,000  square 

feet shall require special approval. 
 

Policy:   2.2.1.11.5    In order to serve more than day to day needs within  
the  lowmoderate  density  urban  environment,  properties 
meeting  the  following  criteria  may  be  developed  with  land 
uses which are defined as community serving nonresidential 
uses: 
 
a)  Located  at  the  intersection  of  an  arterial  and  a 

collector  roadway as defined  in  the Chapter 5 of  this 
plan. 

 
Policy:   2.2.2.5      CHHA:    Establish  the  Coastal  High  Hazard  Area  Overlay 

District as follows: 
 
 
Policy:   2.2.2.5.1     Definition:  The geographic area below the Category 1 storm 

surge  line  as  established  by  a  Sea,  Lake,  and  Overland 
Surges form Hurricanes (SLOSH) computerized storm surge 
model, pursuant to applicable law, as updated on a periodic 
basis.  

 
Policy:   2.2.2.5.2     Purpose: 
 

a)  To  limit  population  in  the Coastal High Hazard Area 
Overlay District.   

 
b)  To limit the amount of infrastructure, both private and 

public, within  the CHHA Overlay District and  thereby 
limit  magnitude  of  public  loss  and  involvement  in 
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mitigating for loss of private infrastructure to Manatee 
County residents. 

 
c)  To, through exercise of the police power, increase the 

degree  of  protection  to  public  and  private  property, 
and to protect the lives of residents within the CHHA, 
and  reduce  the  risk  of  exposing  lives  or  property  to 
storm damage. 

 
d)  To  accomplish  shoreline  stabilization  along  coastal 

areas  by  limiting  development  activity  which  may 
adversely impact shoreline stability. 

 
e)  To  protect  coastal  water  quality  by  reducing 

impervious  surface  along  coastal  areas,  thereby 
reducing  the  risk  of  incomplete  treatment  of 
stormwater  runoff  before  discharge  into  coastal 
waters. 

 
f)  To encourage, establish, and maintain vegetative and 

spatial buffer zones, in order to maintain the capacity 
of  natural  vegetative  communities  in  mitigating  the 
negative effects of storm surge and tidal velocity, and 
the erosive effect of wave action. 

 
Policy:   2.2.2.5.4    Effect of Mapping: 

  Any  project  which  is  at  least  partially  within  the  CHHA 
Overlay  District  shall  be  submitted  for  approval  under  the 
special  approval  process,  except  in  the  instance  of  any 
project on lands owned, leased or operated by the Manatee 
County  Port  Authority.    The  area  designated  under  the 
CHHA  Overlay  District  on  the  Future  Land  Use  Map  shall 
also be subject  to all  goals,  objectives and policies  for any 
future  land  use  category  overlaid  by  the  CHHA  District, 
except  where  policies  associated  with  the  CHHA  Overlay 
conflict with such goals, objectives and policies. In this event, 
policies  associated  with  the  CHHA  Overlay  shall  override 
other  goals,  objectives  and  policies.    The  extent  and 
coverage  of  the  area  designated  as  CHHA  is  an 
approximation,  and  is  subject  to  a  more  precise 
determination  on  any  project  within,  or  proximate  to,  that 
area shown on  the Future  land Use Map as CHHA.   At  the 
time  of  review  of  any  such  project  for  issuance  of  any 
development order establishing  total or partial  development 
potential,  evaluation  of  a  predevelopment  topographic 
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survey of the site shall be utilized to determine the extent of 
the CHHA District Overlay. 

  
Policy:   2.6.1.3      Require  appropriate  limits  on  net  residential  density  to 

achieve compatibility between adjacent residential land uses.  
Limits on net density may reduce net density on a project, or 
part  thereof,  into  less  than  the  maximum  net  density 
associated with the future land use category or categories on 
the project site (see also policy 2.6.1.1). 

 
Policy:   2.6.2.1      Limit location of new residential development and residential 

support  uses  adjacent  to  intensive  and  incompatible 
agricultural operations. 

 
Objective:  2.9.1      Strong  Communities:    Create  and  maintain  communities 

which are characterized by their: 
 

  connection,  integration,  and  compatibility  with 
surrounding land uses, 

 
  community spaces and focal points, 

 
  protection of the natural environment, 

 
  connection and integration of pedestrian, bicycle, and 

vehicular systems, 
 

  usable  open  spaces,  and  public  access  to  water 
features, 

 
  unifying design elements and features, 

 
  variety of housing stock, 

 
  pedestrian oriented structures, and pedestrian friendly 

design, 
 

  connection to recreational facilities, schools, adjacent 
neighborhoods,  employment  opportunities  and 
commercial uses. 

 
Policy:   2.9.1.5      Promote the development of pedestrian friendly designs.  
 
Policy:   2.9.1.7      Encourage the development of community spaces, including 

usable open space and public access to water features. 
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Page 23 of 23  Case PDR1343(Z)(P) dts 20130485 – Philip S. and Rosemary L. Stewart 
Rezone/Stewart Grove Subdivision –B00000258 –DTS#20130485 

Policy:  3.2.2.1  Require all projects that are adjacent to any perennial  lake 
or stream, as reflected in the Manatee County Soil Survey, 
obtain  special  approval  to  ensure  that  project  impacts  on 
these  waterbodies  are  identified  and  minimized.    [See 
policy 2.3.1.2] 
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I. INTRODUCTION 

The purpose of this report is to document a traffic concurrency analysis for the Stewart 

Property residential development (Project).  The Project is a single-phase project 

consisting of 76 single-family detached homes.  The Project has a scheduled build-out 

year of 2016 and is located on Upper Manatee River Road, west of Rye Road.  This 

report summarizes the methodologies, procedures, and findings of the analysis.  A 

conceptual site plan is provided in Appendix 1. 

 

Primary access to the site is proposed through a connection on Upper Manatee River 

Road.  Figure 1 illustrates the general location of the Project site, including the adjacent 

external roadway system. 

 

 

 

 

 

II. METHODOLOGY 

This analysis has been prepared consistent with Manatee County’s Traffic Impact 

Analysis Requirements and Procedures (November 2012) and the approved 

methodology statement provided in Appendix 2. 
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III. PROJECT TRIP GENERATION 

Traffic volumes generated by the project were estimated based upon the trip generation 

equations provided in ITE’s Trip Generation Manual, 9th Ed. (2012).  Trip generation 

calculations were performed for the daily, a.m. peak hour and p.m. peak hour time 

periods.  The gross trip generation estimates for the Project are reported in Table 1.   

 

Table 1 – Project Trip Generation 

 

 

IV. PROJECT DISTRIBUTION AND ASSIGNMENT 

Project trips on Upper Manatee River road were distributed based upon review of a 

turning movement count at the Rye Road intersection, which is located about 0.34 miles 

to the east of the Project driveway. This count indicates an eastbound/westbound 

distribution of 54%/46% on Upper Manatee Road. Therefore, 54% of Project trips were 

distributed to/from the west and 46% to/from the east. To assign Project trips at the 

intersection of Upper Manatee River Road and Rye Road, the existing turning 

movement proportions were applied to the approaching and departing volumes. The 

resulting Project trip assignment is illustrated in Figure 2.   

  

Land Use LUC Size Units In Out In Out

Single-Family Detached Housing 210 76 d.u. 816 16 47 52 30

816 16 47 52 30

Source : ITE, Trip Generation, 9th Ed., 2012

Gross Trips

Daily 
Trips

 Gross AM Peak 
Hour Trips

Gross PM Peak 
Hour Trips
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V. SCHEDULED IMPROVEMENTS 

The identification of scheduled roadway improvements within the study area was 

performed based upon a review of the current Florida Department of Transportation 

(FDOT) Work Program and the Capital Improvement Program for Manatee County.  

Based on this review, no capacity improvements were identified within the study area. 

 

VI. STUDY NETWORK DETERMINATION 

The transportation study area for the Project was identified in accordance with current 

Manatee County transportation concurrency requirements.  The study area includes all 

regionally significant roadway links, intersections, and interchanges on which Project 

traffic consumes 5.0 percent or more of the adopted two-way peak hour level of service 

volume.  

 

Level of service volumes were obtained from the most recent version of the FDOT 

Q/LOS Tables (12/18/12 version).  Based on Project trip generation and distribution, the 

Project is not significant on any thoroughfare roadway.  Therefore, the study area is the 

first directly-accessed thoroughfare roadway link of Upper Manatee River Road, from 

the Curve to Rye Road, including the intersection at Upper Manatee River Road and 

Rye Road. Table 2 reports the study network determination and Figure 3 illustrates the 

Project Study Network. 
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Table 2
Study Network Identification

Stewart Property

NB/EB SB/WB

Rye Rd CR 675 Upper Manatee River Rd. 2LU D 2,170 33.0% 10 17 1.24% No No

Upper Manatee River Rd. SR 64 2LU D 2,170 13.0% 7 4 0.51% No No

Upper Manatee River Rd SR 64 Curve 2LU D 2,170 54.0% 28 16 2.03% No No

Curve Project Driveway 2LU D 2,170 54.0% 28 16 2.03% No Yes

Project Driveway Rye Rd 2LU D 2,170 46.0% 14 24 1.75% No Yes

52 in

30 out

In Study 
Area?

Project Trips:

LOS 
Standard

Project Vol 
% of Ser 
Volume

Significant 
Impact?

FromRoadway
Project Trip 
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VII. EXISTING TRAFFIC CONDITIONS 

Existing traffic conditions at the study area intersection were estimated based on a p.m. 

peak hour turning movement count collected within one year of the concurrency 

analysis.  The count was adjusted to reflect peak-season conditions by applying the 

seasonal adjustment factor from the Florida DOT 2012 Florida Traffic Information (FTI) 

DVD.  A copy of the adjusted turning movement count for the study area intersection 

and the appropriate peak season factor are provided in Appendix 3.  Figure 4 

illustrates the existing traffic volumes at the intersection located within the study area. 

 

An intersection capacity analysis was conducted for this intersection under existing 

conditions during the p.m. peak hour.  This analysis was conducted based on the 2010 

Highway Capacity Manual (HCM) and the supporting Highway Capacity Software (HCS 

2010).  

 

Using the HCS Two-Way Stop Control software, this intersection is determined to be 

operating within adopted LOS standards for existing conditions.   Table 3 reports the 

findings of the intersection capacity analysis for existing conditions.  The HCS 

worksheet for this intersection is provided in Appendix 4.  
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Table 3 – Intersection Capacity Analysis – Existing Conditions 

Intersection LOS 

Upper Manatee River Road & Rye Road B/A 
 (EB-LR/NB-L) 

   
 

Roadway segment capacity analyses were performed within the identified study area 

under existing conditions during the p.m. peak hour.  Roadway segment volumes for the 

section of Upper Manatee River Road from the Curve to the Project driveway were 

estimated based upon an average of the approaching and departing volumes from the 

p.m. peak hour TMC’s at Upper Manatee River Road and SR 64, and Upper Manatee 

River Road and Rye Road.  (Each of these TMC’s is provided in Appendix 4.) East of 

the Project driveway, the segment volumes were estimated from the TMC at Upper 

Manatee River Road and Rye Road. Table 4 reports the existing segment volumes and 

the corresponding LOS.  Note that the LOS thresholds are based on the FDOT 12/18/12 

two-way service volumes for an urban-area, uninterrupted roadway, using a directional 

factor of 0.55, which is the standard factor for deriving two-way service volumes from 

directional service volumes. 

 

Table 4 – Existing Roadway Segment Volumes and Levels of Service 

 

 

As reported in Table 4, all roadway segments are operating at or better than the 

adopted LOS standard for existing p.m. peak hour conditions. 

EB WB EB WB EB WB

Curve Project Driveway 2LU 401 214 1,190 980 B B

Project Driveway Rye Rd 2LU 86 74 1,190 980 B B

Upper Manatee 
River Rd

Peak Hour 
Service 
Volume

Existing LOS

ToFromRoadway

Existing PM 
Peak Hour 
VolumesLanes
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VIII. BACKGROUND VOLUMES 

For the section of Upper Manatee River Road within the study area, reserved trip 

amounts were obtained from the 7/26/12 version of Manatee County’s Concurrency 

Reservations (see Appendix 5). When applied to existing count data, these reserved 

trip volumes result in a 39% growth in traffic over 3 years, or 13% per year. When 

adjusted using recent County methodology by 75%, and then including a 3% per year 

factor for general through-trip background growth, this results in an annual growth rate 

of 13% per year as well.  Given the low existing volumes, this is not an unreasonable 

estimate. Therefore, the application of 75% of reserved trips plus a 3% general through-

trip background growth rate was used for Upper Manatee River Road. Additionally, the 

trips from the M/I Homes residential development (also located on Upper Manatee River 

Road) were included in full. These trips were obtained from the M/I Homes UMRR 

Property traffic study, which was performed by Grimail Crawford, Inc., and recently 

approved by Manatee County.  

 

At the intersection of Upper Manatee River Road and Rye Road, an estimate of future 

year background traffic on Rye Road was derived in order to analyze the intersection 

under total traffic conditions. For Rye Road, the reserved trips result in a 420% growth 

in traffic over 3 years.  Considering the 75% reserved trip adjustment, the total growth is 

still 315%.  Over three years, this would be a growth rate of 105% per year.  This is not 

reasonable.  If it is considered that these reserved trips more likely represent growth 

over a longer term of 10 years, the annual growth rate is 31.5%.  While this is still 

unlikely, it represents a fairly reasonable and conservative assumption for analyzing 

future conditions at the intersection.  Therefore, for the Rye Road approaches, a 31.5% 

annual growth rate was applied to existing traffic. The trips from the M/I Homes 

development mentioned above were then added to the intersection volumes. Future 

turning movement calculations are documented in Appendix 6. Background volumes 

are illustrated in Figure 5.  
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IX. FUTURE TRAFFIC CONDITIONS AND TOTAL VOLUMES 

To develop the future total traffic volumes used in this study, the future 2016 

background trips were combined with the distributed Project trips.  The future total traffic 

volume is the sum of the non-Project background trips and the Project trips.  Future total 

traffic volumes are illustrated in Figure 6.  A detailed table of turning movement 

volumes including the existing volumes, the future background volumes, and the Project 

volumes is provided in Appendix 6.  The p.m. peak hour intersection capacity analysis 

for future 2016 conditions was performed using HCS 2010.  The findings of this analysis 

are reported in Table 5.   

 

Table 5 – Intersection Capacity Analysis - Future Conditions 

Intersection LOS 

Upper Manatee River Road & 
Rye Road 

D/A 
 (EB-LR/NB-L) 

 

As reported above, the intersection of Upper Manatee River Road and Rye Road is 

estimated to operate within adopted LOS standards under total traffic conditions.  The 

corresponding HCS worksheet is documented under Appendix 7.  

 

An access management analysis was also conducted at the proposed Project driveway 

on Upper Manatee River Road to evaluate the need for turn lanes.  A left-turn warrant 

analysis was conducted using NCHRP Report 457 methodology.  The posted speed 

limit on Upper Manatee River Road is 45-mph, so an 85th percentile speed of 50-mph 

was considered. As documented in Appendix 7, this analysis shows that an eastbound 

left-turn lane is not warranted at the Project driveway. The FDOT Driveway Information 

Guide was used to assess the need for a westbound right-turn lane at the Project 

driveway.  As documented in Appendix 7, the lowest threshold for requiring a right-turn 

lane on Upper Manatee River Road is 80 right-turns per hour.  Since the maximum 

estimated number of peak hour right-turns into the site is 23, a right-turn lane is not 

required at the Project driveway.  
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The study segment on Upper Manatee River Road area was analyzed under future 

conditions by comparing the projected total traffic volumes to the generalized service 

volumes.  The findings of this analysis are reported in Table 6.   

 

Table 6 – Roadway Segment Levels of Service 

 

 

The above analysis shows that all roadway segments operate at or better than the 

adopted LOS standard under future 2016 total traffic conditions.   

 

 

 

 

 

 

 

 

 

 

 

 

EB WB EB WB EB WB EB WB EB WB EB WB EB WB EB WB

Curve
Project 
Driveway

2LU 401 214 3.00% 91 90 29 18 557 341 26 16 583 357 1,190 980 C C

Project 
Driveway

Rye Rd 2LU 86 74 3.00% 91 90 8 14 193 185 13 23 206 208 1,190 980 B B

Existing PM 
Peak Hour 
Volumes

Peak Hour 
Service 
Volume

Future LOS 
(2016)Growth 

Rate

75% 
Reserved 

Trips

PM Peak 
Hour 

Project 
Trips

Total Traffic 
Volumes 

(2016)

M/I Homes 
UMRR 

Property 
Trips

Total 
Background 

Trips

Upper 
Manatee 
River Rd

Roadway From To Lanes
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X. CONCLUSION 

The traffic analysis conducted for this Project evaluated the potential impact that the 

development, consisting of 76 single-family homes, would have on the roadways and 

intersections in the study area under future 2016 conditions.  A capacity analysis was 

conducted for intersections and roadways within the study area.  The analysis prepared 

is in response to Manatee County transportation concurrency requirements.   Findings 

of the future-year capacity analyses demonstrate that no transportation improvements 

are required to accommodate the Project. 
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March 13, 2014 - Planning Commission Meeting 
Agenda Item #3 

 
 
Subject 
PDC-05-79/PSP-13-76 – XPRESS STORAGE AT PORTAL CROSSING - DTS #20130496 - QUASI - JUDICIAL 
- SHELLEY HAMILTON 
 
Briefings 
None 
 
Contact and/or Presenter Information 

Shelley Hamilton 

Principal Planner 

941-748-4501, ext. 6863 

 
 
Action Requested 

RECOMMENDED MOTION: 
   
Based upon the staff report, evidence presented, comments made at the Public Hearing, and finding the 
request to be CONSISTENT with the Manatee County Comprehensive Plan and the Manatee County Land 
Development Code, as conditioned herein, I move to recommend ADOPTION of Manatee County Zoning 
Ordinance No. PDC-05-79/PSP-13-76; APPROVE the Preliminary Site Plan with Stipulations A.1 – A.5, B.1 – 
B.5, and C.1 - C.2; ADOPTION of the Findings for Specific Approval; GRANTING Specific Approval for 
alternatives to Sections 710.1.6 and 714.8.7 of the Land Development Code; as recommended by staff. 

 
 
Enabling/Regulating Authority 

Manatee County Comprehensive Plan 

Manatee County Land Development Code 

 
 
Background Discussion 

• Ms. Rachel Layton, Agent for XPress Storage – Portal Crossing, requests approval of a Preliminary Site Plan 
for 368 mini-storage warehouse units on 3.12 ± acres zoned PDC (Planned Development Commercial.   

• The site is located at the southeast corner of S.R. 64 East and Portal Crossing, approximately 675 feet west 
of Lakewood Ranch Boulevard.  The site has approximately 1,000 feet of frontage along S.R. 64 East. 
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• The property was rezoned to PDC with an accompanying Preliminary Site Plan in 2008.  The Preliminary 
Site Plan was approved to allow a convenience store with gas pumps, a car wash, a bank, retail space and 
restaurants.  To date, the convenience store, the car wash, and some of the retail space has been built.  This 
mini-storage facility will replace the remaining retail space that was originally approved for the property. 

• The project will consist of 368 mini-storage warehouse units in four, one-story buildings and a 181 square 
foot office building for a self-service kiosk.  A portion of the buildings will be climate controlled.  The facility 
will be open 24 hours per day/7 days a week.   

• The site has access to both S.R. 64 East and Lakewood Ranch Boulevard via Portal Crossing. 

• Specific Approvals have been requested for the following: 

 - A reduction in parking; and 

 - Alternative to tree replacement sizes 

• The applicant did not hold a neighborhood meeting for this application.  There are no residential uses 
adjacent to the proposed use, and therefore, did not feel it was necessary to alert the adjacent commercial 
uses. 

• Staff recommends approval with stipulations. 

  

 
 
County Attorney Review 
Other (Requires explanation in field below) 
 
Explanation of Other 
Sarah Schenk reviewed and responded via email on 02/11/2014. 
 
Reviewing Attorney 
Schenk 
 
Instructions to Board Records 
n/a 
 
Cost and Funds Source Account Number and Name 
n/a 
 
Amount and Frequency of Recurring Costs 
n/a 
 
 
Attachment:  Maps - Future Land Use, Zoning and Aerial - Xpress Storage - PDC-05-79 - PSP-13-76 - 03-13-
2014 PC.pdf 
Attachment:  Staff Report - XPress Storage at Portal Crossing - PDC-05-79 - PSP-13-76 - DTS20130496 - 03-
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13-2014 PC.pdf 
Attachment:  Request for Specific Approval - PDC-05-79 - PSP-13-76 - Xpress Storage at Portal Crossing - 
DTS20130496 - 03-13-2014 PC.pdf 
Attachment:  Elevation - PDC-05-79 - PSP-13-76 - Xpress Storage at Portal Crossing - DTS20130496 - 03-13-
2014 PC.pdf 
Attachment:  Traffic Impact Statement - PDC-05-79 - PSP-13-76 - Xpress Storage at Portal Crossing - 140313 
PC.pdf 
Attachment:  Parking Analysis - PDC-05-79 - PSP-13-76 - Xpress Storage at Portal Crossing - DTS20130496 - 
03-13-2014 PC.pdf 
Attachment:  Copy of Newspaper Adv - Xpress Storage - PDC-05-79 - PSP-13-76 - 03-13-2014 PC.pdf 
Attachment:  Site Plan - PDC-05-79 - PSP-13-76 - Xpress Storage at Portal Crossing - DTS20130496.pdf 
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P.C. 3/13/2014 
 
 
 
 
 

PDC0579/PSP1376 – XPRESS STORAGE AT PORTAL CROSSING 
(DTS #20130496) 

 
An Ordinance of the Board of County Commissioners of Manatee County, 
Florida, regarding land development, approving a Preliminary Site Plan for 
ministorage warehouse space and 24hour  kiosk on  approximately 3.12 
acres located at the southeast corner of S.R. 64 East and Portal Crossing; 
subject  to  stipulations  as  conditions  of  approval;  setting  forth  findings; 
repealing ordinances in conflict; providing a legal description; providing for 
severability, and providing an effective date.   
 

 
P.C.:  3/13/2014        B.O.C.C.:  4/03/2014   

 
 
 
 
 

RECOMMENDED MOTION: 
 
Based upon the staff  report, evidence presented, comments made at  the Public 
Hearing,  and  finding  the  request  to  be  CONSISTENT  with  the  Manatee  County 
Comprehensive  Plan  and  the  Manatee  County  Land  Development  Code,  as 
conditioned herein, I move to recommend ADOPTION of Manatee County Zoning 
Ordinance  No.  PDC0579/PSP1376;  APPROVE  the  Preliminary  Site  Plan  with 
Stipulations  A.1  –  A.5,  B.1  –  B.5,  and C.1    C.2;  ADOPTION  of  the  Findings  for 
Specific  Approval;  GRANTING  Specific  Approval  for  alternatives  to  Sections 
710.1.6 and 714.8.7 of the Land Development Code; as recommended by staff. 
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PROJECT SUMMARY 

CASE#         
PDC0579/PSP1376 (DTS# 20130496) 

PROJECT NAME        Xpress Storage – Portal Crossing 

APPLICANT(S):  Stephen A. Wilson, As Trustee  

EXISTING ZONING: 
 
PDC  (Planned Development Commercial) 
 

PROPOSED USE(S):  MiniStorage Warehouses (368 units) 

CASE MANAGER:    Shelley Hamilton 

 
STAFF RECOMMENDATION:  
 

Approval  

DETAILED DISCUSSION 

Future Land Use 
The subject property is designated MU (Mixed Use) on the Future Land Use Plan for Manatee 
County.  The intent of the MU designation is to establish and develop areas which are major 
centers of suburban/urban activity and are  limited to areas with a high  level of public facility 
availability  along  functionally  classified  roadways.    Also,  the  MU  designation  will  provide 
incentives for, encourage, or require the horizontal or vertical integration of various residential 
and  nonresidential  uses  within  these  areas,  achieving  internal  trip  capture,  and  the 
development of high quality environment for living, working or visiting. 
 
Zoning 
The  subject  property  is  zoned PDC  (Planned Development/Commercial).   The  intent of  the 
PDC district  is  to  provide  for development  of  commercial  centers  in  scale with  surrounding 
market areas, at appropriate locations, in conformance with the goals, objectives, policies and 
locational  criteria  of  the  Comprehensive  Plan  and  in  conjunction  with  standards  set  forth 
herein. 
 
It  is  further  the  intent  to  permit  the  establishment  of  such  districts  only  where  planned 
development,  with  carefully  located  buildings,  parking  and  service  areas,  and  landscaped 
open space will provide for internal convenience and ease of use, and to ensure compatibility 
with  adjacent  and  surrounding  land uses.   The PDC district  shall  provide  a broad  range of 
commercial facilities and services appropriate to the general needs of the area served. 
 
Finally, PDC districts shall be located where they will facilitate ease and convenience of use, 
where  there  will  be  no  negative  impacts  on  the  surrounding  transportation  system,  public 
service and surrounding land uses; where the use is compatible with surrounding land uses; 
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where  the  development  will  not  encourage  the  expansion  of  office  or  commercial  strip 
development along adjacent streets; and where the intensity of the project  is consistent with 
the use that it provides. 
 
History  
The property was  the subject of a  rezoning  to PDC and an accompanying Preliminary Site 
plan [PDC0579(Z)(P)].  The Preliminary Site Plan was approved on October 2, 2008 to allow 
18,300  square  feet  of  retail  sales  and  restaurants;  4,100  square  feet  of  convenience  store 
with  six  gas  pumps;  1,152  square  foot  car  wash;  and  5,800  square  foot  bank  with  drive
through.  The stipulations, at that time, included: 
 

•  Compliance with elevations; and 
•  Provision  of  crossaccess  easement  agreements  for  joint  use  of  parking  and 

driveways. 
 
The Preliminary Site Plan was granted an extension until August 23, 2016. 
 
A Final Site Plan was approved in February 2009 for a Mobil Gas Station with a Convenience 
Store (4,100 square feet), 6 gas pumps and a car wash.  The gas station/convenience store 
and 6 pumps are in place. 
 
In May 2009, a Final Site Plan was approved for 17,300 square feet of retail.  An extension 
was  granted  to  April  1,  2016  for  this  FSP.    Also,  in March  2012,  the  CLOS  for  the  entire 
Preliminary Site Plan area was extended to August 31, 2016. 
 
New Request 
This  new  request  is  for  a  new  Preliminary  Site  Plan  for  a  single  parcel  within  the  original 
Preliminary  Site  Plan.    The  request  is  for  a  ministorage  warehouse  facility.    A  legal 
description  has  been  filed  for  only  the  parcel  that  will  contain  the ministorage  warehouse 
facility.    The  applicant  also  submitted  a  strikethrough/underscore  version  of  the  adopted 
ordinance  (Ordinance 0579(Z)(P).   A  new ordinance will  be  adopted,  if  approved,  that will 
apply only to the ministorage warehouse facility. 
 
The project  consists of  368 ministorage warehouse units  in  four onestory buildings and a 
181 square foot office building for a selfservice kiosk.  The maximum building heights will be 
35 feet.  A portion of the three buildings will be climate controlled.   The facility will be open 24 
hours per day/7 days a week.   
 
The site has access to S.R. 64 East and Lakewood Ranch Boulevard via Portal Crossing. 
 
The applicant requests Specific Approval for the following: 
 

•  A reduction in parking. 
 
16 spaces are proposed based on a parking  ratio of 1.39 spaces per 100 storage 
units.  Staff believes that the spaces provided should adequately serve the proposed 
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use. 
 

•  Alternative to tree replacement sizes. 
 

To  allow  the  installation  of  smaller  diameter  trees  that  will  require  a  shorter 
timeframe for establishment and, ultimately, provide superior tree canopy. 
 

No neighborhood meeting was held for this petition.  (There are no residential uses adjacent 
to the proposed use.) 
 
Staff recommends approval with stipulations identified below.   
  

SITE CHARACTERISTICS AND SURROUNDING AREA 

ADDRESS:   10415 Portal Crossing; Bradenton, FL  34212 

GENERAL LOCATION:  Southeast  corner  of  S.R.  64  East  and  Portal 
Crossing 

ACREAGE:   3.12 ±  acres  

EXISTING USE(S):  Vacant 

FUTURE LAND USE CATEGORY(S):   MU (Mixed Use) 

INTENSITY:   0.32 F.A.R. 

OVERLAY DISTRICT(S):  N/A  

SPECIFIC APPROVAL(S): 

1.  Reduced  parking  –  Land Development  Code 
Section 710.1.6 
 

2.  Tree Replacement Size – Land Development 
Code Section 714.8.7 

SURROUNDING USES & ZONING 

North 
Immediately north – S.R. 64 East 
Across S.R. 64 East  Vacant/GC zoning and Golf 
Course/PDR zoning 

SOUTH 
Warehouse  Uses,  Ideal  School,  and  Master 
Stormwater  Pond  for  Portal  Crossings/PDMU 
zoning 

EAST   Dentist Office/PDC zoning   

WEST  Mobile Gas Station w/Car Wash/PDC zoning 
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SITE DESIGN DETAILS 

LOT SIZE(S):  3.12 ±  acres 

SETBACKS: 

Front                  
 
Side    
Rear  
                     

35’  on  S.R.  64;  56’  on 
Portal Crossing 
51’ 
20’ 
 

OPEN SPACE:  Required:                   20% 
Provided:                   21.4%  0.67 ± acres 

RECREATIONAL AMENITIES:  N/A 

RECREATIONAL ACREAGE:  N/A 

ACCESS:  S.R. 64 East via Portal Crossing 

FLOOD ZONE(S)   X  (Panel  120153  0352  C  and  0360  C,  revised 
7/15/92) 

AREA OF KNOWN FLOODING  No  

UTILITY CONNECTIONS   County water and sewer 

ENVIRONMENTAL INFORMATION 

Overall Wetland Acreage:   No wetlands 

Proposed Impact Acreage:  
 
None 
 

 
Wetlands 
According to the environment narrative provided by ECo Consultants dated November 
19, 2013,  there are no wetlands  in  the project area or offsite around the perimeter of 
the parcel boundary. 
 
Uplands 
According  to  the  environmental  narrative  the  entire  site  is  213  – Woodland  Pasture, 
therefore, there is no native upland habitat within the project boundary. 
 
Endangered Species 
According to the environmental narrative only one gopher tortoise burrow was observed 
onsite.  No other listed species were observed.  If the burrow is still present at the time 
of  Final  Site  Plan  approval,  the  applicant  will  obtain  the  required  gopher  tortoise 
relocation permit from the FFWCC.  A stipulation is provided to require this. 
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Trees 
Although  the  applicant  has  not  provided  information  on  existing  trees  onsite,  staff 
estimates to be approximately 20 or so trees.  Replacement for these and the additional 
trees  indicated  on  the  Preliminary  Landscape  Plan  should  be  accommodated  easily 
through upsizing the required trees for the project.  If this is not possible, the applicant 
may pay into the Tree Trust Fund. 
 
Staff is recommending and providing findings for Specific Approval for an alternative to 
Section 714.8.7 of the LDC to allow for smaller replacement tree sizes at 3”/4”/4” in lieu 
of 3”/5”/7”. 
 
Landscaping/Buffers 
The  applicant  is  providing  an  11’  wide  roadway  buffer  along  S.R.  64  East,  and  a 
variable width roadway buffer, a minimum of 14’ wide along Portal Crossing.  Perimeter 
buffers are also provided as variable widths; 11’ minimum width  for  the east side and 
12’ minimum width for the south side of the project. 
 
The  preliminary  landscape  plan  shows  plant  material  proposed  in  the  roadways  and 
perimeter buffers in accordance with the LDC.  Final species and sizes will be reviewed 
and  approved  by  staff  with  the  Final  Site  Plan  for  the  project.    Staff  has  provided 
findings  for  Specific  Approval  recommended  for  an  alternative  to  Section  714.8.7  – 
Replacement Tree Sizes. 
 
Foundation landscaping has been calculated and provided on the preliminary landscape 
plan in accordance with LDC requirements. 
 

NEARBY DEVELOPMENT 

 

PROJECT   SQ. FT.  PARCEL 
SIZE  FLUC  YEAR 

APPROVED 
Mobile  Gas 
Station/Car  Wash 
with 6 gas pumps   5,252 ± sq. ft.  1.48 acres  MU  2009 
Dentist Office   4,140 ± sq. ft  .94 acres  MU  2006 
Greenfield  Golf  
Course     69.57 acres  UF3  2008 
CVS  15,879 + sq. ft.  2.63 acres  MU  2005 
Imagine School  14,941 + sq. ft.  1.625 acres  R/O/R  2008 
Portal  Crossings 
Warehouse Space   4,800 + sq. ft.  .54 acres  R/O/R  2004 
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POSITIVE ASPECTS 

•  Development  appears  to  be  moving  towards  a  mix  of  office,  retail,  and  residential 
uses, demonstrating a mix of zoning districts and land uses as envisioned in the MU 
Future Land Use category. 

•  The timing appears to be consistent with the development trends in the area. 
•  The  site  has  access  to  S.R.  64  East  and  Lakewood  Ranch  Boulevard  via  Portal 

Crossings.   

NEGATIVE ASPECTS 

 
     N/A 
 

MITIGATING MEASURES 

     N/A 

 
STAFF RECOMMENDED STIPULATIONS 

 
 
A.  DESIGN AND LAND USE CONDITIONS: 
 

1.  The  design  of  the  buildings  shall  be  in  substantial  conformance  with  the  elevations 
presented at the Planning Commission and Board of County Commission meetings. 

 
2.  Exterior building materials shall consist of brick, architectural precast concrete panels, 

architectural  masonry  units,  glass,  stucco,  ceramic  tile,  stone,  wood,  or  similar 
materials.   Architectural metals  in  conjunction with other permitted building materials 
shall  be  allowed,  provided  that  at  least  fifty  percent  (50%)  of  the  building  face  is 
constructed from other permitted materials. 
 

3.  Prior to Final Site Plan approval, the shared crossaccess agreement shall be modified 
to allow a gated entrance,  for emergency vehicles only,  on  the east boundary of  the 
subject property.   
 

4.  All  roof  mounted  H.V.A.C.  mechanical  equipment  shall  be  screened  with  a  solid 
parapet  wall  or  other  noise  deflecting  materials,  which  shall  be  consistent  with  the 
construction materials of the main building, so as not to be visible from adjacent roads 
or  residences.    Roof  mounted  equipment  shall  be  placed  in  the  front  half  of  the 
building, away from the residential development.  This shall be approved with the Final 
Site Plan. 
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5.  Freestanding signs  for  this project  shall  include decorative  elements  reflective of  the 

building materials, colors, and architectural details consistent with each building. 
 
B.  ENVIRONMENTAL CONDITIONS: 
 

1.  The  developer  shall  provide  an  updated  study,  consistent  with  Policy  3.3.2.  of  the 
Comprehensive Plan, for threatened and endangered plant and animal species prior to 
Commencement  of  any  development.    A  Management  Plan,  approved  by  the 
appropriate State or  federal agency, shall be provided  to  the Environmental Planning 
Division  of  Building  and  Development  Services  for  any  listed  species  found  onsite, 
prior to Final Site Plan approval. 

 
2.  Tree  barricades  for  trees  to  be  preserved  shall  be  located  at  the  drip  line,  unless 

approved  by  the  Environmental  Planning  Division  of  Building  and  Development 
Services.  The drip line shall be defined as the outer branch edge of the tree canopy.  
The  area  within  the  drip  line  shall  remain  undisturbed.    The  following  activities  are 
prohibited  within  the  drip  line  of  preserved  trees;  machinery  and  vehicle  travel  or 
parking;  underground  utilities;  filling  of  excavation;  storage  of  construction materials.  
The  tree protection  barricades  shall  consist  of  chain  link  fence  (new or  used) with  a 
minimum  of  5’  height,  unless  otherwise  approved  by  Building  and  Development 
Services. 
 

3.  The applicant  shall  address  tree  replacement  for  the  roadway  extension project with 
the Final Site Plan for  this project, as required  in  the already approved project under 
FSP0839.    Tree  replacement  shall  be  achieved  onsite  to  the  greatest  extent 
possible, with  the balance of  the  tree  replacement  to be addressed  through payment 
into the Manatee County Tree Trust Fund.  Total tree replacement shall be determined 
at the Final Site Plan stage, and shall be made in accordance with Land Development 
Code  Section  714.8.6  and  in  conjunction  with  the  Tree  Removal  Payment  fees  as 
established in Resolution No. 12052.  Any requirement to pay into the Tree Trust Fund 
shall be made prior to issuance of the first building permit for the project. 
 

4.  A Well Management Plan for the proper protection and abandonment of existing wells 
shall  be  submitted  to  the  County  for  review  and  approval  prior  to  Final  Site  Plan 
approval.  The Well Management Plan shall include the following: 
 
•  Digital photographs of the well along with nearby reference structures (if existing); 
•  GPS coordinates (latitude/longitude) of the well; 
•  The methodology uses to secure the well during construction (e.g., fence, tape); and 
•  The final disposition of the well – used, capped, or plugged. 
 

5.  Irrigation  for  landscaping  shall  use  the  lowest  water  quality  source  available,  which 
shall be identified on the Final Site Plan.  Use of Manatee County public potable water 
supply shall be prohibited. 
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C.  STORMWATER AND DRAINAGE 
 

1.  The Drainage Model and Construction Plan shall demonstrate that no adverse impacts 
will  be  created  to  neighboring  residents  surrounding  the  site  in  respect  to  drainage 
routing, grading, and runoff. 

 
2.   The lot shall be graded at a minimum slope to provide positive drainage to the internal 

drainage system. 
 

REMAINING ISSUES OF CONCERN – NOT RESOLVED OR STIPULATED  

 
None. 

COMPLIANCE WITH LDC 

Standard(s) Required  Design 
Proposal 

Compliance  Comments Y  N 
BUFFERS 
10’  wide  roadway  buffer  on 
S.R. 64 East   11’  Y    11’  wide  provided  along  S.R. 

64 East 
10’  wide  roadway  buffer  on 
Portal Crossing  14’  Y    Variable buffer  

8’ wide perimeter buffer  11’/12’  Y    

 Variable  buffer  provided;  11’ 
minimum width along the east 
side  and  12’  minimum  width 
along south side 

SIDEWALKS 
 
5’  internal  pedestrian  cross 
walk  

5’  Y     5’  wide  sidewalks  proposed 
adjacent to kiosk 

5’ sidewalk, exterior  5’  Y     5’  wide  sidewalks  to  be 
provided along S.R. 64 

ROADS & RIGHTSOFWAY 
 
Internal travel ways  
 

 
24’ and 30’ 
 

 
Y 
  

 
 
Internal travel ways 
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COMPLIANCE WITH THE LAND DEVELOPMENT CODE 
 

Factors for Reviewing Proposed Site Plans (Section 508.6) 
 

 
Physical Characteristics:  
 
The  site,  located  on  S.R.  64  East,  approximately  685  feet  west  of  Lakewood  Ranch 
Boulevard,  is  level,  grassed,  vacant  land.   Commercial  and  vacant  uses  surround  the  site.  
The physical characteristics and conditions, both on the site and on adjacent properties, are 
appropriate for commercial development.  
 
Public Utilities, Facilities and Services:  
 
The  site will  be  served  by County water,  sanitary  sewer,  and  reclaimed water  provided  by 
Manatee  County.    EMS  will  be  provided  by  Manatee  County  Department  of  Emergency 
Medical Services and fire protection by East Manatee Fire District.  Services can reasonably 
be expected to be available at the time of request for Certificate of Level of Service. 
 
Major Transportation Facilities:  
 
The site is located on east side of Portal Crossing, south of S.R. 64 East.  S.R. 64 East is a 
Principal Arterial according  to Comprehensive Plan Map 5A, Existing Roadways Functional 
Classification Map.    Portal Crossing  is  not  included  in Map  5A  or  Table  51.    The 43,881 
square  foot miniwarehouse use will  be  a  reduction  in  trips  from  the  18,300  square  feet  of 
retail and restaurant and 5,800 square foot bank with drivethru.  The CLOS08100 remains 
valid until August 31, 2016.  The proposed PM peak hour trips for the miniwarehouse use are 
approximately 11 trips, per ITE Trip Generation 8th Edition (average rate 0.26 per 1,000).  
 
Compatibility:  
 
The site is planned so as to minimize the negative effects of external  impacts resulting from 
factors such as traffic, noise, and lights.  The project is proposed with a single entrance from 
the access easement that connects to Portal Crossing.   Ten foot buffers are provided along 
S.R.  64  East  and  Portal  Crossing.    Compliance  with  the  colored  building  elevations  and 
artist’s rendering for architectural design will ensure compatibility with the surrounding uses. 
 
Transitions:  
 
The  site  is  in  an  area  of  varying  commercial  intensities;  however  there  is  no  discernable 
pattern.  The planned development of the proposed ministorage buildings will ensure design 
and buffering compatibility between the different land use designations. 
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Design Quality:  
 
The Preliminary Site Plan, as proposed,  is sensitive to the  impacts to the surrounding uses.  
Specific Approvals are being requested for:   1) smaller diameter trees that require a shorter 
timeframe  for  establishment  and  ultimately  provide  enhances  tree  canopy;  2)  foundation 
landscaping to be  located within the proposed perimeter buffer which will allow for improved 
maintenance of the landscaping to be provided; and 3) alternative to the parking requirements 
for storage units. 
 
Relationship to Adjacent Property: 
 
The site plan, as proposed, has been designed to adequately protect existing and future uses 
from  any  potential  incompatibility.    The  adjacent  uses  to  the  east  (bank)  and  west 
(convenience/gas station with car wash), and the golf course located to the north across S.R. 
64 East,  demonstrate  that  the  area  continues  to  provide  the mix  of  commercial,  office  and 
residential land uses envisioned by the Comprehensive Plan for this area. 
  
Access:  
 
Access  into  the  site  is  from Portal  Crossing  and  the  access  easement.    There  is  only  the 
ability  to make a  rightturn onto S.R. 64 East at Portal Crossing.   Portal Crossing does not 
connect  to Lakewood Ranch Boulevard, where both  right and  left  turns can be made.    It  is 
anticipated that vehicles will exit the site and turn left onto Portal Crossing, then left again at 
Lakewood  Ranch  Boulevard  to  gain  access  to  S.R.  64  East  heading  in  the  westbound 
direction. 
 
Pedestrian access will be provided by sidewalks separated from vehicular access points. 
 
Streets, Drives, Parking and Service Areas:  
 
Streets and service areas will be designed to provide safe and convenient access to the mini
warehouse  facility.    All  streets  and  utilities  will  be  designed  to  meet  all  Manatee  County 
requirements  and  will  require  specific  construction  drawing  approvals  prior  to  construction.  
No  interneighborhood  ties  are  proposed.    Given  the  proposed  use,  the  ministorage 
warehouse  facility,  there  is no  logical  future extension  to provide an  interneighborhood  tie.  
The previous connection  to the property  from the east will be utilized for emergency access 
purposes only.   The site design shows 16 parking spaces.   The applicant  requests Specific 
Approval  for  a  reduction  of  the  LDC  parking  requirements  (1  space  per  10  units).    Thirty
seven (37) spaces would be required for 368 miniwarehouse units. 
 
Pedestrian Systems:  
 
Access  for  pedestrian  and  cyclists  entering  and  leaving  the  facility  shall  be  by  safe  and 
convenient  routes.    Pedestrian  cross  walks  will  be  safely  located,  marked,  controlled  and 
related to vehicular systems so that street crossings are combined.  The proposed sidewalks 
and pedestrian cross walks are shown on the Preliminary Site Plan. 

PLANNING COMMISSION
Manatee County Government Administrative Center

1112 Manatee Avenue West

Page 107 of 494



Page 12 of 21 – PDC0579/PSP1376 – DTS #20130496 – XPress Storage – Portal Crossing 

 
Natural and Historic Features, Conservation and Preservation Areas:  
 
There are no known historic or archaeological  resources or existing  trees on  the site.   21% 
open space is proposed. 
 
Density/Intensity:  
 
The intensity (0.32 FAR) is within the Floor Area Ratio threshold for the MU FLUC. 
 
Height: 
 
The proposed miniwarehouse buildings are to be one story in height, not to exceed thirtyfive 
feet  overall.    The  colored  building  elevations  show  additional  information  on  the  proposed 
building heights. 
 
Fences and Screening:  
 
Landscape buffers are proposed along the perimeters of  the development.  Ten foot buffers 
are to be provided along S.R. 64 East and Portal Crossing.  A decorative wrought iron fence, 
six feet in height, is proposed for the project.  This fence type has previously been approved 
for other miniwarehouse uses  in Manatee County.   Please refer  to the artist’s rendering for 
the  conceptual  landscaping,  proposed  fence  and  building  elevations  for  the  proposed 
development.  
 
Yards and Setbacks:  
 
Setbacks are as shown on the site plan.  The proposed setbacks for the project are shown in 
the chart below: 
 
Type  Front   Side   Rear 
  35’along  S.R.  64  East;  56’  along 

Portal Crossing 
51’  20’ 

 
Trash and Utility Plant Screens:  
 
There is a central refuse facility proposed.  Solid waste will consist of dumpster pickup for the 
ministorage warehouse facility. 
 
Signs:  
 
Signs will be provided as reviewed and approved by Manatee County for a commercial use at 
the time of Final Site Plan review. 
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Landscaping:  
 
Landscaping will meet or exceed the standards as required  in the Land Development Code, 
Section 715. 
 
Special  Guidelines  for  Review  of  Projects  within  Mixed  Use  Plan  Designations  and 
Projects at Designated Entranceways: 
 
The  subject  property  is  located  in  the  MU  Future  Land  Use  designation;  however  is  not 
located at a Designated Entranceway.  Therefore, the site is not subject to the requirements 
of  the  Land Development  Code,  Section  737,  relating  to  Entranceways.    The  project  does 
meet  the  intent  of  the  MU  designation,  as  required  by  Policies  2.2.21.2,  2.2.21.3,  and 
2.2.21.4.    The  miniwarehouse  use  is  within  the  range  of  allowable  uses  in  the  MU 
designation.  The use has a proposed FAR of 0.32, which is below the allowable 1.0 FAR in 
MU, and the applicant is requesting a Special Approval, as required, for a project  in the MU 
designation. 
 
Water Conservation 
 
Creative site development concepts for water conservation will be provided as a part of Final 
Site Plan and construction drawings. 
 
No  existing  native  plant  communities  occur  on  the  property.    Tree  preservation  will  be 
considered where feasible in the proposed buffers. 
 
Utility Standards: 
 
All utility improvements will adhere to the requirements of the Manatee County Public Works 
Standards for all construction.  Although not anticipated at this time, specific deviations from 
the standards, due  to an existing site constraint or dimensional conflict, will be  requested  in 
writing for individual approval by the Public Works Director. 
 
Stormwater Management: 
 
Stormwater  management  facilities  shall  adhere  to  the  requirements  of  Land  Development 
Code Section 717, and the Manatee County Development Standards. 
 
Project Located in Flood Prone Area:                                    N/A 
Type of Flooding (i.e., rainfall, riverine, storm surge, etc.):    N/A 
Project Subject to flow reduction:                                           N/A 
Project Subject of OFW:                                                         N/A 
Watershed/Basin:                                                                   Gates Creek 
Project located within Floodplain and/or Floodway 
     (Present FIRM Map vs. DFIRM):                                      Project is not located in the FEMA 
                                                                                                         100 year FIRM or proposed 

DFIRM floodplain.  Project area is 
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not  within  the  Gates  Creek  25 
year floodplain. 

Applicable Watershed Studies:                                             Gates Creek watershed study is 
available  from  Stormwater 
Engineering staff, upon request. 

Drainage Easements/Access Easements required  
     for existing system(s):                                                      TBD 
 
Open Space 
 
Minimum open space requirements are met with the proposed development.  Twenty percent 
open  is  required,  and  21.4%  is  proposed.    Open  space  calculations  are  provided  on  the 
Preliminary Site Plan. 
 
 

COMPLIANCE WITH THE COMPREHENSIVE PLAN 

 
The site is in the MU Future Land Use Category. A list of Comprehensive Plan Policies 
applicable  to  this  request  is  attached.  This  project  was  specifically  reviewed  for 
compliance with the following policies: 
 
Policy 2.1.2.7 Appropriate Timing. The  timing  is appropriate given development  trends  in 
the  area.  The  surrounding  area  is  characterized  by  a  mix  of  commercial,  office,  and 
residential uses. 
 
Policy  2.2.1.21.1  Intent.  The  intent  of  the  MU  district  is  to  establish  major  centers  of 
suburban/urban activity which are limited to areas with a high level of public facility availability 
along functionally classified roadways.  Also, the district is designed to encourage and require 
the  horizontal  or  vertical  integration  of  various  residential  and  nonresidential  uses  within 
these areas to achieve internal trip capture. 
 
Policy  2.2.1.21.2  Range  of  Potential  Uses.    The  proposed  use  in  consistent  with  the 
following list of potential uses in the MU district:  retail, wholesale, office, light industrial uses, 
research/corporate uses, warehouse/distribution, suburban or urban residential uses, lodging 
places,  recreational  uses,  public  or  semipublic  uses,  schools,  hospitals,  and  shortterm 
agricultural uses. 
 
Policy  2.2.1.21.3  Range  of  Potential  Density/Intensity:  The maximum  floor  area  ratio  is 
1.0.  The applicant proposes 0.32. 
 
Policy 2.6.1.1 Compatibility. A miniwarehouse use is compatible with surrounding uses  in 
the immediate area.     
 
Policy 2.6.5.4 Preserve/Protect Open Space.  
The site plan shows 21.4% open space (1.2± acres). 20% open space is required. 
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TRANSPORTATION 

 
Major Transportation Facilities 
The site has access to S.R. 64 East, a sixlane arterial road and Portal Crossing, a two lane 
local road. 
 
Transportation Concurrency 
Transportation concurrency was evaluated as part of the review of this project.  The applicant 
prepared a Traffic  Impact Statement  (TIS)  to  determine  impacts  to  the  segment of S.R. 64 
East  adjacent  to  the project  site.   The  results  of  the  traffic  study, which was  reviewed and 
approved  by  the  Transportation  Planning  Division,  indicated  that  the  impacted  roadway 
segments  are  expected  to  operate  above  the  level  of  service  (LOS)  “D”  performance 
standards with  projectrelated  traffic  and with  no  offsite  concurrencyrelated  improvements 
being required (see Certificate of Level of Service Compliance table below). 
 
Access 
In conjunction with transportation concurrency, a review of access issues was undertaken by 
County  staff.    The  project  will  have  a  full  access  driveway  from  a  shell  road  on  the  south 
project frontage and a gated cross access for emergency vehicles only on the east boundary 
of the project. 
 
The results of the access review indicated that no siterelated improvements will be required 
for the project. 
 

CERTIFICATE OF LEVEL OF SERVICE (CLOS) COMPLIANCE 

 
CLOS APPLIED FOR:           __X___ Yes       _____  No 
TRAFFIC STUDY REQ’D:     __X___  Yes      _____  No 
 

 NEAREST ROADWAY  LINK(S)  ADOPTED 
LOS 

IMPROVEMENTS 
REQUIRED Y/N 

S.R. 64 East  3601  “D”  “N” 
In  summary,  the  results  of  the  TIS  review  identified  no  offsite  currency  or  siterelated 
improvements are required. 
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OTHER CONCURRENCY COMPONENTS 

 
Solid waste landfill capacity, park needs, and preliminary drainage intent have been reviewed 
with this Preliminary Site Plan.  Potable water and waste water will be reviewed at the time of 
Final Site Plan/Construction Drawings. 
 

 
SPECIFIC APPROVALS 

ANALYSES, RECOMMENDATIONS, FINDINGS 
 

 
Sections  603.3  of  the  Land  Development  Code  (LDC)  allows  the  Board  of  County 
Commissioners  to make specific modifications to the general zoning and subdivision 
regulations, where  the Board of County Commissioners makes  a written  finding  that 
the public purpose of the regulations is satisfied to an equivalent or greater degree. 
 

1.  Request: 
 

LDC Section 710.1.6 requires one parking space per 10 storage units plus two parking 
spaces at manager’s office = 44 spaces.  The design shows a small selfservice kiosk 
and no manager’s office, reducing the spaces required to 42.  The applicant’s request 
to reduce the number of parking and loading spaces to 19 is based on a parking ratio 
of  1.39  vehicles/spaces  per  100  storage  units  =  6  spaces  (found  in  the  Institute  of 
Transportation Engineers Parking Generation 3rd Edition).   
 
Staff Analysis and Recommendation: 
 
The  design  shows 19 parking  and  loading spaces which  is  less  than  the  42  spaces 
required by the LDC.  Staff‘s observation of other selfstorage facilities revealed little or 
no activity.  Therefore, staff believes this type of use to be one requiring a low parking 
demand and believes the use will not generate the need for 42 spaces. 
 
A Traffic  Impact Statement  (TIS) was prepared  for  this proposed development.   The 
TIS demonstrated that the development would only produce an additional 12 PM Peak 
Hour Vehicle trips on this section of U.S. 301 North.  This aids staff in our conclusion 
that the LDC parking requirements may be in excess of what is actually needed for this 
type  of  use,  and  that  the19  spaces  provided  for  parking  and  loading  should  be 
adequate.  
 
Finding for Specific Approval: 
 
Notwithstanding the failure of this plan to comply with the requirements of LDC Section 
710.1.6,  the  Board  finds  that  the  purpose  of  the  LDC  regulation  is  satisfied  to  an 
equivalent degree by the proposed design because adequate parking is provided. 
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2.  Request: 

 
LDC Section  714.8.7  requires  replacement  trees  calipers  to  be  three,  five,  or  seven 
inches,  depending  on  the  size  of  the  tree  removed.    The  request  is  to  allow 
replacement tree calipers to be three or four inches.   
  
Staff Analysis and Recommendation: 
 
Staff  is  in  support  of  the  request  for  Specific  Approval  for  an  alternative  to  Section 
714.8.7  of  the  Land  Development  Code  to  allow  replacement  tree  sizes  at  3”/4”/4” 
instead of 3”/5”/7”.   Staff believes  that smaller size  trees  typically establish and grow 
faster.  Therefore, they provide more tree canopy sooner. 
  
Finding for Specific Approval:  
 
Notwithstanding the failure of this plan to comply with the requirements of LDC Section 
714.8.7.,  the  Board  finds  that  the  purpose  of  the  LDC  regulation  is  satisfied  to  an 
equivalent  degree  by  the  proposed  design  because  adequate  measures  are  being 
taken to provide replacement trees. 
 

ATTACHMENTS 
1.  Applicable Comprehensive Plan Policies 
2.  Requests for Specific Approval 
3.  Elevations 
4. Traffic Impact Statement 
5.  Parking Analysis 
6.  Copy of Newspaper Advertising 
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ATTACHMENT #1 
APPLICABLE COMP PLAN POLICIES 

 
 

Policy:   2.1.2.7    Review  all  proposed  development  for  compatibility  and 
appropriate timing. This analysis shall include: 

 
            consideration of existing development patterns,  
 
            types of land uses, 
 
            transition between land uses, 
 
            density and intensity of land uses, 
 
            natural features, 
 
            approved development in the area, 
 
            availability of adequate roadways, 
 
            adequate centralized water and sewer facilities, 
            other necessary infrastructure and services. 
 
            limiting urban sprawl 
         
            applicable specific area plans 
 
            (See also policies under Objs. 2.6.1  2.6.3) 
 
Policy:   2.2.1.21    MU:    Establish  the Mixed Use  future  land use  category  as 

follows: 
 
Policy:    2.2.1.21.1    Intent:    To  identify,  textually  in  the  Comprehensive  Plan's 

goals,  objectives,  and policies,  or graphically on  the Future 
Land Use Map, areas which are established major centers of 
suburban/urban activity and are  limited to areas with a high 
level of public  facility availability along functionally classified 
roadways.    Also,  to  provide  incentives  for,  encourage,  or 
require  the  horizontal  or  vertical  integration  of  various 
residential  and  nonresidential  uses  within  these  areas, 
achieving  internal  trip  capture,  and  the  development  of  a 
high qualify environment for living, working, or visiting. 
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Policy:    2.2.1.21.2    Range  of  Potential  Uses  (see  Policies  2.1.2.3    2.1.2.7, 
2.2.1.5):  Retail, wholesale, office uses, light industrial uses, 
research/corporate  uses,  warehouse/distribution,  suburban 
or urban residential uses,  lodging places, recreational uses, 
public  or  semipublic  uses,  schools,  hospitals,  shortterm 
agricultural  uses,  other  than  special  agricultural  uses  and 
waterdependent uses.  

 
Policy:    2.2.1.21.3    Range of Potential Density/Intensity: 
 
          Maximum Gross Residential Density: 
          9 dwelling units per acre  
 

Minimum Gross Residential Density:  7.0 only in CRA’s and 
UIRA  for  residential  projects  that  designate  a  minimum  of 
25% of the dwelling units as “Affordable Housing”. 
 
Maximum Net Residential Density: 
20 dwelling units per acre 

 
24  dwelling  units  per  acre  within  the  CRA’s  and  UIRA  for 
residential projects that designate a minimum of 25% of  the 
dwelling units as “Affordable Housing”. 
 
Maximum Floor Area Ratio:      1.0 
2.0 inside the CRA’s and UIRA. 

 
Maximum Square Footage for Neighborhood, Community, or 
RegionalServing Uses: 
Large (300,000 sf) 
  

Policy:    2.2.1.21.4    Other Information: 
 

a)  All  projects  require  special  approval  and  are  subject  to 
the criteria within b, c,  d, below, unless all  the  following 
are applicable: 
1.  The  proposed  project  consists  of  a  single  family 

dwelling  unit  located  on  a  lot  of  record which  is  not 
subject  to  any  change  in  property  boundary  lines 
during the development of the proposed land use, and 

2.  The  proposed  project  is  to  be  developed  without 
generating  a  requirement  for  either  subdivision 
review,  or  final  site  or  development  plan  review,  or 
equivalent development order review. 
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           b)  Nonresidential  projects  exceeding  150,000  square  feet 
of  gross  building  area  (regionserving  uses)  may  be 
considered  only  if  consistent  with  the  requirements  for 
large commercial uses, as described in this element. 

 
c)  Development in each area designated with the Mixed Use   

category shall: 
 
contain  the minimum percentage of at  least  three of  the 
following general categories of land uses: 
 
    10% Residential; 
    10% Commercial/Professional; 
    10% Light Industrial/Distribution; 
    5% Recreational/Open Space; 
    3% Public/SemiPublic 
 

d)  Access between  these uses shall  be provided by  roads 
other than those shown on the Major Thoroughfare Map 
Series  of  this  Comprehensive  Plan  or  alternative 
vehicular and pedestrian access methods acceptable  to 
the County; 
 

e)  Development  or  redevelopment  within  the  area 
designated  under  this  category  shall  not  be  required  to 
achieve  compliance  with  the  commercial  locational 
criteria  described  in Objectives  2.10.4.1  and 2.10.4.2  of 
this element. 

 
Policy:   2.6.1.1    Require  all  adjacent  development  that  differs  in  use, 

intensity, height, and/or density to utilize land use techniques 
to mitigate potential incompatibilities.  Such techniques shall 
include but not be limited to: 

 
            use  of  undisturbed  or  undeveloped  and  landscaped 

buffers 
 
            use of increased size and opacity of screening 
 
            increased setbacks 
 
            innovative  site  design  (which  may  include  planned 

development review) 
 
            appropriate building design 
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            limits on duration/operation of uses 
 
            noise attenuation techniques 
 
            limits on density and/or intensity [see policy 2.6.1.3] 
 
          Implementation Mechanism(s): 
 
          a)  Maintain  setback,  screening,  buffering,  and  other 

appropriate mitigation techniques in land development 
regulations. 

 
          b)  Planning  Department  review  of  development 

approvals to ensure policy compliance. 
 
Policy:        2.6.1.2  Require the use of planned unit development, in conjunction 

with the mitigation techniques described in policy 2.6.1.1, for 
projects  where  project  size  requires  the  submittal  of  a  site 
development plan  in conformance with  the special approval 
process  in  order  to  achieve  compatibility  between  these 
large projects and adjacent existing and future land uses. 

 
Policy:   2.6.2.1      Limit location of new residential development and residential 

support  uses  adjacent  to  intensive  and  incompatible 
agricultural operations. 
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March 13, 2014 - Planning Commission Meeting 
Agenda Item #4 

 
 
Subject 
PDR-13-39(Z)(P) – LORAINE B. RIKER REZONE/RIKER SUBDIVISION - B00000250 - DTS 20130440 - QUASI 
- JUDICIAL - STEPHANIE MORELAND  
 
Briefings 
None 
 
Contact and/or Presenter Information 

Stephanie Moreland 

Principal Planner 

941-748-4501, ext. 3880 

 
 
Action Requested 

RECOMMENDED MOTION: 

Based upon the staff report, evidence presented, comments made at the Public Hearing, and finding the 
request to be CONSISTENT with the Manatee County Comprehensive Plan and the Manatee County Land 
Development Code, as conditioned herein, I move to recommend ADOPTION of Manatee County Zoning 
Ordinance No. PDR-13-39(Z)(P); APPROVAL of the Preliminary Site Plan with Stipulations A.1 - A.7, B.1 - 
B.2, and C.1; GRANTING Special Approval for a project; 1)  exceeding a gross density of one dwelling unit 
per acre in the UF-3 Future Land Use Category (FLUC); and 2) exceeding a net density of three dwelling units 
per acre in the UF-3 FLUC; ADOPTION of the Findings for Specific Approval; and GRANTING Specific 
Approval for an alternative to LDC Sections 714.8.7, and 715.3.4, as recommended by staff. 

 
 
Enabling/Regulating Authority 

Manatee County Comprehensive Plan 

Manatee County Land Development Code 

 
 
Background Discussion 

•Katie LaBarr, Agent for Neal Communities of Southwest Florida, requests a rezone of 40.21± acres to PDR 
(Planned Development Residential) and approval of a Preliminary Site Plan for 120 lots for single-family 
detached residences, at the northeast corner of future White Eagle Boulevard (f.k.a. Pope Road) and a future 
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segment of 44th Avenue East.  

•The site is in the UF-3 (Urban Fringe - three dwelling units per acre) Future Land Use Category (FLUC).  
Suburban or urban residential uses are listed in the range of potential uses for consideration for UF-3.  The 
proposed 120-lot residential single-family development at a gross density of 2.98 dwelling units per acre is 
consistent with the UF-3 FLUC.  Special Approval is required for a project with a gross density exceeding one 
dwelling unit per acre and a net density exceeding three dwelling units per acre in the UF-3 FLUC. 

•Planned Development is the procedure required to acquire Special Approval.  PDR zoning provides greater 
flexibility for the project when establishing appropriate buffers and setbacks to help mitigate any potential 
adverse impacts on the surrounding neighborhood.   

•The site is currently zoned A.  The A zoning district allows one dwelling unit per five acres. 
  
•0.67± acres is proposed for recreational acreage.  Recreational amenities include an amenity center and 
pool. 

•The site has no wetlands or wetland buffers.   

•The site has access to the proposed 44th Avenue East which is on the 2030 Future Traffic Circulation Map 
Series as a four-lane arterial roadway. LDC Section 712.2.8 requires a second means of access for residential 
developments or parts of phases containing more than one hundred residential dwelling units.  The project is 
designed to have a gated boulevard entrance (two lanes on either side of a 22 foot wide median) connecting a 
two-lane arterial section of 44th Avenue East which will serve as the second means of access for 120 lots for 
single-family detached residences.   According to Transportation staff, this access point will provide full 
turning movement access. 

•The construction of White Eagle Boulevard (f.k.a. Pope Road) is included in a Local Development Agreement 
(LDA 13-03 - Northwest Sector/Lakewood Centre) which indicates construction is to occur by an entity other 
than the applicant sometime in the future.   

•The applicant is proposing 24-foot wide private internal roadways.  The site design shows optional inter-
neighborhood ties to the north and east if the adjacent properties are developed as future phases of the 
proposed subdivision.  

•The site is within two miles of BD Gullett Elementary School.  In accordance with LDC Section 722.1.4.3, 
which requires sidewalks to be on both sides of the street when a project is within two miles of a school, the 
site plan shows five-foot wide sidewalks on both sides of the internal roadways and  along the west side of 
44th Avenue East, adjacent to the property’s frontage.  This design furthers the intent of Manatee County 
Comprehensive Plan Policy 2.9.1.5 and promotes development of pedestrian friendly designs.  No sidewalks 
are proposed along White Eagle Boulevard (not constructed). 

•Staff has a concern that future residents residing on lots adjacent to 44th Avenue East may be subject to 
potential noise from vehicles traveling along this roadway.  

•To address any potential noise impacts from 44th Avenue East, staff recommends the installation of a six-
foot high solid decorative wall or fence with landscaping on the exterior side of the fence or enhanced 
landscaping in the buffer along 44th Avenue East.   

•The applicant requests Specific Approval for the following: 
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 -to reduce tree replacement sizes; 
 -to allow one canopy tree per lot;  

•Staff recommends approval with stipulations. 

 
 
County Attorney Review 
Other (Requires explanation in field below) 
 
Explanation of Other 
Sarah Schenk reviewed and responded via email on 02/12/2014. 
 
Reviewing Attorney 
Schenk 
 
Instructions to Board Records 
n/a 
 
Cost and Funds Source Account Number and Name 
n/a 
 
Amount and Frequency of Recurring Costs 
n/a 
 
 
Attachment:  Maps - Future Land Use, Zoning and Aerial - Riker - PDR1339(Z)(P) - 03-13-2014 PC.pdf 
Attachment:  Staff Report - Riker Subdivision - PDR-13-39(Z)(P) - B250 - DTS20130440 - 03-13-2014 PC.pdf 
Attachment:  Special Approval Request - Riker - PDR-13-39(Z)(P) - B250 - dts20130440 - 03132014 PC.pdf 
Attachment:  Specific Approval Request - Riker - PDR-13-39(Z)(P) - B250 - dts20130440 - 03132014 PC.pdf 
Attachment:  Zoning Disclosure Affidavit - Riker - PDR-13-39(Z)(P) - B250 - dts20130440 - 03132014 PC.pdf 
Attachment:  Traffic Impact Analysis - Riker - PDR1339(Z)(P) - 03-13-2014 PC.pdf 
Attachment:  Copy of Newspaper Adv - Riker - PDR1339(Z)(P) - 03-13-2014 PC.pdf 
Attachment:  Site Plan - Riker - PDR1339(Z)(P) - 03-13-2014 PC.pdf 
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P.C. 03/13/2014 
 
 
 
 
 

PDR1339(Z)(P) – LORAINE B. RIKER REZONE/RIKER SUBDIVISION  B00000250 
 DTS 20130440) 

 
An Ordinance of the Board of County Commissioners of Manatee County, 
Florida  regarding  land  development,  amending  the  official  zoning  atlas 
(Ordinance  No.  9001,  the  Manatee  County  Land  Development  Code) 
relating  to  zoning  within  the  unincorporated  area;  providing  for  the 
rezoning  of  approximately  40.21  acres  on  the  northeast  corner  of  the 
future White Eagle Boulevard  (f.k.a. Pope Road) and  future 44th Avenue 
East, commencing approximately 60 feet east of the existing 44th Avenue 
East (South County),  from the A (General Agriculture  One dwelling unit 
per five acres) to PDR (Planned Development Residential) zoning district, 
approving a Preliminary Site Plan  for 120  lots  for  singlefamily  detached 
residences; subject  to stipulations as conditions of approval; setting  forth 
findings;  providing  for  severability;  providing  a  legal  description,  and 
providing an effective date.    

 
 P.C.:  03/13/2014        B.O.C.C.:  04/03/2014 

 
 
 
 

RECOMMENDED MOTION: 
 
Based upon the staff  report, evidence presented, comments made at  the Public 
Hearing,  and  finding  the  request  to  be  CONSISTENT  with  the  Manatee  County 
Comprehensive  Plan  and  the  Manatee  County  Land  Development  Code,  as 
conditioned herein, I move to recommend ADOPTION of Manatee County Zoning 
Ordinance  No.  PDR1339(Z)(P);  APPROVAL  of  the  Preliminary  Site  Plan  with 
Stipulations  A.1    A.7,  B.1    B.2,  and  C.1;  GRANTING  Special  Approval  for  a 
project; 1)   exceeding a gross density of one dwelling unit per acre  in  the UF3 
Future  Land  Use  Category  (FLUC);  and  2)  exceeding  a  net  density  of  three 
dwelling units per acre in the UF3 FLUC; ADOPTION of the Findings for Specific 
Approval;  and GRANTING Specific  Approval  for  an  alternative  to  LDC Sections 
714.8.7, and 715.3.4, as recommended by staff. 
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Page 2 of 20  Case PDR1339(Z)(P) dts 20130440 – Loraine B. Riker Rezone/Riker Subdivision –
B00000250 – DTS#20130440 

 

PROJECT SUMMARY 

CASE Number:         
PDR1339(Z)(P), dts #20130440 

PROJECT NAME        Riker Subdivision 

APPLICANT(S):  Loraine B. Riker 

GENERAL LOCATION: 
Northeast corner of the future White Eagle 
Boulevard (f.k.a. Pope Road) and future 44th 
Avenue East, commencing approximately 60 
feet east of the existing 44th Avenue East 

ACREAGE:  40.21± acres 

FUTURE LAND USE CATEGORY:  UF3 (Urban Fringe – three dwelling units per 
acre)  

EXISTING ZONING: 
 
PDR (Planned Development Residential) 
 

PROPOSED USE(S):  120lots for singlefamily detached residences 

EXISTING USE:  Except for a barn and shed, mostly vacant 
land 

SPECIAL APPROVAL: 
1. Gross Density exceeding one dwelling unit 

per acre in UF3 FLUC 
2.  Net density exceeding three dwelling units 

per acre 

SPECIFIC APPROVAL:  1. Reduced tree replacement sizes 
2. To allow one canopy tree per lot  

OVERLAY DISTRICTS:  N/A 

CASE MANAGER:    Stephanie Moreland 

 
STAFF RECOMMENDATION:  
 

 
APPROVAL  
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DETAILED DISCUSSION 

 
The request is to rezone a 40.21± acre site to PDR (Planned Development Residential) and 
approve a Preliminary Site Plan for 120 lots for singlefamily detached residences.  The site is 
at  the  northeast  corner  of  future  White  Eagle  Boulevard  (f.k.a.  Pope  Road)  and  a  future 
segment of 44th Avenue East.  
 
The  site  is  in  the  UF3  (Urban  Fringe    three  dwelling  units  per  acre)  Future  Land  Use 
Category (FLUC).   This FLUC allows consideration of suburban or urban residential uses  in 
the range of potential uses.  The proposed 120lot residential singlefamily development at a 
gross  density  of  2.98  dwelling  units  per  acre  is  consistent  with  the  UF3  FLUC.    Special 
Approval  is  required  for a project with a gross density exceeding one dwelling unit per acre 
and a net density exceeding three dwelling units per acre in the UF3 FLUC. 
 
Planned Development  is  the  procedure  required  to acquire Special Approval.   PDR zoning 
provides greater flexibility for the project when establishing appropriate buffers and setbacks 
to help mitigate any potential adverse impacts on the surrounding neighborhood.   
 
The site is currently zoned A.  The A zoning district allows one dwelling unit per five acres. 
  
0.67±  acres  are  proposed  for  recreational  acreage.    Recreational  amenities  include  an 
amenity center and pool. 
 
The site has no wetlands or wetland buffers.   
 
The site has access  to  the proposed 44th Avenue East which  is on  the 2030 Future Traffic 
Circulation  Map  Series  as  a  fourlane  arterial  roadway.  LDC  Section  712.2.8  requires  a 
second means  of  access  for  residential  developments  or  parts  of  phases  containing more 
than one hundred residential dwelling units.  The onephased development includes 120 lots 
for  singlefamily  detached  residences.    The  project  is  designed  to  have  a  gated  boulevard 
entrance  (two  lanes on either side of a 22  foot wide median) connecting a  twolane arterial 
section of 44th Avenue East which will serve as the second means of access.   According to 
Transportation staff, this access point will provide full turning movement access. 
 
The  construction  of  White  Eagle  Boulevard  (f.k.a.  Pope  Road)  is  included  in  a  Local 
Development Agreement  (LDA 1303   Northwest Sector/Lakewood Centre) which  indicates 
construction is to occur by an entity other than the applicant sometime in the future.   
 
The  applicant  is  proposing  24foot wide  private  internal  roadways.    The  site  design  shows 
optional interneighborhood ties to the north and east if the adjacent properties are developed 
as future phases of the proposed subdivision.  
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The site is within two miles of BD Gullett Elementary School.  In accordance with LDC Section 
722.1.4.3, which requires sidewalks to be on both sides of the street when a project is within 
two  miles  of  a  school,  the  site  plan  shows  fivefoot  wide  sidewalks  on  both  sides  of  the 
internal  roadways and   along  the west side of 44th Avenue East, adjacent  to  the property’s 
frontage.    This  design  furthers  the  intent  of  Manatee  County  Comprehensive  Plan  Policy 
2.9.1.5  and  promotes  development  of  pedestrian  friendly  designs.    No  sidewalks  are 
proposed along White Eagle Boulevard (not constructed). 
 

•  Staff has a concern that future residents residing on lots adjacent to 44th Avenue East 
may be subject to potential noise from vehicles traveling along this roadway.  

 
•  To address any potential noise impacts from 44th Avenue East, staff recommends the 

installation  of  a  sixfoot  high  solid  decorative  wall  or  fence  with  landscaping  on  the 
exterior  side  of  the  fence  or  enhanced  landscaping  in  the  buffer  along  44 th  Avenue 
East.   
 

The applicant requests Specific Approval for the following: 
 

•  to reduce tree replacement sizes;  
•  to allow one canopy tree per lot;  

 
Staff recommends approval with stipulations. 
   

SITE CHARACTERISTICS AND SURROUNDING AREA  

DENSITY:   Gross – 2.98 dwelling units per acre 
Net – 3.67  dwelling units per acre 

FLOOD ZONE(S):   X – F.I.R.M PANEL 120153 0360 C (7/15/92) 

HURRICANE EVACUATION ZONE:   E  

AREA OF KNOWN FLOODING:  Yes 

UTILITY CONNECTIONS:   County Water and Sewer  

SURROUNDING USES & ZONING 

NORTH and East  Vacant agricultural land zoned A (General 
Agriculture).  

SOUTH  Vacant agricultural land zoned PDMU 
(Planned Development Mixed Use) 

WEST  Across White Eagle Boulevard (f.k.a. Pope 
Road) vacant agricultural land zoned A 
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ENVIRONMENTAL INFORMATION 

 Wetland Acreage:   None  

Wetland Buffer   None  

Proposed Impact Acreage: 
 
None 
 

 
Wetlands: 
 
There are no wetlands located within the project boundaries. 
 
Uplands: 
 
No native upland habitats are located within the project boundaries. 
 
Endangered Species: 
 
No listed species have been identified or are expected to utilize the site. 
 
Trees: 
 
Approximately 125 trees are proposed for removal.  With the exception of the recommended 
reduced replacement tree sizes, the proposed tree replacement is consistent with the Land 
Development Code. 
 
Landscaping  Buffers: 
 
The applicant proposes 35’ greenbelt buffers adjacent to all agriculturally zoned property and 
a 50’ roadway buffer along 44th Avenue and part of the future White Eagle Boulevard (Pope 
Road).  The northern part of the roadway buffer along future White Eagle Boulevard increases 
to 62.5’. There is an existing 20’ fill slope easement and a 10’ utility easement within the 50’ 
roadway buffer, however, there is a minimum 20’ area for installation of landscape material 
which is consistent with LDC Section 603.7.4.1.   
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SITE DESIGN DETAILS 

MINIMUM LOT SIZE(S):  45’x135’ = 6,075 square feet  

SETBACKS: 

Front  Side  Rear 
23’/20’*  5’  15’ 
Waterfront  30’ 

*25’ foot separation between garage 
and  edge  of  sidewalk.    Corner  lots 
shall  provide a 20foot setback  from 
the  structure  (nongarage)  to  the 
property  line  adjacent  to  the  other 
street. 

 

 

OPEN SPACE:  Required: 25% or 10.05± acres 
Provided: 33%  or 13.27± acres 

RECREATIONAL ACREAGE:  0.67± acres 

ACCESS:  Boulevard entrance to future 44th Avenue East 

NEARBY DEVELOPMENT 
 

RESIDENTIAL 
Project  Lot /units  Density  Minimum Lot size  Approved 

Eagle Trace   278  2.66  4,625 sq. ft.    2013 
Serenity Creek  111  1.71  9,500 sq. ft.  2013 
Central Park  826  2.33  4,950 sq. ft.  2011 

POSITIVE ASPECTS 

•  The  nearby  area  is  transitioning  from  suburban  agricultural  uses  to  single 
family residential developments.  

•  Timing appears to be consistent with development trends in the area. 
  

NEGATIVE ASPECTS 

•  The project  is adjacent  to  the A zoning district which permits agricultural uses 
that may be incompatible with singlefamily development. 

•  Proposed lots are significantly smaller than allowed in the adjacent agricultural 
properties.  
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MITIGATING FACTORS 

•  Staff recommends the Notice to Buyers include language informing prospective 
buyers of the presence of adjacent agricultural operations. 

•  35foot wide perimeter buffers are proposed along the north and east perimeters 
of the project. 

 
STAFF RECOMMENDED STIPULATIONS 

 
 
A.  DESIGN AND LAND USE CONDITIONS: 
 

1.  The  Notice  to  Buyers  shall  be  included  in  the  Declaration  of  Covenants  and 
Restrictions, and  in a separate addendum to  the sales contract and  in  the Final Site 
Plan shall include language to inform prospective homeowners of: 

 
a)  The  presence  of  neighboring  agricultural  uses,  which  may  possibly  include 

pesticides and herbicides and may have odors and noises associated with such 
uses.   
       

2.  Prior to Final Plat approval, enhanced landscaping or a sixfoot high decorative opaque 
wall or fence shall be installed along the interior edge of the roadway buffer along 44th 
Avenue East.  Landscaping shall be installed on the exterior side of the wall or fence.   

 
3.  Walls  or  fences  within  roadway  or  perimeter  buffers  shall  be  measured  from  the 

finished  grade  of  the  adjacent  roadway  or  lot  (exclusive  of  any  swales),  whichever 
elevation  is greater.   This  requirement shall be verified with a crosssection detail on 
the Final Site Plan.   
 

4.  All  other  applicable  state  permits  shall  be  obtained  before  commencement  of  the 
development.   
 

5.  Any  gates  or  emergency  access  points  within  the  project  shall  be  accessible  to 
emergency  providers  in  accordance  with  the  requirements  of  County  and  Fire 
Department ordinances and resolutions. 

 
6.  Prior to Final Site Plan approval, proof of legal means of access via 44th Avenue East 

shall be provided to the County. 
 

7.  If an adjoining agricultural operation to the north and east is no longer in effect at  the 
time  of  Final  Plat  submittal,  then  the  requirements  of  LDC  Section  702.6.7  shall  no 
longer apply and the 35foot wide agricultural buffer may be reduced to a 15foot wide 
perimeter buffer.  
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B.   STORMWATER CONDITIONS:  
 

1.  This project  shall  be  required  to  reduce  the calculated predevelopment  flow  rate  by 
fifty  percent  (50%)  for all  stormwater outfall  flow directly or  indirectly  into  Mill Creek.  
Modeling shall be used to determine preand postdevelopment flows.  

 
2.  There shall be a minimum ten (10) foot separation between accessory equipment and 

structures alongside adjoining houses with 5foot side yard setbacks.   
 
   

 
 

 
 
C.  ENVIRONMENTAL CONDITIONS: 
 

1.   A Well Management Plan for the proper protection and abandonment of existing  
wells shall be submitted to the County for review and approval prior to Final  
Site Plan approval.  The Well Management Plan shall include the following  
information: 
 
     · Digital photographs of the well along with nearby reference structures (if  
       existing). 
     · GPS coordinates (latitude/longitude) of the well. 
     · The methodology used to secure the well during construction (e.g. fence,  
       tape). 
     · The final disposition of the well  used, capped, or plugged.   
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REMAINING ISSUES OF CONCERN – NOT RESOLVED OR STIPULATED  

None 

COMPLIANCE WITH LDC  

Standard(s) Required  Design 
Proposal 

Compliance  Comments Y  N 
BUFFERS 

20’ roadway buffer along 44th 
Avenue East & White Eagle 
Boulevard  

50’ & 62.5’  Y    Exceeds minimum 
standards  

35’ perimeter buffer  35’  Y     Shown 
SIDEWALKS 

5’ internal sidewalks   5’  Y     Shown 
5’ sidewalk, exterior  5’  Y     Shown 

ROADS & RIGHTSOFWAY 
50’ internal rightsofway   50’  Y     Streets to be private 
24’ paved roadways  24’  Y    Shown 

COMPLIANCE WITH THE LAND DEVELOPMENT CODE  
Factors for Reviewing Proposed Site Plans (Section 508.6) 

 
Physical Characteristics:  
 
Except  for a  barn and shed,  the  site  is mostly  cleared pasture  land with woodland pasture   
along the eastern part of  the site.   The site will have frontage along a proposed segment of 
44th Avenue East and the proposed future White Eagle Boulevard (f.k.a. Pope Road). 
  
The site is in Flood Zones X Category per FIRM Panel 120153 0360 C.   
 
Public Utilities, Facilities and Services:  
 
The site will be served by County water and sewer.  There is a 24inch reclaimed water line 
along the north side of 44th Avenue East.  There is a 16inch water line along the south side of 
44th  Avenue  East,  ending  at  Pope Road.    There  is  a  force main  on  the  north  side  of  44th 
Avenue East, northwest of Pope Road.   
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Schools: 
 
The site  is  in School Service Area 2.   Schools servicing  the site are BD Gullett Elementary 
School,  Carlos  E.  Haile Middle  School  and  Lakewood  Ranch  High  School.      According  to 
information  received  from  the Manatee County School Board,  there  is  sufficient  capacity  to 
support the proposed request which triggers an increase of 42 potential students.  
 
Compatibility:  
 
The  site  is adjacent  to  vacant agricultural  property  to  the north, east  and west. The design 
shows  35foot  wide  perimeter  buffers.    Staff  recommends  the  inclusion  of  language  in  the 
Notice  to  Buyers  informing  future  residents  of  the  potential  presence  of  neighboring 
agricultural uses.  To the south, across 44th Avenue East, the site is adjacent to Central Park 
and Esplanade Subdivisions  in  the Northwest Sector DRI.   The proposed use  is compatible 
and consistent with the existing residential development patterns nearby.   
 
Transitions:  
 
The  site  is  in  an  area  which  is  transitioning  from  suburban  agricultural  uses  to  residential 
developments.  Timing of the request appears appropriate with the growing residential trends 
in the area.  Serenity Creek and Eagle Trace are most recently approved developments in the 
area.  
 
Design Quality:  
 
The onephased project consists of 120 lots for singlefamily detached residences at a density 
of 2.98 dwelling units per acre.   The minimum lot size proposed is 6,075 square feet with a 
minimum  lot  width  of  45  feet.    All  lots  are  arranged  to  have  frontage  from  the  internal 
roadways.   The following chart indicates minimum proposed setbacks for the project: 
 
 

Use/Type  Front   Side   Rear 
Singlefamily detached  23’/20’*      5’  15’ 
Wetland buffer  15’  
Waterfront  30’ 

 
*A 25foot separation is required between the garage and 
edge of sidewalks.  Corner lots shall provide a 20foot  
setback from the structure (nongarage) to the property line  
adjacent to the other street.  

 
Streets, Drives, Parking and Service Areas:  
 
The proposed internal streets are private and will be constructed to County standards.   
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Pedestrian Systems:  
 
The site is within two miles of BD Gullett Elementary School.  The design shows fivefoot wide 
sidewalks along both sides of  the  internal roadways  in the subdivision and the north side of 
44th Avenue East, adjacent to the property’s frontage.  Additionally, the School District request 
sidewalks along future White Eagle Boulevard (f.k.a. Pope Road).  According to information in 
a  Local  Development  Agreement  (LDA  1303    Northwest  Sector/Lakewood  Centre),  the 
construction  of White Eagle  Boulevard  (f.k.a.  Pope Road)  is  planned  to  occur  by  an  entity 
other than the applicant sometime in the future.  
 
Natural and Historic Features, Conservation and Preservation Areas:  
 
There  are  no  wetlands  or  wetland  buffers  on  the  site.  There  are  no  known  historical  or 
archaeological resources onsite. 
 
Density:    
 
A  proposed  density  of  2.98  is  consistent  and  slightly  below  the  allowable  potential  density 
(three) for the UF3 FLUC.  The gross densities for recent approvals in the area range from 
1.71 (Serenity Creek Subdivision) to 2.66 (Eagle Trace Subdivision) dwelling units per acre.  
Central  Park  (to  the  south)  has  a  gross  density  of  2.33  dwelling  units  per  acre.    Special 
approval is required for a gross density exceeding one dwelling unit per acre and net density 
exceeding three dwelling units per acre in the UF3 FLUC.   
 
Height: 
 
The maximum  35foot  height  should  not  create  any  external  impacts  that  would  adversely 
affect the surrounding development.  
 
Fences and Screening:  
 
No fences are proposed along the perimeters of the subdivision.   The design shows 35foot 
wide perimeter buffers along the north and east boundaries of the site.  A 50foot and 62.5
foot wide roadway buffer is proposed adjacent to future White Eagle Boulevard and a 50foot 
wide  roadway buffer  is adjacent  to 44th Avenue East.     To mitigate potential  noise  impacts 
along  44th  Avenue  East,  staff  recommends  a  sixfoot  high  decorative  wall  or  fence,  with 
landscaping on the exterior side of the fence and installed along the  interior edge of the 50
foot wide buffer.   
 
Trash and Utility Plant Screens:  
 
Singlefamily  residences  will  be  served  by  individual  can  pickup  to  be  reviewed  with  the 
future Final Site Plan. 
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Signs:  
 
All signs will be reviewed with future Final Site Plan and Building Permits. 
 

COMPLIANCE WITH COMPREHENSIVE PLAN 

 
The  site  is  in  the  UF3  Future  Land  Use  Category.  A  list  of  Comprehensive  Plan 
Policies applicable  to  this  request  is attached. This project was specifically  reviewed 
for compliance with the following policies: 
 
Policy  2.1.2.7  Appropriate  Timing.    The  surrounding  area  is  characterized  by  residential 
and agricultural uses.  
 
Policy  2.2.1.11.1  Intent.  The  site  is  intended  for  a  lowdensity  urban,  or  clustered  low
moderate  density  urban,  residential  environment,  generally  developed  through  the  planned 
unit development concept.  The proposed gross density of 2.98 exceeds the Special Approval 
threshold (one dwelling unit per acre) in the UF3 FLUC. 
 
Policy 2.2.1.11.2 Range of Potential Uses.  Singlefamily detached homes are in the range 
of potential uses. 
 
Policy 2.6.1.1 Compatibility.   PDR developments  can be designed  to permit  development 
consistent with the growing residential trends in the area.  In addition, PDR allows the Board 
to attach stipulations to ensure the project is compatible with the surrounding uses.   
 
Policy 2.6.2.7 Require Clustering to Limit Impacts. N/A.   
 
 

TRANSPORTATION 

Major Transportation Facilities 
 
The  site  has  access  to  the  proposed  44th  Avenue  East,  connecting  to  a  twolane  arterial 
section of 44th Avenue East. 44th Avenue East is on the 2030 Future Traffic Circulation Map 
Series as a four lane arterial roadway. 
 
Transportation Concurrency 
 
Transportation concurrency was evaluated as part of the review of this project.  The applicant 
prepared a Traffic Impact Analysis (TIA) to determine impacts to the segment of 44th Avenue 
East adjacent to the project site.  The results of the traffic study, which was reviewed and 
approved by the Transportation Planning Division, indicated that the impacted roadway 
segment is expected to operate above the level of service (LOS) D performance standard 
with projectrelated traffic and with no offsite concurrencyrelated improvements being 
required (see Certificate of Level of Service Compliance table below). 
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Access 
 
In conjunction with transportation concurrency, a review of access issues was undertaken by 
County staff.  The project will have only one driveway onto 44th Avenue East.  This access 
point will provide full turning movement access.   
 

CERTIFICATE OF LEVEL OF SERVICE (CLOS) COMPLIANCE 

 
TRANSPORTATION CONCURRENCY 

 
CLOS APPLIED FOR:  Yes  
TRAFFIC STUDY REQ’D:  Yes 
 

NEAREST 
THOROUGHFARE  LINK  ADOPTED 

LOS 
FUTURE LOS 
(W/PROJECT) 

44th Ave. E.  4280  D  C 
 
In summary, the results of the TIA review identified no offsite concurrency are 
required.   

OTHER CONCURRENCY COMPONENTS  

 
Solid waste landfill capacity, parks needs, and preliminary drainage intent have been 
reviewed with this Preliminary Site Plan.  School capacity, potable water and waste water will 
be reviewed at the time of Final Site Plan/Construction Drawings. 
 

SPECIAL APPROVAL – ANALYSES, RECOMMENDATIONS, FINDINGS 

Manatee Comprehensive Plan defines Special Approval as a development order review and 
approval process entailing, at a minimum, project review and approval by the Manatee 
County Board of County Commissioners; or the specific delegation of any specific review and 
approval process, or part thereof, to one or more County departments with option for appeal 
to the BOCC.   
 

Special Approval is required for a gross density exceeding one dwelling unit per acre 
and net density exceeding three dwelling units per acre in the UF3. FLUC.    The 
intent of the UF3 FLUC in Policy 2.2.1.11.1, indicates, “development in the UF3 
FLUC shall follow a logical expansion of the urban environment, typically growing from 
the west to the east, consistent with the availability of services.  UF3 areas are those 
which are established for a low density urban, or clustered lowmoderate density 
urban, residential environment, generally developed through the planned unit 
development concept.” 
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The site meets the intent of the UF3 FLUC.  The site is in an area where development 
is occurring from west to east.  Central Park is east of Lakewood Ranch Boulevard and 
south of 44th Avenue East.  Eagle Trace is to the north, on the west side of White 
Eagle Boulevard (f.k.a. Pope Road).  Development is also occurring on the east side of 
White Eagle Boulevard.  Serenity Creek is on the east side of White Eagle Boulevard.  
 
The site is in an area where there is availability of services.  Reclaimed water, water 
and sewer are along 44th Avenue East.  An elementary school is to the west. 
The gross densities of the approved developments range from1.71 dwelling units per 
acre to 2.66 dwelling units per acre.  Although, a gross density of 2.98 dwelling units 
per acre and net density of 3.67 are above the special approval thresholds (one and 
three dwelling units per acre, respectively) in UF3 FLUC, the proposed density is 
consistent with the UF3 FLUC.   
 

The planned development process allows the Board of County Commissioners to approve 
stipulations to ensure compatibility with surrounding zoning and land uses and address any 
specific issues related to the development. 
 
The analysis in the staff report represents a true evaluation of the proposed design for 
potential impacts on natural resources, adjacent land uses and public facilities. 
 
FINDING FOR SPECIAL APPROVAL IN UF3 FLUC 
 
The Board finds that the purpose of the Special Approval regulation is satisfied by the 
analysis provided in the staff report and proposed design which indicates the proposed 
project will have no significant detrimental impacts on natural resources, adjacent land uses, 
or public facilities. 
   

SPECIFIC APPROVALS – ANALYSES, RECOMMENDATIONS, FINDINGS 

 
1.  Request: 

 
LDC Section 714.8.7 requires replacement tree calipers to be three, five, or seven inches 
depending  on  the  size  of  the  tree  removed.    The  request  is  to  allow  replacement  tree 
calipers to be three or four inches. 

 
Staff Analysis and Recommendation: 

 
Staff is in support of the request for Specific Approval for an alternative to Section 714.8.7 
of  the LDC to allow replacement  tree sizes at 3”/4”/4”  instead of 3”/5”/7”.   Staff believes 
that smaller size  trees  typically establish and grow faster.   Therefore,  they provide more 
tree canopy sooner.   
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Finding for Specific Approval: 
 

Notwithstanding  the  failure of  this plan  to  comply with  the  requirements of  LDC Section 
714.8.7,  the  Board  finds  that  the  purpose  of  the  LDC  regulation  is  satisfied  to  an 
equivalent  degree  by  the  proposed  design  because  the  required  number  of  trees  and 
canopy will be provided.   

 
2.  Request: 

 
LDC Section 715.3.4 requires one (1) canopy tree every fifty (50) linear feet along rights
ofway  in  residential  developments. The  request  is  to allow one canopy  tree  per  lot  per 
frontage. 

 
Staff Analysis and Recommendation: 

 
Staff  is  in support of  the  request  for Specific Approval  for an alternative  to LDC Section 
715.3.4  to allow only  one  tree per  lot  per  frontage  instead of one per 50  linear  feet,  as 
more than one tree on narrow lots creates conflicts between the trees and infrastructure. 
This alternative avoids these conflicts from occurring. 
 
Finding for Specific Approval: 
 
Notwithstanding  the  failure of  this plan  to  comply with  the  requirements of  LDC Section 
715.3.4,  the  Board  finds  that  the  purpose  of  the  LDC  regulation  is  satisfied  to  an 
equivalent  degree  by  the  proposed  design  because  the  required  number  of  trees  and 
canopy will be provided.  
 

ATTACHMENTS 
1. Applicable Comprehensive Plan Policies 
2. Request for Special Approval 
3. Request for Specific Approval  
4. Zoning Disclosure Affidavit 
5. Traffic Impact Analysis 
6. Copy of Newspaper Advertising 
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APPLICABLE COMP PLAN POLICIES 

 
Policy:   2.1.2.3      Permit  the  consideration  of  new  residential  and  non

residential development with characteristics compatible with 
existing development,  in areas which are  internal  to, or are 
contiguous expansions of existing development if compatible 
with future areas of development. 

       
Policy:   2.1.2.7      Review  all  proposed  development  for  compatibility  and 

appropriate timing. This analysis shall include: 
 
            consideration of existing development patterns,  
 
            types of land uses, 
 
            transition between land uses, 
 
            density and intensity of land uses, 
 
            natural features, 
 
            approved development in the area, 
 
            availability of adequate roadways, 
 
            adequate centralized water and sewer facilities, 
            other necessary infrastructure and services. 
 
            limiting urban sprawl 
         
            applicable specific area plans 
 
            (See also policies under Objs. 2.6.1  2.6.3) 
 
Policy:   2.2.1.11               UF3:   Establish  the Urban Fringe   3 Dwelling Units/Gross 

Acre future land use category as follows: 
 
Policy:  2.2.1.11.1                Intent:    To  identify,  textually,  in  the  Comprehensive  Plan's 

goals,  objectives,  and policies,  or graphically on  the Future 
Land Use Map, areas limited to the urban fringe within which 
future  growth  (and  growth  beyond  the  long  term  planning 
period)  is  projected  to  occur  at  the  appropriate  time  in  a 
responsible manner.  The  development  of  these  lands  shall 
follow a logical expansion of the urban environment, typically 
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growing  from  the  west  to  the  east,  consistent  with  the 
availability  of  services.  At  a  minimum,  the  nature,  extent, 
location  of  development,  and availability  of  services will  be 
reviewed  to  ensure  the  transitioning  of  these  lands  is 
conducted consistent with the intent of this policy. These UF
3  areas  are  those  which  are  established  for  a  low  density 
urban,  or  clustered  lowmoderate  density  urban,  residential 
environment,  generally  developed  through  the  planned  unit 
development concept.  Also, to provide for a complement of 
residential  support  uses  normally  utilized  during  the  daily 
activities  of  residents  of  these  low or  lowmoderate  density 
urban  environments,  and  in  limited  circumstances  non
residential uses of a community serving nature to allow for a 
variety of uses within these areas which serve more than the 
day  to  day  needs  of  the  community.    (See  further  policies 
under 2.2.1.11.5 for guidelines)  

 
Policy: 2.2.1.11.2  Range  of  Potential  Uses  (see  Policies  2.1.2.3    2.1.2.7, 

2.2.1.5):    Suburban  or  urban  density  planned  residential 
development with integrated residential support uses as part 
of such developments, retail wholesale or office commercial 
uses which function in the marketplace as neighborhood  or 
community  serving,  shortterm  agricultural  uses, 
agriculturallycompatible  residential  uses,  farmworker 
housing,  public  or  semipublic  uses,  schools,  low  intensity 
recreational  uses,  and  appropriate  waterdependent/water
related/waterenhanced uses (see also Objectives 4.2.1 and 
2.10.4). 

 
Policy:  2.2.1.11.3    Range of Potential Density/Intensity: 
 

Maximum Gross Residential Density: 
    3 dwelling units per acre 
 
Maximum Net Residential Density: 
    9 dwelling units per acre 
(except within the WO or CHHA Overlay Districts pursuant 
to Policies 2.3.1.5 and 4.3.1.5) 

 
Maximum Floor Area Ratio: 
    0.23  (0.35 for miniwarehouse uses only) 
 
Maximum Square Footage for Neighborhood 
   Retail Uses: Medium (150,000sf) 

              Large  (300,000)* 
            *With Limitations (See Policy 2.2.1.11.5) 
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Policy:   2.2.1.11.4    Other Information: 
 

  a)  All mixed, multipleuse, and community  serving non
residential  projects  require  special  approval,  as 
defined herein, and as further 

 
    defined  in  any  land  development  regulations 

developed pursuant to § 163.3202, F.S. 
 
  b)  All  projects  for  which  gross  residential  density 

exceeds 1 dwelling unit per acre, or in which any net 
residential density exceeds 3 dwelling units per acre, 
shall require special approval. 

 
  c)  Any  nonresidential  project  exceeding  30,000  square 

feet shall require special approval. 
 

Policy:   2.2.1.11.5    In order to serve more than day to day needs within  
the  lowmoderate  density  urban  environment,  properties 
meeting  the  following  criteria  may  be  developed  with  land 
uses which are defined as community serving nonresidential 
uses: 
 
a)   Located  at  the  intersection  of  an  arterial  and  a 

collector  roadway as defined  in  the Chapter 5 of  this 
plan. 

 
Policy:   2.6.1.1      Require  all  adjacent  development  that  differs  in  use, 

intensity, height, and/or density to utilize land use techniques 
to mitigate potential incompatibilities.  Such techniques shall 
include but not be limited to: 

 
  use  of  undisturbed  or  undeveloped  and  landscaped 

buffers 
  use of increased size and opacity of screening 
  increased setbacks 
  innovative  site  design  (which  may  include  planned 

development review) 
  appropriate building design 
  limits on duration/operation of uses 
  noise attenuation techniques 
  limits on density and/or intensity [see policy 2.6.1.3] 

 
Policy:   2.6.1.2      Require the use of planned unit development, in conjunction 

with the mitigation techniques described in policy 2.6.1.1, for 
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projects  where  project  size  requires  the  submittal  of  a  site 
development plan  in conformance with  the special approval 
process  in  order  to  achieve  compatibility  between  these 
large projects and adjacent existing and future land uses.   

           
Policy:   2.6.1.3      Require  appropriate  limits  on  net  residential  density  to 

achieve compatibility between adjacent residential land uses.  
Limits on net density may reduce net density on a project, or 
part  thereof,  into  less  than  the  maximum  net  density 
associated with the future land use category or categories on 
the project site (see also policy 2.6.1.1). 

 
 
Policy:   2.6.2.1      Limit location of new residential development and residential 

support  uses  adjacent  to  intensive  and  incompatible 
agricultural operations. 

 
Objective:  2.9.1      Strong  Communities:    Create  and  maintain  communities 

which are characterized by their: 
 

  connection,  integration,  and  compatibility  with 
surrounding land uses, 

 
  community spaces and focal points, 

 
  protection of the natural environment, 

 
  connection and integration of pedestrian, bicycle, and 

vehicular systems, 
 

  usable  open  spaces,  and  public  access  to  water 
features, 

 
  unifying design elements and features, 

 
  variety of housing stock, 

 
  pedestrian oriented structures, and pedestrian friendly 

design, 
 

  connection to recreational facilities, schools, adjacent 
neighborhoods,  employment  opportunities  and 
commercial uses. 

 
Policies:  2.9.1.1      Minimize  the  development  of  residential  projects  which 

create isolated neighborhoods. 
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Policy:   2.9.1.2      Promote  the  connection  and  integration  of  community 

pedestrian,  bicycle,  and  vehicular  systems  to  the  larger 
county systems. (See also Obj. 3.3.3) 

 
Policy:   2.9.1.3      Provide  vehicular  access  between  neighborhoods, 

particularly (but not exclusively) when part of a planned unit 
development containing more than one neighborhood. 

 
Policy:   2.9.1.4      Encourage  the development of a variety of housing options 

and architectural  styles within a  community.  (See also Obj. 
6.1.1) 

 
Policy:   2.9.1.5      Promote the development of pedestrian friendly designs.  
 
Policy:   2.9.1.6        Promote the use of unifying design elements and features.  
 
Policy:   2.9.1.7      Encourage the development of community spaces, including 

usable open space and public access to water features. 
 
Policy:  2.9.1.9      Require  where  feasible,  pedestrian  and  bicycle  access  to 

community  spaces,  schools,  recreational  facilities,  adjacent 
neighborhoods, employment opportunities, professional  and 
commercial uses. (See also Obj. 3.3.3) 
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March 13, 2014 - Planning Commission Meeting 
Agenda Item #5 

 
 
Subject 
ORDINANCE 14-04 – DRI # 13 - CREEKWOOD INVESTORS, LTD/CREEKWOOD EAST - PARCELS 8-15 - DTS 
20130501 - ROSSINA LEIDER  
 
Briefings 
None 
 
Contact and/or Presenter Information 

Rossina Leider 

Principal Planner 

941-748-4501, ext. 6859 

 
 
Action Requested 

RECOMMENDED MOTION:     

Based upon the staff report, evidence presented, comments made at the public hearing, and finding the 
request to be CONSISTENT with the Manatee County Comprehensive Plan, the Manatee County Land 
Development Code, and Section 380.06, Florida Statutes, subject to the conditions of approval established in 
the Development Order, I move to recommend APPROVAL of Ordinance No. 14-04, as recommended by 
staff. 

 
 
Enabling/Regulating Authority 

Manatee County Comprehensive Plan 

Manatee County Land Development Code 

 
 
Background Discussion 

● The request is for approval of an amended and restated Development Order, pursuant to Chapter 
380.06, Florida Statutes for the Creekwood Development of Regional Impact.   

● This 816.26 ± acre site is generally located at the northwest and northeast intersections of State Road 
70 and I-75. This DRI was approved on August 27, 1985 for a mixed-use project that includes 
residential, commercial, industrial, offices, and recreation. Nine amendments have been approved by the 
BOCC, and the total amount of development authorized within the latest amendment (12/17/2013) is 
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1,362 units, 603,000 square feet of commercial space, 800,000 square feet of industrial space, 100,000 
square feet of office space, 80,000 square feet of mini-warehouse, and 100 hotel rooms.  

● This request includes modifying Map H and the Development Order with the following changes: 
            A. Allow group care home (assisted living facility) as an allowable use in Parcel MU, and 
            B. Add 150-bed group care home and decrease the commercial square footage by 10,000 
square feet for a total of 593,000 square feet of commercial space.  

● Parcel MU is located on the north side of SR 70 and east of I-75 (±52.53 acres) and the present zoning 
is PDI/WP-E/ST (Planned Development Industrial/ Watershed Protection/Special Treatment Overlay 
Districts).  

● The addition of 150 group care home beds will not impact the traffic pattern of the surrounding area 
and will generate less PM peak-hours trip than 10,000 square of commercial space.  

● The proposed modification does not reduce the overall open space and conservation areas of the 
Creekwood DRI.  

● Staff recommends approval. 

 
 
County Attorney Review 
Other (Requires explanation in field below) 
 
Explanation of Other 

William Clague reviewed and responded via email on 02/14/2014. 

 
 
Reviewing Attorney 
Clague 
 
Instructions to Board Records 

n/a 

 
 
Cost and Funds Source Account Number and Name 
n/a 
 
Amount and Frequency of Recurring Costs 
n/a 
 
 
Attachment:  Maps - Future Land Use, Zoning and Aerial - ORD-14-04 - DRI-13 - DTS20130501 - 
CreekwoodDRI - PAR 8-15 - 20140313 PC.pdf 
Attachment:  Staff Report - Creekwood - ORD-14-04 - DRI-13 - DTS20130501 - 03-13-2014 PC.pdf 
Attachment:  ORDINANCE - ORD 14-04 - DRI-13 - DTS20130501 - CREEKWOOD - 03-13-2014 PC .pdf 
Attachment:  Site Plan - ORD-14-04 - DRI-13 - DTS20130501 - CreekwoodDRI - PAR 8-15 - 20140313 
PC.pdf 
Attachment:  Traffic Impact Statement - ORD-14-04 - DRI-13 - DTS 20130501 - 20140313 PC.pdf 
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Attachment:  Copy of Newspaper Adv - ORD-14-04 - DRI-13 - DTS20130501 - CreekwoodDRI - PAR 8-15 - 
20140313 PC.pdf 
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P.C.  03/13/2014 
 
 
 

ORDINANCE 1404 – CREEKWOOD (DRI # 13) 
 

An Ordinance of the Board of County Commissioners of Manatee County, Florida, regarding 
land  development,  rendering  an  amended  and  restated Development Order  pursuant  to 
Chapter  380,  Florida  Statutes,  for  the  Creekwood  Development  of  Regional  Impact, 
(Ordinance 1325)  to approve the following changes to Map H and the Ordinance: 1) allow 
group care home (assisted living facility) as an allowable use in Parcel MU; and 2) add 150
bed group care home and decrease the commercial square footage by 10,000 square feet 
for a total of 593,000 square feet of commercial space; providing for development rights, 
conditions, and obligations; providing for severability; and providing an effective date. 

 

This DRI  is approved  in  four phases  for 1,362  residential units, 603,000 square  feet of 
commercial space, 800,000 square feet of industrial space, 100,000 square feet of office 
space, 80,000 square feet of miniwarehouse space, and 100 hotel rooms. 

Creekwood is located at the northwest and northeast intersections of State Road 70 and I75 
(±818.26 acres) and the present zoning is PDR/PDC/PDI/WPE/ST (Planned Development 
Residential, Planned Development Commercial, Planned Development Industrial/Watershed 
Protection/Special Treatment Overlay Districts). Parcel MU is located on the north side of SR 
70  and  east  of  I75  (±52.53  acres)  and  the  present  zoning  is  PDI/WPE/ST  (Planned 
Development Industrial/ Watershed Protection/Special Treatment Overlay Districts). 

 
 
     
  P.C.:  03/13/2014          B.O.C.C.:  04/03/2014 

     
 

RECOMMENDED MOTION:         
 
Based upon the staff report, evidence presented, comments made at the public hearing, and 
finding the request to be CONSISTENT with the Manatee County Comprehensive Plan, the 
Manatee County Land Development Code, and Section 380.06, Florida Statutes, subject to 
the conditions of approval established in the Development Order, I move to recommend 
APPROVAL of Ordinance No. 1404, as recommended by staff. 
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ORD1404  Creekwood DRI #13  
 
 

CASE SUMMARY 
 
CASE NO.:    Ordinance 1404 – Creekwood (DRI #13) 
 
APPLICANT:        Creekwood Investors, LTD 

 
REQUEST:    Modify Map H and the Development Order with the following changes:  
 

A.  Allow Group Care Home (Assisted Living Facility) as an allowable use in Parcel MU; 
B.  Add 150bed Group Care Home and decrease the commercial square footage by 

10,000 square feet for a total of 593,000 square feet of commercial space. 
 
 
STAFF 
RECOMMENDS:  APPROVAL   
 
REQUEST, LOCATIONAL INFORMATION, AND LAND USE CHARACTERISTICS 
 
•  The request is for approval of modifications to the DRI Development Order and Map H for 

the Creekwood DRI.  Map H is the “Master Development Plan” for a DRI site that indicates 
proposed  land  uses  and  locations,  major  public  facilities,  utilities,  preservation  areas, 
easements,  rightofway,  roads,  and  other  significant  elements  such  as  development 
phasing, etc.  

 
•  Proposed changes are accompanied by a request to amend the General Development Plan 

and Zoning Ordinance for Creekwood (Z8476). 
 
•  The Creekwood DRI is located northeast and northwest of the intersection of I75 and State 

Road 70, extending northward to the north of the future 44th Avenue Extension. 
 
•  Present zoning  is PDR/PDC/PDI/WPE/ST (Planned Development Residential, Planned 

Development Commercial, Planned Development Industrial/Watershed Protection Evers and 
Special Treatment Overlay Districts) (± 818.26 acres).   

 
•  To the NORTH, west and east of I75, are singlefamily homes on large lots (Braden River 

Ranchettes Subdivision) zoned A1 (Suburban Agriculture).  To the northeast is the Manatee 
County wastewater treatment plant and landfill zoned PDPI/WPE (Planned Development 
Public Interest/ Watershed Protection Evers Overlay District). 

 
•  To the SOUTH, across SR 70, west of I75, are commercial developments in the Tara DRI 

zoned PDC/WPE/ST (Planned Development Commercial/Watershed Protection Evers and 
Special  Treatment Overlay Districts).  Tara DRI  is  zoned PDC/PDR/WPE/ST  (Planned 
Development Commercial, Planned Development Residential/Watershed Protection Evers 
and Special Treatment Overlay Districts). 

  
•  To the south, across SR 70, east of I75, are commercial developments in the River Club 

Park of Commerce DRI (WalMart) zoned PDMU/WPE/ST (Planned Development Mixed 
Use/Watershed Protection Evers and Special Treatment Overlay Districts) and in Ranch 
Lake Plaza and Ranch Lake Business Center Subdivisions zoned PDC/WPE/ST (Planned 
Development  Commercial/Watershed  Protection  Evers  and  Special  Treatment Overlay 

PLANNING COMMISSION
Manatee County Government Administrative Center

1112 Manatee Avenue West

Page 306 of 494



Page 3  ORD1404  Creekwood (DRI #13)  

 
Districts)  and  PRM/WPE/ST  (ProfessionalMedium/Watershed  Protection  Evers  and 
Special Treatment Overlay Districts).   

 
•  To the EAST, are singlefamily homes (Rosedale Subdivision) zoned PDR/WPE (Planned 

Development  Residential/ Watershed  Protection  Evers  Overlay  District),  and  a  church 
(Woodland  Baptist  Church)  zoned  A1/WPE/ST  (Suburban  Agriculture/Watershed 
Protection Evers and Special Treatment Overlay Districts).   

 
•  To the WEST, is an RV park (Pleasant Lakes RV) zoned PDRV/ST (Planned Development 

Recreational  Vehicle/Special  Treatment  Overlay  District),  Crossing  Creek  Subdivision 
(singlefamily  homes)  and  vacant  land  zoned  PDR,  and  Campbell  Commercial  zoned 
GC/WPE/ST (General Commercial/Watershed Protection Evers and Special Treatment 
Overlay Districts).  

 
 
SUMMARY:  (RL) 
 
The applicant requests approval of modifications to the DRI Development Order and Map H for the 
Creekwood DRI. 
 
History 
 
The Creekwood DRI was originally approved on August 27, 1985 (R85149) for a 1,090acre multi
use development, and revised for clarification from the Department of Community Affairs on October 
22, 1985 (R85219).  
 
Creekwood is a mixeduse development on ±818 acres, which includes residential, commercial, 
industrial, office, and recreation.  The project is approved for 4 phases, with phases overlapping in 
time.  Phases I and II have been completed.  Phase III and IV have been legislatively extended to 
November 22, 2018 and November 22, 2019 respectively.   
 
Approved development totals are as follow: 
 

Phase  Buildout  Residential 
(Units) 

Commercial 
(Sq. Ft.) 

Industrial 
(Sq. Ft) 

Office     
(Sq. Ft.) 

Mini
Warehouse 
(Sq. Ft.) 

Hotel 
(Rooms) 

I & II  Completed  592  455,048         
III  11/22/2018(1)  140    55,000  230,000  60,000     
IV  11/22/2019(1)  630    92,952  570,000  40,000(2)  80,000  100 

TOTAL  1,362  603,000  800,000  100,000  80,000  100 
(1) Phases III & IV buildout dates reflect all legislatively approved extensions. 
(2) Office space may include up to 85,000 sq. ft. of medical office. 
       
The following amendments to the Creekwood DRI Development Order were approved by the BOCC: 
 

•  May 20, 1986: Received approval to delete approximately 240 acres east of I75 from the 
Development Order (R86112) 

•  July 23, 1992: Received approval to allow a six month extension for the required date to 
submit a preliminary site plan for Phase II (R9280) 

•  April 22, 1993: Received approval to amend the Development Order and Map H to reduce 
acreage to 818,26 ±acres, extend the buildout dates for each phase, provide additional 
access points from SR 70, relocate 7,500 sq. ft. of commercial, and other various changes 
related to zoning and land uses (R9325) 
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•  December 15, 1998: Received approval to amend the Development Order and Map H to 

exchange the  land use designation for Parcel G (General Commercial) with Parcel O1 
(Office), increase total commercial floor area (69,500 sq. ft.) and land area, decrease total 
office floor area (44,000 sq. ft.) and land area, decrease residential development (500 units), 
and  change  the  designation  of  Parcels C1, C2,  and O1  and  combine  them  to  a  re
designated Parcel C (ORD9849)   

•  March 28, 2000: Received approval to amend the Development Order and Map H to modify 
Phase IV to allow 447,000 sq. ft of commercial and 38,000 sq. ft of office on Parcel C, adjust 
development totals in Parcel C (522,000 sq. ft. of commercial and 115,000 sq. ft. of office), 
modify the project phasing deadlines, and modify specific conditions (ORD0007) 

•  January 6, 2004: Received approval to amend the Development Order and Map H to re
designate parcels identification, add an additional roadway connection to the west, modify 
the  Project  Phasing  Table  to  clarify,  eliminate,  and  redistribute  approved  development 
(reduce industrial to 950,000 sq. ft., clarify allocation of commercial approved in the industrial 
category,  expand  the  range  of  commercial  and  industrial  uses  permitted  east  of  I75, 
decrease residential  from 2,305 to 1,617 units), update and modify the Project Phasing 
Table  to  recognize  completed  development,  transfer  industrial,  office,  and  commercial 
square feet from Phases I and II to Phases III and IV (ORD0428)  

•  January 5, 2006: Received approval to amend the Development Order and Map H to modify 
the Project Phasing Table to reduce, add, and redistribute approved development (decrease 
residential from 1,617 to 1,250 units, increase office to 225,00 sq. ft., transfer residential 
units from Phases I and II to Phase IV, and delete condition requiring Preliminary Site Plans 
be submitted 18 months prior to buildout date) (ORD0541) 

•  August 2, 2012: Received approval to amend the Development Order and Map H to add 
30,000 square feet to an existing 50,000 square foot miniwarehouse project on Parcel C5 
for a total of 80,000 square feet of miniwarehouse, update the Development Order to reflect 
previously approved project extensions, update  the water quality monitoring conditions, 
update the Development Totals and Table 1 (Phasing by Use) to clarify previously approved 
reduction of 150,000 of industrial entitlements (ORD1215) 

•  December 17, 2013: Received approval to amend the Development Order and Map H to 
modify the land use of Parcel G from Office to Residential, increase the total residential units 
by 112 for a total of 1,362 units and decrease the office square footage by 125,000 square 
feet for a total of 100,000 square feet, delete condition regarding maximum density in the 
watershed, and amend the stipulations related to the I75 bridge approach (ORD1325) 

 
To  date,  592  residential  units  have  been  completed  as well  as  501,594  sq.  ft.  of  commercial 
development, 80, 000 sq. ft. of miniwarehouse, 89,084 sq. ft. of light industrial, 13,990 sq. ft. of 
office and 78 hotel rooms. Various site plans for industrial development are under review or have 
been approved.  
 
 
 
Request   
 
The request today is for an amendment to the Creekwood Development Order (DO) and Map H.  
The request includes a companion revision to the Zoning Ordinance and General Development 
Plan.   
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Pursuant to Florida Statute Section 380.06, this amendment is not being processed as a Notice of 
Proposed  Change  (NOPC)  in  which  the  Tampa  Bay  Regional  Planning  Council  reviews  and 
approves the amendment and makes a recommendation to the County.  
 
FS 380.06 states  that  changes  to  the Development Order  that do not  increase  the number of 
external peak hour trips and do not reduce open space and conserved areas within the project 
require only an application  to  the  local government  in accordance with  the  local government’s 
procedure  for  amendment  of  a  Development  Order  and  the  following  adoption.  The  local 
government  shall  render  a  copy  to  the  state  land  planning  agency  (Department  of  Economic 
Opportunity), which only has the right to appeal the amendment if they believe the change creates a 
reasonable likelihood of new or additional regional impacts.  There is no requirement to provide a 
copy to the Regional Planning Council, since they have no rights to appeal.   
 
Staff  has  reviewed  the  amendments  and  concurs  that  the  proposed  changes  to  the  DRI 
Development Order and Map H do not increase the number of external peak hour trips and do not 
reduce open space and conserved areas with the DRI project.  Nor are the changes those listed 
requiring an NOPC or Substantial Deviation to the DRI. If the amendment is approved, a copy of the 
amended ordinance will be sent to the Department of Economic Opportunity and a courtesy copy to 
the Tampa Bay Regional Planning Council.  
 
The  request  is  detailed  below  and  shown  in  strikethru/underline  format  in  the  attached 
Development Order: 
 
•  Allow Group Care Home (Assisted Living Facility) as an allowable use in Parcel MU,  

add 150bed Group Care home and decrease  the commercial square  footage by 
10,000 square feet for a total of 593,000 square feet of commercial space. 
 

The approved Map H provides for mixed nonresidential uses on Parcel MU (commercial and office), 
with no provisions for residential uses. The applicant proposes to consider “Group Care Home” 
(Assisted Living Facility) as an allowable use in Parcel MU, which is classified as a residential use 
category. The proposal also includes adding a 150bed group care home facility, and decreasing the 
commercial square footage by 10,000 square feet for a total of 593,000 square feet of commercial 
space. 
 
The proposal includes the following: 
 
 

•  Under the Map H, the applicant proposes to modify the Land Use/Acreage Summary Table 
to show  Group Care Home (150 beds) as an allowed use in Parcel MU and to reduce the 
commercial entitlements of Parcel MU by of 10,000 square feet.  
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MAP H 
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• Under the Development Order the applicant proposes to change Section 5 and Section 6 as 

follow: 
 
SECTION 5.  DEVELOPMENT COMPONENTS 
 
Approval  of  this  ordinance  authorizes  development  of  the  following  land  uses,  when 
developed in conjunction with the terms of this ordinance, and any applicable local, regional, 
state, or federal regulations. 
 
A.  1,362 dwelling units 
B.  603,000 593,000 square feet of commercial 
C.  800,000 square feet of industrial 
D.  100,000 square feet of office 
E.  100 room hotel (93,000 square feet) 
F.           80,000 square feet of miniwarehouse 
G.          150bed group care home (assisted living facility) 
 
SECTION 6.   DEVELOPMENT CONDITIONS 
 
PROJECT PHASING AND BUILDOUT CONDITIONS 

 
1.  The developer shall comply with  the deadlines contained in  the revised phasing 

schedule, listed in Table 1 below:       
 

Table 1  Phasing by Use 
 

PHASES   

Uses  Acreage 
818.3 

I, II 
(Complete) 

III (1996 
11/22/2018) 

IV (2001 
11/22/2019) 

Total 

RESIDENTIAL  390.1  592  140  630  1,362 

COMMERCIAL 
[RETAIL AND 
SERVICE 

380.0651(3)(f)] 

137.63*****  455,048  55,000  92,952    
82,952** 

603,000 
593,000** 

HOTEL 
[Hotel or motel  
380.0651(3)(g)] 

      100 rooms 
93,000 

100 rooms 
93,000 

OFFICE      60,000*  40,000*  100,000* 

INDUSTRIAL  170.94    230,000  570,000***  800,000*** 

MINIWAREHOUSE  6.5      80,000****  80,000**** 

GROUP CARE 
HOME******        150 beds  150 beds 

OPEN SPACE 
(ROADS, RIGHTOF

WAY, 
CONSERVATION, 
PRESERVATION, 

ETC.) 

113.13         
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*  Office space may include up to 85,000 square feet of medical office. Office entitlements have been 
removed from Parcel G for a total reduction of 125,000 sq. ft. of office space. The reduction of office 
entitlements  was  requested  by  the  owner  of  Parcel  G  and  approved  by  the  Board  of  County 
Commissioners on December 17, 2013 (Ordinance 1325). No entitlements have been taken from any 
other Parcel in the DRI at that time. 

**                 Construction of the initial 50,000 sq. ft. of MiniWarehouse was acknowledged within the RY 200708 
Annual Report. The Annual Report reflected that 50,000 sq. ft. of MiniWarehouse was equivalent to 
24,000 sq. ft. of Commercial. As appropriate, this amount of Commercial has been deducted from the 
Phase IV and overall Commercial entitlements reflected in this Table for the project (Ordinance 1215). 

                      A total of 10,000 sq. ft. of commercial space have been removed from the commercial entitlements in 
Parcel MU. The reduction of commercial entitlements was requested by the owner of Parcel MU and 
approved by the Board of County Commissioners on April 3, 2014 (Ordinance 1404). No entitlements 
have been taken from any other Parcel in the DRI at that time.  

***             150,000 sq.  ft.  reduction of  industrial entitlements was requested by the master developer and 
approved by the Board of County Commissioners on December 4, 2008 [Z8476(R8)].    

****          MiniWarehouse consists of 50,000 sq. ft. constructed during 200708 as well as the 30,000 sq. ft.  
expansion proposed with Ordinance 1215.      

*****            Commercial acreage includes Hotel and Office to reflect acreage of mixed use, nonresidential parcels. 
                     The acreage of the Commercial only parcels is 71.9 acres and the Mixed Use parcel is 65.73 acres.  
******             Group Care Home has been included as an allowable use in Parcel MU (Ordinance 1404). 

 
 
Staff has no objection to the above proposed modification since: 

  The number of external peak hour trips has not been increased. The traffic analysis 
provided by the applicant indicates that the proposal to change the use to residential 
(150bed assisted living facility) will generate less PM peakhour trip than 10,000 of 
commercial space, and will not create any additional transportation impacts. Parcel MU 
and C4 has a valid CLOS (CLOS04110) and will expire on 02/24/2018.  

  The proposed use (Group Care Home) is compatible with the development patterns in 
the nearby area. Group care home is a residential use allowed in commercial and office 
zoning districts. The surrounding area to the south and southeast is developed with 
commercial and offices uses, to the west is the Interstate, and to the east there are 
vacant lots with commercial and office entitlements.   

  The conservation areas and open spaces within the Creekwood DRI have not been 
reduced.  

 
 
Conclusion 
 
Staff recommends approval of  the amendments as shown  in strikethru/underline format in the 
attached ordinance. 
 
 
ATTACHMENTS: 
 
1.  Ordinance 1404 
2.         Map H 
3.  Traffic Impact Statement  
4.   Copy of Newspaper Advertising 
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 ORDINANCE 13-25 14-04 – CREEKWOOD (DRI # 13) 
 

AN ORDINANCE OF THE BOARD OF COUNTY COMMISSIONERS OF 
MANATEE COUNTY, FLORIDA, REGARDING LAND DEVELOPMENT, 
RENDERING AN AMENDED AND RESTATED DEVELOPMENT ORDER 
PURSUANT TO CHAPTER 380, FLORIDA STATUTES, FOR THE 
CREEKWOOD DEVELOPMENT OF REGIONAL IMPACT, (ORDINANCE 
12-1513-25)  TO APPROVE THE FOLLOWING CHANGES TO MAP H 
AND THE ORDINANCE: 1) MODIFY THE LAND USE OF PARCEL G 
FROM OFFICE TO RESIDENTIALALLOW GROUP CARE HOME 
(ASSISTED LIVING FACILITY) AS AN ALLOWABLE USE IN PARCEL 
MU; AND 2) INCREASE THE TOTAL NUMBER OF RESIDENTIAL 
UNITS BY 112 FOR A TOTAL OF 1,362 UNITS AND DECREASE THE 
OFFICE SQUARE FOOTAGE BY 125,000 SQUARE FEET FOR A 
TOTAL OF 100,000 SQUARE FEETADD 150-BED GROUP CARE 
HOME AND DECREASE THE COMMERCIAL SQUARE FOOTAGE BY 
10,000 SQUARE FEET FOR A TOTAL OF 593,000 SQUARE FEET OF 
COMMERCIAL SPACE; 3) DELETE LAND USE CONDITION #1 
REGARDING MAXIMUM DENSITY IN THE WATERSHED; 4) AMEND 
THE STIPULATIONS RELATED TO THE I-75 BRIDGE APPROACH; 
AND 5) UPDATE THE DEVELOPMENT ORDER TO REFLECT 
TERMINOLOGY CHANGES, CURRENT LAND DEVELOPMENT CODE 
AND COMPREHENSIVE PLAN AMENDMENTS, AND DEPARTMENT 
REFERENCES; PROVIDING FOR DEVELOPMENT RIGHTS, 
CONDITIONS, AND OBLIGATIONS; PROVIDING FOR SEVERABILITY; 
AND PROVIDING AN EFFECTIVE DATE. 

 
 
 
WHEREAS, CREEKWOOD, INVESTORS, LTD., hereinafter referred to as 
"CREEKWOOD", proposed a Development of Regional Impact (DRI) for a mixed-use 
development located in Manatee County; and 
 
WHEREAS, on August 27, 1985, Manatee County adopted Resolution R-85-149 granting 
Creekwood a DRI Development Order; and 
 
WHEREAS, on October 22, 1985, Manatee County approved Resolution R-85-219 
amending Resolution R-85-149 by providing for clarification from the Department of 
Community Affairs; and  
 
WHEREAS, on May 20, 1986, Manatee County approved Resolution R-86-112 amending 
Resolution R-85-219 by deleting two hundred and forty (240) plus or minus acres from 
the approved Creekwood DRI Development Order; and 
 
WHEREAS, on April 22, 1993, Manatee County approved Resolution R-93-25 amending 
Resolution R-86-112 by approving amendments to Map H, extending the build out date, 
and other various changes; and 
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WHEREAS, on December 15, 1998, Manatee County approved Ordinance 98-49 
amending Resolution R-93-25 increasing the commercial uses by 69,500 square feet and 
land area by 2.3 acres, changing the land use designation for Parcels C-1 and C-2 from 
Highway Tourist Oriented at General Commercial to General Commercial, and combining 
Parcels C-1, C-2, and O-1 into a redesignated Parcel C; and 
 
WHEREAS, on March 28, 2002, Manatee County approved Ordinance 00-07 amending 
Ordinance 98-49 to amend Phase IV of the Project Phasing Conditions to delete 25,000 
square feet of office space and add 25,000 square feet of commercial space on Parcel C, 
modify the Project Phasing Deadlines to reflect current development approvals and 
schedules for the balance of approved development for this DRI, amend General 
Condition 17 requiring all Site Plans to comply with the 1990 Land Development Code; 
and other various changes; and 
 
WHEREAS, on January 6, 2004, Manatee County approved Ordinance 04-28 
amending Ordinance 00-07 to redesignate parcel identifications, add an additional 
roadway connection to the west, modify the Project Phasing Table to clarify, eliminate, 
and redistribute approved development (reduce industrial to 950,000 square feet, clarify 
allocation of commercial approved in the industrial category, expand the range of 
commercial and industrial uses permitted east of I-75, decrease residential units from 
2,305 to 1,617), update and modify the Project Phasing Table to recognize completed 
development, transfer industrial, office, and commercial square feet from Phase I and II 
to Phases III and IV, amend the Development Order to update terminology and 
departmental references; and other changes for internal consistency, and allow biennial 
rather than annual DRI reports.  
 
WHEREAS, on January 5, 2006, Manatee County approved Ordinance 05-41 
amending Ordinance 04-28 to decrease residential units from 1,617 to 1,250, increase 
office square footage from 160,000 to 225,000,transfer 6 residential units from Phases I 
and II , delete the footnote under Table 1 requiring Preliminary Site Plans be submitted 
18 months prior to the build out date, transfer 6 residential units from Phases I and II to 
Phase IV (a 13-year extension to buildout; 18-year cumulative extension), and amend 
the Development Order to update terminology and departmental references; and other 
changes for internal consistency, including recodification of the existing development 
order. 
 
WHEREAS, on August 2, 2012 Manatee County approved Ordinance 12-15, amending 
Ordinance 05-41 to add 30,000 square feet to an existing 50,000 square foot mini-
warehouse project located on Parcel C-5; update the Development Order to reflect the 
project extensions previously authorized by the State of Florida and Manatee County; 
update the water quality monitoring conditions; update the Development Totals and Table 
1 – Phasing by Use to clarify previously approved reduction of 150,000 square feet of 
industrial entitlements; and update the Development Order to reflect terminology 
changes, current Land Development Code and Comprehensive Plan amendments, and 
department references; and 
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WHEREAS, on May 16, 2013, Wells Fargo Bank, N.A. filed a request to amend the 
Development Order pursuant to Section 380.06(19)(e)2, Florida Statutes, which does not 
require the filing of a Notice of Proposed Change, but, requires an application to the local 
government to amend the development order in accordance with the local government’s 
procedure; and 
 
WHEREAS, on December 17, 2013, Manatee County approved Ordinance 13-25, 
amending Ordinance 12-15 to modify the land use of Parcel G from Office to Residential; 
to increase the total residential units by 112 for a total of 1,362 units and to decrease the 
office square footage by 125,000 square feet for a total of 100,000 square feet; to delete 
Land Use condition #1 regarding maximum density in the watershed; and to amend the 
stipulations related to the I-75 bridge approach, and 
 
WHEREAS, on November 20, 2013, Creekwood Investors, LTD filed a request to amend 
the Development Order pursuant to Section 380.06(19)(e)2, Florida Statutes, which does 
not require the filing of a Notice of Proposed Change, but, requires an application to the 
local government to amend the development order in accordance with the local 
government’s procedure; and  
 
WHEREAS, the application includes a request to modify the land use of Parcel G from 
Office to Residential; to increase the total residential units by 112 for a total of 1,362 units 
and to decrease the office square footage by 125,000 square feet for a total of 100,000 
square feet;  to delete Land Use condition #1 regarding maximum density in the 
watershed; and to amend the stipulations related to the I-75 bridge approachallow group 
care home (assisted living facility) as an allowable use in Parcel MU; and to add 150-bed 
group care home and decrease  the commercial square footage by 10,000 square feet for 
a total of 593,000 square feet of commercial space. 
 
WHEREAS, the described project lies within the unincorporated area of Manatee County, 
a political subdivision of the State of Florida; and 
 
WHEREAS, the public notice requirements of Manatee County and Chapter 380.06, 
Florida Statutes have been adhered to and satisfied; and the Planning Commission held 
a duly noticed public hearing; and 
 
WHEREAS, the Board of County Commissioners is the governing body of the local 
government having jurisdiction pursuant to Section 380.06(19)(e)2, Florida Statutes, and 
has the statutory authority to consider and approve amendments to a Development Order 
for an approved DRI; and 
 
WHEREAS, the Planning Commission has reviewed the application to amend the 
Development Order and has filed a recommendation on this application with the Board of 
County Commissioners; and 
 
WHEREAS, the Board of County Commissioners has received and considered the 
recommendation of the Planning Commission; and  
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WHEREAS, the Board of County Commissioners of Manatee County on   December 17, 
2013 April 3, 2014, held a duly noticed public hearing on Ordinance 13-25 14-04 and the 
application to amend the Development Order and has solicited, received, and considered 
reports, comments, and recommendations from interested citizens, county agencies, the 
applicant, as well as the review and report of the Manatee County Building and 
Development Services Department. 
 
 
NOW THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 
COMMISSIONERS OF MANATEE COUNTY, FLORIDA IN A REGULAR MEETING 
ASSEMBLED THIS  17th DAY OF DECEMBER, 2013 3rd DAY OF APRIL, 2014 AS 
FOLLOWS: 
 
SECTION 1.  AMENDMENT AND RESTATEMENT OF DEVELOPMENT ORDER FOR 
DRI 13, ORDINANCE 12-15 13-25.  
 
The previous development order for Creekwood, which was adopted on August 27, 1985, 
and all subsequent amendments are replaced in their entirety, provided this amendment 
shall not be construed to terminate the rights of the developer, if any, granted under 
Section 163.3167(8) Florida Statutes, to the extent such rights have previously been 
granted and not specifically herein or otherwise modified or amended. 
 
SECTION 2.  FINDINGS OF FACT 
 
The Board of County Commissioners, after considering the testimony, evidence, 
documentation, application for amendment of approved Map H, the recommendation and 
findings of the Planning Commission of Manatee County, as well as all other matters 
presented to the Board at the public hearing hereinafter referenced, hereby makes the 
following findings of fact: 
 
A. The Board of County Commissioners has received and considered the 

recommendation of the Manatee County Planning Commission concerning the 
application to amend the Development Order as it relates to the real property 
described in Exhibit "A" of this Ordinance. 

 
B. The Board of County Commissioners held a public hearing on December 17, 2013 

April 3, 2014, regarding the application to amend the Development Order 
described herein, in accordance with the requirements of Manatee County 
Ordinance 90-01, as amended (the Manatee County Land Development Code) 
and Ordinance 89-01, as amended (the 2020 Manatee County Comprehensive 
Plan) and has further considered the testimony, comments, and information 
received at the Public Hearing. 

         
C. The proposed change to the DRI regarding the property described in Exhibit "A"  is 

found to be consistent with the requirements of Manatee County Ordinance 89-01, 
as amended (the 2020 Manatee County Comprehensive Plan), provided it 
proceeds in accordance with the Development Conditions specified herein.  
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D. The real property, which is the subject of this Development Order, is legally 

described as set forth in Exhibit "A" of this Development Order. 
 
E. The Project is not in an Area of Critical State Concern, as designated pursuant to 

Section 380.05, Florida Statutes. 
 
F. The authorized agent for the Project is King Engineering Associates, Inc. Allison-

Gause, Inc., and their address is 2930 University Parkway, Sarasota, Florida 
34243. 926 14th Street West  Bradenton, Florida 34205. 

  
G. The original owner of the property was Creekwood Investors, Ltd LTD., and the 

owner of Parcel GMU is Wells Fargo Bank, NA Creekwood Investors, LTD. 
 
H. A comprehensive review of the impacts generated by the Development has been 

conducted by the departments of Manatee County, the Planning Commission and 
the Board of County Commissioners. 

 
I. All "WHEREAS" clauses preceding Section 1 of this Ordinance are adopted as 

findings of fact.   
 
 
 
SECTION 3.  CONCLUSIONS OF LAW 
 
Based upon the previous findings of fact and the following conditions of the Development 
Order, the Board of County Commissioners of Manatee County concluded that: 
 
A. The Project is consistent with the local land development regulations and is 

consistent with the State Comprehensive Plan (SCP) the Tampa Bay Regional 
Planning Council's Future of the Region, A Strategic Regional Policy Plan, and 
Ordinance 89-01, as amended (The 2020 Manatee County Comprehensive Plan, 
as amended). 

 
B. That these proceedings have been duly conducted pursuant to applicable law and 

regulations, and based upon the record in these proceedings, the Developer is 
authorized to conduct development as described herein, subject to the conditions, 
restrictions, and limitations set forth below. 

 
C.      That the review by the County,  other participating agencies, and interested citizens 

reveals that impacts of the development are adequately addressed pursuant to the 
requirements of Chapter 380, Florida Statutes, within the terms and conditions of 
this Development Order. 

 
D. That the changes proposed by this amendment to Ordinance 12-15 13-25 as 

described in Section 4 and which were requested in the application to amend the 
Development Order ,along with the previous changes to the DRI,  are not a 
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Substantial Deviation or an NOPC pursuant to Section 380.06(19)(e)2, Florida 
Statutes.  

 
SECTION 4.  AMENDMENTS TO APPROVED DEVELOPMENT 
 
The application to amend the Development Order for the Creekwood DRI is hereby 
approved, amending the previous Development Order and its amendments in their 
entirety, subject to the conditions listed herein, to allow the following changes in the plan 
of development: 
  
1. Modify Map H attached hereto Exhibit “B” and the Development Order with the 

following changes: 
 
A.   Modify the use of Parcel G from Office to ResidentialAllow group 

care home (assisted living facility) as an allowable use in Parcel 
MU; and 

B.  Increase the number of Residential units by 112 for a total of 1,362 
units with a simultaneous decrease of office square footage by 
125,000 square feet to allow a revised total of 100,000 square 
feet;Add 150-bed group care home and decrease the commercial 
square footage by 10,000 square feet  for a total of 593,000 square 
feet of commercial space. 

C.  Delete Land Use Condition #1 regarding the maximum density in 
the Watershed. 

D.  Amend the stipulations related to the I-75 bridge approach; and 
E. Update the Development Order to reflect terminology changes and 

department references. 
 
SECTION 5.  DEVELOPMENT COMPONENTS 
 
Approval of this ordinance authorizes development of the following land uses, when 
developed in conjunction with the terms of this ordinance, and any applicable local, 
regional, state, or federal regulations. 
 
A.  1,362 dwelling units 
 
B. 603,000 593,000 square feet of commercial 
 
C. 800,000 square feet of industrial 
 
D.  100,000 square feet of office 
 
E. 100 room hotel (93,000 square feet) 
 
F.         80,000 square feet of mini-warehouse 
 
G. 150-bed group care home (assisted living facility) 
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SECTION 6.  DEVELOPMENT CONDITIONS 
 
PROJECT PHASING AND BUILDOUT CONDITIONS 
 
1. The developer shall comply with the deadlines contained in the revised phasing 

schedule, listed in Table 1 below:    
 
 Table 1 - Phasing by Use 

PHASES  

Uses Acreage 
818.3 

I, II 
(Complete) 

III (1996- 
11/22/2018) 

IV (2001- 
11/22/2019) 

Total 

RESIDENTIAL     390.1 592 140                630   1,362 

COMMERCIAL 
[RETAIL AND SERVICE- 
380.0651(3)(f)] 

 
137.63***** 

455,048 55,000 92,952         
82,952**  

 

603,000 
593,000** 

HOTEL 
[Hotel or motel - 
380.0651(3)(g)] 

   100 rooms   
93,000 

100 rooms 
  93,000 

OFFICE   60,000*  40,000*  100,000* 

INDUSTRIAL 170.94  230,000  570,000*** 800,000*** 

MINI-WAREHOUSE 6.5   80,000**** 80,000**** 

GROUP CARE 
HOME******     150 beds 150 beds 

OPEN SPACE (ROADS, 
RIGHT-OF-WAY, 
CONSERVATION, 
PRESERVATION, ETC.) 

113.13     

 
 * Office space may include up to 85,000 square feet of medical office. Office entitlements have been removed 

from Parcel G for a total reduction of 125,000 sq. ft. of office space. The reduction of office entitlements was 
requested by the owner of Parcel G and approved by the Board of County Commissioners on December 17, 
2013 (Ordinance 13-25). No entitlements have been taken from any other Parcel in the DRI at that time. 

 
**         Construction of the initial 50,000 sq. ft. of Mini-Warehouse was acknowledged within the RY 2007-08 Annual 

Report. The Annual Report reflected that 50,000 sq. ft. of Mini-Warehouse was equivalent to 24,000 sq. ft. of 
Commercial. As appropriate, this amount of Commercial has been deducted from the Phase IV and overall 
Commercial entitlements reflected in this Table for the project (Ordinance 12-15). 

 A total of 10,000 sq. ft. of commercial space has been removed from the commercial entitlements in Parcel 
MU. The reduction of commercial entitlements was requested by the owner of Parcel MU and approved by the 
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Board of County Commissioners on April 3, 2014 (Ordinance 14-04). No entitlements have been taken from 
any other Parcel in the DRI at that time.  

***       150,000 sq. ft. reduction of industrial entitlements was requested by the master developer and approved by the 
Board of County Commissioners on December 4, 2008 [Z-84-76(R8)].    

****      Mini-Warehouse consists of 50,000 sq. ft. constructed during 2007-08 as well as the 30,000 sq. ft. expansion 
proposed with Ordinance 12-15.      

***** Commercial acreage includes Hotel and Office to reflect acreage of mixed use, non-residential 
parcels. The acreage of the Commercial only parcels is 71.9 acres and the Mixed Use parcel is 
65.73 acres. 

******  Group Care Home has been included as an allowable use in Parcel MU (Ordinance 14-04). 
 
1. The developer shall submit a revised transportation analysis with any request for 

project extension, beyond those which may be granted by State law.  The 
Manatee County Board of County Commissioners shall review this analysis and 
determine whether or not the requested extension constitutes a Substantial 
Deviation pursuant to Section 380.06 Florida Statutes. 
 

3. The developer must adhere to the following phasing buildout schedule.  
 

Phase I    - 1986-1996 
Phase II   - 1993-2003 
Phase III  - 1996-November 22, 2018 
Phase IV  - 2001-November 22, 2019 

 
4. Preliminary Site Plans shall be valid for a maximum period of five (5) years.  

Final Site Plans shall be valid for a maximum period of four (4) years, however, 
not to exceed the end of the phase for which development is proposed as 
described in the phasing build out schedule. 

 
 
LAND USE CONDITIONS 
 
 
1. At the time of Preliminary Site Plan submittal, the applicant shall demonstrate 

compliance with the requirements of the Planned Development District in effect 
at that time including, but not limited to, such concerns as Entranceway 
requirements, aesthetic appearance from State Road 70 (S.R. 70) and Interstate 
75 (I-75), ample provision for open space, adequate restrictions to prohibit 
unsightly vehicles, trash, etc., and a maintenance program which assures that an 
attractive appearance will be maintained. 

 
2. Light manufacturing, industrial service establishments, wholesale trade 

establishments, research and development activities, warehouse, mini-
warehouse, heavy printing, and ancillary office use are permitted uses proposed 
within Parcel I.  Construction service establishment (with no retail and rental 
sales) is allowed on the east side of Lena Road only.   Industrial uses to be 
constructed within the Evers Reservoir Watershed Protection Overlay District, 
must employ Best Possible Technology so that such uses will not be contrary to 
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the public health, safety, and welfare.  Best Possible Technology shall be in 
accordance with the laws in effect at the time of Preliminary Site Plan approval 
and shall be shown on the plan or plat for consideration and approval.  

 
3 All buildings, parking, and service areas within Parcels MU and I shall maintain a 

minimum setback of 100 feet from S.R. 70 and I-75.  All trash and garbage 
receptacles that are visible from S.R. 70, I-75, 54th Drive East, and adjacent 
residential shall be screened with materials similar to the adjacent building 
facade.  All truck loading, service areas, outside storage, and parking of heavy 
equipment, semi-trucks or trailers or other vehicles over 1-1/2 tons shall be 
located at the non-street side of the building when adjacent to I-75, and S.R. 70, 
unless they are not visible from a height of five (5) feet at the edge of pavement 
of said street, to be determined at time of Certificate of Occupancy. 

 
4. The Developer shall provide a 20-foot wide greenway adjacent to one side of the 

right of way for Lena Road, from S.R. 70 to the northern terminus of Lena Road. 
Within this greenway, the Developer shall install a ten foot wide paved bicycle 
and pedestrian path. 

 
5. The developer shall be allowed to construct a total of 1,362 dwelling units. 

Dwellings shall be constructed in accordance with the density approved for each 
specific parcel in the revised Map H (Exhibit “B”). 

 
BUFFER CONDITIONS 
 
1. (Reserved) 
 
2. a. A building setback of at least fifty (50) feet shall be provided west of and 

adjacent to the existing power line easement traversing Parcels MU & I.   
Native trees lying within shall not be removed.  Trees of a native species 
shall be planted within 20 feet of the FP&L line where the base of trees 
closer than twenty-five (25) feet apart do not already exist.  In addition, the 
screening buffers required between zoning district boundaries by the Land 
Development Code shall be required, except for the requirements for 
trees if more stringent within this stipulation.  These plantings shall occur 
prior to a certificate of occupancy for each lot and they shall meet the 
minimum standards of the Land Development Code.  

 
 b. A 50-foot wide roadway buffer shall be required along east side of I-75. 

(Completed) 
 
 c. Buildings on the east side Lena Road in Parcel I shall be located on the 

western two-thirds of the lots. 
 
3. Residential 
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 a. The 100-foot wide roadway buffer along the west side of I-75 shall be 
provided.   Additionally, the depth, design, and location of landscaped 
buffers will be determined when a Preliminary Site Plan is submitted for 
approval.  Continued maintenance of these buffers shall be assured 
through appropriate measures such as covenants and deed restrictions. 

 
  

b.        Prior to Final Site Plan approval a noise analysis shall be done based on 
the potential 10 lane configuration of I-75 and anticipated traffic in 2025. 

 
 

 
Manatee County noise level criteria for residential properties 
 
 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
* For more detailed information see “The Noise Guidebook – A reference document for 
implementing the Department of Housing and Urban Development’s Noise Policy”, prepared by 
The Environmental Planning Division, Office of Environment and Energy. 
 
 

ENVIRONMENTAL CONDITIONS 
 
1. At the time of the first Preliminary Site Plan submittal, a Master Drainage Plan for 

the entire development, including a demonstration that the effect the proposed 
altering and deepening of existing wetlands will have on their ability to filter 
surface water and percolating groundwater will be acceptable, shall be 
submitted.  This Master Drainage Plan, though it may have been approved by 

 
MANATEE COUNTY NOISE STIPULATION* 
No residential dwelling units including group care home (assisted living facility) shall be 
allowed in areas where the exterior noise level is; 
 
Ldn > 65 dBA.: 
Leq design hour > 65 dBA: or 
L10 design Hour > 68 dBA 
 
Unless protected by some performance equivalent measure to achieve; 
 
Ldn # 65 dBA, 
Leq design hour # 65 dBA, or 
L10 design Hour # 68 dBA 
 

 
NOISE REDUCTION REQUIRED* 
Sound attenuating barriers should be provided between the residential units and the noise 
source. 
 
Living areas shall be located and designed in a manner which orients the living areas and 
outdoor activity areas away from the noise source.  Living areas include bedrooms, lanais, 
and florida rooms.   
 
Buildings shall be positioned to maximize the distance between the residential units and the 
noise    source.  
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the County, will be subject to modifications by new state-of-the-art techniques 
and surface water management performance standards that may be developed 
or adopted during the course of the development process. (Completed)  

 
2. Stormwater management system design for that portion of the development lying 

within the Evers Reservoir Watershed shall meet or exceed any requirements of 
the Manatee County Comprehensive Plan and the Manatee County Land 
Development Code, as may be amended.  This shall not be interpreted to mean 
that the developer is required to retrofit any approved and existing stormwater 
systems which do not meet this requirement. 

 
3. In conjunction with the submittal of the first Preliminary Site Plan, a 

demonstration of compliance with the Watershed Protection, Special Treatment, 
and Agricultural Fringe Overlay zones shall be submitted.  As required by the 
Special Treatment District, the Board of County Commissioners must make a 
determination prior to construction that "Best Possible Technology" is being 
employed prior to construction. (Completed)  

 
4. The Stormwater Maintenance Plan, submitted with the first Preliminary Plan, 

shall be designed using accepted best management practices to provide a 
natural hydroperiod within each wetland.  Isolated wetlands shall, where 
practical, be incorporated into the stormwater system. Construction and post-
construction monitoring of surface and groundwater quality and quantity shall be 
outlined and implemented; included in this plan shall also be the design and 
execution of a maintenance program to ensure the adequate functioning of the 
system beyond project build out.  The stormwater management system shall be 
designed with enough flexibility to allow for hydroperiod refinement, as needed. 

 
5. All jurisdictional wetlands and streams shall be preserved physically and 

functionally.  The only exception may be those areas in which appropriate 
environmental permits and local approvals are obtained. 

 
 All development shall comply with the wetland policies of the Comprehensive 

Plan and the 1990 Land Development Code, as amended. Parcels which have 
approved Preliminary and Final Site Plans may continue to be developed in a 
manner consistent with the most recent approval, provided that such approval 
has not expired.  

 
6. The Preliminary Site Plan, as submitted by phase, shall specifically also outline 

which and how much of each vegetation association is being preserved.  Every 
effort shall be made by the developer and any future developers of this property 
to preserve a diverse range of the existing wildlife habitat.  These preserve areas 
should be as large as possible and should be located adjacent to wetlands or a 
different upland community type. 

 
7. Wetlands on the project site shall be preserved consistent with Map F-1 on page 

44 of the ADA additional information response and with s.2.7 of the Council's 
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adopted Future of the Region.  In addition, the wetland on Parcel C-5 shall be 
preserved. 

 
8. Representative tracts of all major upland vegetative communities shall be 

preserved in their natural state to serve as conservation/recreation areas. 
 
9. The wind and soil erosion controls including sodding, hydroseeding, mulching 

and bare soil wetting, committed to by the developer in the ADA, shall be 
required. 

 
 
WATER QUALITY CONDITIONS 
 
1. To assure water quality is maintained: 
 
 a. The developer shall institute a program to provide a body of initial 

baseline water quality data before any significant groundbreaking takes 
place, as well as institute a bi-annual on-going monitoring program 
through project build-out.  Sampling stations shall be at the sampling sites 
shown in "Exhibit B" (attached to Resolution R-93-25). 

 
  Sampling should be taken on a cresting hydrograph and should occur 

immediately after a one-inch storm event, and after a dry period, during 
both the rainy season (June-September) and the dry season (November-
February).  Significant water quality parameters should include, but not be 
limited to, the following: 

 
  - streamflow (cu. ft./sec.); 
  - turbidity (ntu); 
  - specific conductance (umho/cm at 25 deg. C); 
  - dissolved oxygen (mg/l); 
  - biochemical oxygen demand (mg/l); 
  - pH; 
  - total orthophosphate as P (m/l); 
  - total organic nitrogen as N (mg/l); 
  - total organic carbon as C (mg/l); 
  - total coliforms, multiple tube method, MPN (col/100 ml): 
   - total lead as Pb (ug/l; and 
  - temperature (deg. C). 
 
  Any changes to the sampling stations identified in “Exhibit B”, the 

sampling frequency, or the above list of parameters shall be submitted to 
Manatee County and TBRPC for review and comment, with approval by 
Manatee County. 
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                      All water quality methods and procedures shall be thoroughly 
documented and should comply with EPA/DEP Quality Control standards 
and should be submitted to Manatee County and TBRPC. 

 
 b. The developer shall provide baseline water-level contour maps for the 

unconfined aquifer on the Creekwood site, to reflect conditions present 
during both the wet season (June - September) and the dry season 
(November - February).  In addition, the developer shall provide for review 
annually updated ground water contour maps as described above; until 
the project reaches completion. 

 
2. In order to protect water quality, the following parameters shall be included in the 

project drainage plan. 
 
 a. The developer shall submit for approval a wetland-lake management plan, 

to be implemented during construction and after completion of the project. 
The plan shall address, but not be limited to, the following: 

  - proposed wetland/lake alterations; 
  - control of exotic species; 
  - control of on-site water quality 
  - maintenance of natural hydroperiod; and 
  - methods for wetland restoration/enhancement.  
 
 b. The drainage system shall be designed to provide retention, or detention 

with filtration/assimilation treatment for the first inch of runoff generated 
from the site during the 25-year, 24-hour design storm; and that maximum 
post-development shall not exceed pre-development flows for the same 
design storm. 

 
 c. The proposed retention/detention wetland systems shall be designed to 

be consistent with the Stormwater and Lake Systems Maintenance and 
Design Guidelines (TBRPC 1978).  The design criteria of this system 
should include the following elements: 

 
  (1) A minimum of 15 but no more than 50 percent of the surface area 

of the detention pond at the normal water level (NWL) shall 
consist of a shallow vegetated littoral shelf. 

 
  (2) The littoral shelf shall be incorporated into the pond bank, 

preferably near the pond outlet, to provide a final polishing 
treatment for the stormwater.  As an alternative, the littoral shelf 
shall be established on a shallow submerged island in the middle 
of the pond. 

 
  (3) A sediment sump shall be provided at all influent pipes to 

accumulate sediment and to provide easy access for sediment 
removal. 
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  (4) The littoral shelf, if located along the pond bank, shall have side 

slopes no greater than 7:1 with the top of the shelf at NWL and 
sloping to a depth of three feet or less. 

 
  (5) The littoral shelf shall be vegetated with a diverse group of native 

species which can include Sagittaria, pickerel-weed, Juncus, 
water lilies, cypress, etc.  These species aid in nutrient and heavy 
metal uptake as well as enhance the pond by providing blooming 
flowers and presenting a more "natural" appearance. 

 
  (6) A copy of an operation and maintenance (O & M) schedule shall 

be provided to the owner, and be submitted to TBRPC with the 
annual report.  The O & M schedule should include an estimation 
of the frequency of sediment removal operations and should 
mention the periodic need for removing dead vegetation. 

 
HAZARDOUS WASTE CONDITIONS 
 
1. Prior to the construction of industrial facilities, hazardous waste storage and 

disposal plans, including transportation of wastes, shall be provided and 
approved. 

 
2. The developer shall provide separate hazardous waste storage containers/areas 

within the project prior to or concurrent with the certificate of occupancy for the 
first business within the project.  These containers/areas shall be accessible to 
all project businesses and shall be clearly marked and/or colored so as to clearly 
distinguish the containers/areas intended for hazardous wastes and materials.  
Such containers shall also be designed to prevent unauthorized use or entry. 
The hazardous waste storage containers/areas shall be allowed to be located 
within the Evers Reservoir Watershed Overlay District until such time as the first 
industrial use outside of the Evers Reservoir Watershed Overlay District is 
constructed, at which time the storage containers/areas shall be relocated 
outside of the Evers Reservoir Watershed Overlay District. 

 
 The developer shall provide to all Creekwood businesses information that: 
 
 a.  Indicates types of waste and materials that are considered to be 

hazardous and are to be stored or disposed of only in the specially-
designed containers; and 

 
 b.  Indicates the location of the specially-designed hazardous waste and 

materials containers; and 
 
 c.  Advises of applicable statutes and regulations regarding hazardous 

wastes and materials. 
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 The developer shall ensure that any hazardous waste will be transported and 
disposed of in a manner consistent with applicable regulations. 

 
 
ARCHAEOLOGICAL CONDITION 
 
1. At the time a Preliminary Site Plan for the specific areas referenced in the 

May 24, 1984 letter from the State Division of Archives, History and Records 
Management is submitted, the developer must show the location of all 
archaeological and historic sites identified by a systematic, professional 
archaeological and historic survey.  If any sites exist, the ones which are 
significant must be protected and preserved. 

 
 
PARKS AND RECREATION CONDITIONS 
 
1. Implementation of the bike/pedestrian path shall be required as committed in the 

ADA, unless more restrictive conditions have been placed on the development in 
this order. 

 
2. Development plans shall assure adequate buffering between the industrial, 

office, commercial, and residential designations of this development through 
appropriate measures such as covenants and deed restrictions. 

 
3. Assignment of specific responsibility for open spaces shall be made at the time 

of Final Plat submittal, unless no plat is required, then it shall be required at time 
of Final Site Plan submittal. 

 
4. The 25-acre park located in the northwest quadrant of the project as shown on 

Revised Map H shall be deeded to the County by the Developer upon request of 
the County.  The County shall utilize said acreage for public park purposes.  The 
Developer shall be entitled to impact fee credit as set forth in Section 806.4.1 of 
the Land Development Code, as may be amended. (Completed) 

 
 If the County desires to develop the park prior to the Developer extending 

Creekwood Boulevard from the southern boundary of Williams Creek north, the 
County may construct that portion of Creekwood Boulevard necessary to access 
the park.  The Developer shall provide Manatee County with sufficient right-of-
way for said construction.  If Manatee County undertakes construction of any 
portion of the roadway, Manatee County shall obtain all necessary permits 
including any wetland impact permits required for said construction.  The 
Developer shall have the right to review construction plans prior to 
commencement of construction to determine compatibility with its development 
plans including, but not limited to, provision of sufficient curb cuts to access 
development parcels.  The road will be constructed to County standards.  If the 
County constructs the road described in this paragraph, and the road is of a type 
not eligible for impact fee credits pursuant to Section 806.4 of the Land 
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Development Code, then the developer shall reimburse the county for the cost of 
construction.  Reimbursement shall be required in conjunction with Final Site 
Plan or Final Plat approval for development of the parcels adjacent to that 
portion of the road which the county constructs.  If the road is eligible for impact 
fee credit and the county constructs the roadway, the developer will not be 
entitled to reimbursement.  The Developer shall have the right to relocate the 
right-of-way or constructed roads at its expense. 

 
 
PUBLIC SAFETY CONDITIONS 
 
1. Creekwood shall contribute a pro-rata share of the cost of constructing a fire 

station on the Tara public service site.  The timing and amount of the required 
financial contribution shall be determined at the time of Preliminary Site Plan 
submittal. (Completed) 

 
2. Creekwood shall contribute a pro-rata share of the cost to construct and equip 

the Sheriff Department's portion of the Public Services Building on the Tara 
Public Site.  The timing and amount of the required financial contribution shall be 
determined at the time of Preliminary Site Plan submittal. (Completed) 

 
3. The use of street names for the main entrance roads to both the residential and 

industrial portion of the project may be allowed.  The entrance road to the 
residential portion of the project shall be allowed as a designation of Creekwood 
Boulevard and the entrance road to the industrial portion of the project may be 
allowed to be named as a boulevard at a later time.  All other streets within the 
project shall be numbered in accordance with the revised county grid system, 
unless street names are allowed by the Board of County Commissioners for 
those other streets at a later time. 

    
TRANSPORTATION CONDITIONS 
 
1. Improvements shall be required to the project entrances on S.R. 70 and to the 

intersection of S.R. 70 and I-75.  Such improvements shall include, but not be 
limited to, left turn storage lanes, signalization, ramp improvements and 
additional through lanes.  The extent and timing of improvements required shall 
be determined by the County Transportation Authority with the review of an 
updated traffic analysis for each increment of development. 

 
2. Developer shall provide for a 120-foot wide right-of-way for 44th Avenue East 

(Cortez Road Extended) through the project.  Two lanes of this roadway shall be 
constructed through the project by the developer with development of parcels 
adjacent thereto except for the bridge approach to the I-75 crossing.  Sufficient 
right-of-way to construct the bridge approach shall be reserved and shall not be 
dedicated unless the right-of-way is voluntarily dedicated by the owner thereof 
pursuant to a development agreement. The developer shall not be responsible 
for constructing the bridge over I-75 as an on-site transportation improvement.  
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The developer shall enter into an agreement with the County to either oversize 
the internal stormwater pond system to be constructed on Parcel D or reserve 
capacity in the existing stormwater pond system to accept stormwater from the 
future 44th Avenue extension.  The agreement must be entered into prior to 
Preliminary Site Plan approval for Parcel D.  

 
3. Construction of approximately 1,600 feet of 44th Avenue East, from the west 

property boundary west to the existing pavement by the developer, to a two-lane 
section, including payment for acquisition of necessary right of way, shall be 
required prior to Final Plat approval of the 101st dwelling unit north of Williams 
Creek.  The primary entrance road (Creekwood Boulevard) to the residential 
portion of the project shall connect to 44th Avenue at the time of construction of 
the extension of 44th Avenue, mentioned herein. Manatee County shall 
cooperate with Creekwood in the condemnation of any land necessary to meet 
this requirement. 

 
4. A cross access easement between Parcels C-6 and C-7 and the Campbell 

Commercial Center to the west shall be recorded and this roadway connection 
shall be constructed or bonded prior to the next Certificate of Occupancy for 
Parcels C-6 or C-7.  This cross access easement shall be located within 50 feet 
of the northern right-of-way of S.R. 70 at the western property line of Parcel C-7 
and shall be extended eastward to the northern-most driveway on Creekwood 
Boulevard in Parcel C-6. (Completed) 

 
5. The proposed entrance onto S.R. 70 at the southwest corner of the development 

shall be relocated eastward to facilitate the frontage road from the Campbell 
Commercial Center and to avoid conflict with regard to intersection function. 
(Completed) 

 
6. The intersections of any driveway (including the frontage road) with the project 

entrance boulevard onto S.R. 70 shall be located as far from S.R. 70 right-of-way 
as necessary to avoid conflict with regard to intersection function. (Completed) 

 
7. All roads shown on the General Development Plan, including required stub-outs 

to the property boundary shall be dedicated to Manatee County with adequate 
rights-of-way as determined by the Transportation Department except for the 
bridge approach for the 44th Avenue crossing of I-75. 

 
8. The need for wider internal roads or potential changes in their proposed 

alignment shall be addressed at the time of Preliminary Site Plan submittal. 
 
9. The proposed owner's association documents shall contain a provision requiring 

the occupants of the Parcel I to coordinate shift changes to reduce peak hour 
traffic. 

 
10. In accordance with the Traffic Element of the Manatee County Comprehensive 

Plan, adopted level of service as of the effective date of this ordinance, as 
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determined by the procedures reported in the Highway Capacity Manual (HCM) 
2000 and using the most recent version of the Highway Capacity Software 
(HCS),  or most current HCM  manual and HCS software, and in accordance 
with guidelines and conclusions acceptable to the County, Tampa Bay Regional 
Planning Council, and the Department of Economic Opportunity shall be 
maintained on all of the following thoroughfares which have been identified by 
the Tampa Bay Regional Planning Council as receiving from Creekwood, five 
percent (5%) or more of daily Level of Service "C" capacity: 

 
 a. University Parkway from Lockwood Ridge Road to I-75 
 
 b. S.R. 70 from U.S. 41 to I-75 
 
 c. Lockwood Ridge Road from University Parkway to S.R. 70 
 
 d. S.R. 64 from Morgan Johnson Road to I-75 
 
 e. I-75 from University Parkway to S.R. 70 
 
 f. S.R. 780 from Honore Avenue to I-75 
 
 g. Intersection of S.R. 70 and S.R. 683 
 
 h. Intersection of S.R. 70 and 45th Street East 
 
 i. Intersection of S.R. 70 and Caruso Road 
 
 j. Intersection of S.R. 70 and U.S. 301 
 
 k. Intersection of S.R. 64 and Morgan Johnson Road 
 
 l. Intersection of S.R. 70 and the Project Entrances 
 
 m. Intersection of S.R. 70 and I-75 
 
 n. Intersection of S.R. 70 and U.S. 41 
 
 o.  S.R. 70 from I-75 to Lorraine Road  
 
 No plat or site plan shall receive approval if the approval of such increment of 

development would generate traffic which, in conjunction with existing traffic and 
traffic anticipated as a result of other development approvals, and other 
circumstance upon which the County may base traffic projections, will have the 
likely result of causing or contributing to a degradation of the Level of Service on 
these road links and intersections to a daily level below the adopted level of 
service as of the effective date of this ordinance.  S.R. 70 shall maintain an 
acceptable Level of Service.  Each request for plat or site plan approval must be 
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accompanied by a traffic study prepared or provided in this paragraph.  Level of 
Service on the above referenced links and intersections shall be verified as part 
of each annual report as required by Chapter 380.06(16) Florida Statutes.  If any 
traffic study required above for any increment of development shows that the 
project will contribute more than ten percent (10%) of the Level of Service C 
capacity of S.R. 70 between S.R. 683 (15th Street East) and U.S. 301, then that 
increment of development shall not be approved unless the improvements 
necessary to achieve the adopted level of service on that segment under 
construction. 

 
 This stipulation shall not be construed as diminishing any rights to credits for 

improvements paid for by the developer pursuant to this stipulation that would be 
available under Stipulation 14 of the general conditions contained herein. 

 
11. Access to the project shall be as shown on the Revised Map H.   
 
12. A cross-access easement shall be provided between Residential Parcels C and 

E. The location shall be approved by the Building and Development Services and 
Public Works Departments prior to or concurrent with the Preliminary Site Plan, 
for Parcel E. 

 
OFF SITE FACILITY DEVELOPMENT FEE CONDITIONS 
 
1. The developer, its successors, and assigns shall be bound by any and all impact 

fee ordinance(s) in effect at the time of building permit issuance.  Impact fees 
shall be collected by Manatee County unless provisions have been made for 
another entity to collect all or part of the fees. 

 
GENERAL CONDITIONS 
 
1. The developer shall demonstrate the availability of adequate service/capability to 

provide, wastewater treatment, solid waste disposal, electricity, police, fire, and 
EMS service with each Preliminary Site Plan submittal,. 

 
2. All structures shall meet at a minimum the building requirements of the Southern 

Standard Building Code, as amended. 
 
3. The developer shall satisfy county requirements regarding the provision of EMS 

and police services to this portion of the County. 
 
4. The energy conservation measures referenced in the ADA shall be required as a 

condition of approval. 
 
5. Implementation of the bike/pedestrian path shall be required as committed in the 

ADA. 
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6. The development of this project shall proceed in accordance with the information 
plans, projections, representations and materials contained in the Application for 
Master Development Approval and application for rezoning and General 
Development Plan approval, except as modified by the stipulations, conditions, 
and requirements set forth herein or in the approval of the ADA, or set forth in 
subsequent DRI or local approvals required for this development. 

 
7. Nothing herein shall be construed as limiting the authority of Manatee County, in 

the course of review and development of this project, to implement and apply 
laws, ordinances, rules, and regulations under its jurisdiction, consistent with the 
approval hereby granted. 

 
8. The matters addressed herein, as well as additional matters that are appropriate 

to consider at later stages of review, may be reflected in additional or more 
detailed stipulations, conditions, and requirements to be formulated and applied 
at later stages of review of this project under local procedures. 

 
9. In the event that the import of any of the stipulations contained herein appears 

uncertain, interpretation thereof should be by reference to the staff report 
presented to the Planning Commission and Board of County Commissioners in 
connection with their consideration of this development proposal, and by 
reference to the record of the hearings before these bodies. 

 
10. In the event ownership of any portion of the property embraced by this project, or 

any of the development rights acquired by virtue of this or subsequent approvals, 
is transferred to any party other than the applicant, the applicant or other 
transferor of such property or rights shall notify the Board of County 
Commissioners thereof and shall, in writing, identify the party or parties who will 
then be responsible to fulfill the obligations and meet the conditions established 
by these stipulations and by any subsequently established stipulations. 

 
11. Nothing herein shall be construed as authorizing any use of the property other 

than as described in the General Development Plan hereby approved, nor shall 
anything herein be construed as denying the property owner or developer any 
rights to the continuation of existing uses that may be provided by the Land 
Development Code or other applicable law. 

 
12. The terms "fair share" and "pro-rata share" as used herein refer to a contribution 

or participation by the developer, whose purpose is to address an impact 
generated by new development upon the public domain or upon services or 
facilities provided by the County, in an amount or of a value that reflects as 
nearly as is practicable, the impact of this development as a proportion of the 
total of impacts upon the same services, facilities, or element of the Public 
domain, that are expected to be generated by all developments in the impact 
area that have received approval or that are specifically anticipated on the basis 
of submitted development requests. 
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13. Where these stipulations require, expressly or by implication, an exercise of 
discretion or judgment, but do not specify the nature or parameters thereof, or 
where some determination must be made or approval granted or condition 
satisfied, the necessary decision or judgment shall be made by the County; but 
in doing so the County shall act reasonably and in good faith and, where 
appropriate, in accordance with accepted practice. 

 
14. In the event the County or other government entity with jurisdiction in the matter 

establishes impact fees or similar charges that are designed to pay the cost of 
any of the types of facilities, services, or impacts upon the public domain that the 
developer by virtue of these stipulations has an affirmative obligation to address, 
and such fees are payable with respect to portions of the development thereafter 
completed or finally approved, appropriate reductions in developer's obligations 
as set forth herein shall be considered and should be reflected in stipulations 
made a part of subsequent approvals. 

 
15. The developer and any successors in interest shall submit annual DRI reports in 

accordance with Section 380.06(16), Florida Statutes, to Manatee County, the 
TBRPC, the State Land Planning Agency, and other agencies, as may be 
appropriate, on (October 22, 1985) and each year until such time as all terms 
and conditions of this Order are satisfied.  Six copies of this report shall be 
submitted to the Director of the Manatee County Building and Development 
Services Department who shall be responsible for assuring the developments 
compliance with this order, to this end the Director shall review the report for 
compliance with the terms and conditions of this Order.  Should the director 
decide that further orders and conditions are necessary to ensure compliance 
with the terms and conditions of this Order, he shall submit the report to the 
Manatee County Board of County Commissioners.  The Developer shall be 
notified of any Board of County Commissioners hearing wherein such report is to 
be reviewed; provided, however, that receipt and review of any such report by 
the Board of County Commissioners shall not be considered as a substitute, 
waiver, or change of conditions as to any terms or conditions of this Order.  The 
annual report shall contain: 

 
 a. The information required by the State Land Planning Agency to be 

included in the annual report, which information is described in the Rules 
and Regulations promulgated by that Agency, pursuant to Section 
380.06(16), Florida Statutes; 

 
 b. Changes in the plan of development or phasing for the reporting year and 

for the next year, together with a description of all development activities 
proposed to be conducted pursuant to this Order for the year immediately 
following the annual report; 

 
 c. A summary comparison of development activity proposed and actually 

conducted for the reporting year; 
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 d. A summary providing the actual daily water and sanitary sewer 
requirements, in terms of gallons per day, for the reporting year and a 
projection of the expected daily water and sewer flow requirement for 
each of the five (5) succeeding years; 

 
 e. Undeveloped tracts of land that have been sold to a separate entity or 

developer and the identify of that purchaser, together with a statement 
listing the names and addresses of any heir, assignee, or successor in 
interest to this Order; 

 
 f. Identification and intended use of lands purchased, leased, or optioned by 

the Developer adjacent to the DRI site since the Order was issued; 
 
 g. An assessment of the Developer's and local government's compliance 

with conditions of approval contained in the Order; 
 
 h. Any requests for a substantial deviation determination that were filed in 

the reporting year and to be filed during the next year; 
 
 i. A statement that all persons have been sent copies of the annual report in 

conformance with Subsections 380.06(14) and (16), Florida Statutes; and 
 
 j. A copy of any notice of the adoption of a development order or the 

subsequent modification of an adopted development order that was 
recorded by the Developer, pursuant to Subsection 380.06(14)(d), Florida 
Statutes. 

 
 k. Failure to file an annual report as provided within shall suspend any 

further development. 
 
16. All references made in Ordinance 13-25 to a conceptual development plan shall 

hereinafter refer to revised Map H (Exhibit “B”), as amended herein. 
 
17. All Preliminary and Final Site Plans shall comply with the requirements of the 

1990 Land Development Code, as amended.  Parcels which have approved 
Preliminary and Final Site Plans may continue to be developed in a manner 
consistent with the most recent approval, provided that such approval has not 
expired. 

 
18. The Developer shall include in each Notice to Buyer for any property sold east of 

I-75 within the DRI boundaries, a statement that the use of the two hundred forty 
(240) plus or minus acres excluded from the Creekwood, Ltd. Development of 
Regional Impact approval is for a County owned treatment facility that may 
include spray irrigation. 

 
19. If the Development Order is appealed by the Department of Economic 

Opportunity (DEO), the Developer shall pay all costs and fees of County staff 
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and attorneys that the County is required to expend related to said appeal.  Said 
costs and fees shall be paid at the rate of the processing fee for Development of 
Regional Impacts under the current Building and Development Services 
Department fee schedules.  Payment of all billings by the Developer related to 
such reasonable fees and costs shall be paid within 45 days of the submittal of 
an invoice, except those fees in dispute and under review or appeal.  If the 
Development Order is appealed by DEO, and Manatee County chooses to 
pursue the appeal over the objections of the Developer, the Developer shall not 
be responsible for costs incurred subsequent to the Developer's objection. 

 
 
SECTION 7.  LEGAL DESCRIPTION 
 
Development of Creekwood shall be restricted to the 818.26 acres owned by the 
Developer and described by the legal description included as Exhibit "A" attached to, 
and made a part of, this Development Order.  
 
SECTION 8.  GENERAL 
 
1. This Ordinance shall constitute a Development Order issued in accordance with 

Chapter 380, Florida Statutes. 
 
2. Definitions and matters contained in Chapter 380, Florida Statutes, shall control 

the construction of any defined terms and matters appearing in the Development 
Order. 

 
3. The following are hereby incorporated by reference and made a part of this 

Development Order: 
 
 a. The "Application for Development Approval" together with supporting 

documents submitted by CREEKWOOD. 
 
 b. The Application for an amendment to the Development Order. 
  
SECTION 9.  RESTRICTIONS ON DOWN-ZONING 
 
The County may not down-zone or reduce the intensity or unit density permitted by this 
Order prior to November 22, 2019, unless the County can demonstrate that:  
 
(a) Substantial changes in the conditions underlying the approval of the Order have 

occurred; or  
 
(b) The Order was based upon substantially inaccurate information provided by the 

Developer; or  
 
(c) The change is clearly established by the County to be essential for the public 

health, safety, or welfare.  

PLANNING COMMISSION
Manatee County Government Administrative Center

1112 Manatee Avenue West

Page 335 of 494



Ordinance 13-25 14-04 – Creekwood DRI #13 

Page 24 of 30 

 
Any down-zoning or reduction of intensity or unit density shall be affected only through 
the usual and customary procedures required by statute and/or ordinance for changes 
in local land development regulations. 
  
For the purposes of this Order, the term "down-zone" shall refer only to changes in 
zoning, land use, or development regulations that decrease the development rights 
approved by this Order, and nothing in this paragraph shall be construed to prohibit 
legally enacted changes in zoning regulations which do not decrease the development 
rights granted to the Developer by this Order. 
 
The inclusion of this Section is not to be construed as evidencing any present or 
foreseeable intent on the part of the County to down-zone or alter the density or 
intensity of the Project, but is included herein to comply with Section 380.06(15)(c)3, 
Florida Statutes. 
 
 
SECTION 10.  BINDING ORDER UPON DEVELOPER  
 
This Development Order shall be binding upon the Developer. 
 
SECTION  11.  DEADLINE FOR COMMENCEMENT OF CONSTRUCTION  
 
Physical development of the Project* shall commence within three years of the effective 
date of this Ordinance unless the time period for commencement is extended by the 
Board of County Commissioners (Development has commenced).  If more than three 
years shall elapse between approval of this order and commencement of actual 
development, or if construction of a phase is not begun or completed by the time frame 
contained in Section 6. above, or if any five year period shall expire without significant 
development activity on the site, the Board of County Commissioners may conduct a 
public hearing in accordance with the Land Development Code and may, at its option, 
rescind any and all approvals granted herein, including the Certificate of Level of 
Service.  Any delay in construction commencement shall not be deemed to extend any 
time frame for completion of construction, commencement of subsequent phases, or 
the termination date of this Development Order.   For the purpose of this provision, 
"significant development" shall be the actual construction of site improvements or 
buildings as part of an ongoing effort to prepare improved land or buildings for sale, 
lease, or use.  
 
 
 
SECTION  12.  RENDITION 
 
The Building and Development Services Department is hereby directed to send certified 
copies of this Order within thirty (30) days of the date of signature by the Chairman of 
the Board of County Commissioners to the Developer and, the Florida Department of 
Economic Opportunity.  
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SECTION 13.  NOTICE OF RECORDING 
 
The Developer shall record a notice of amendment of this Order as required pursuant to 
Chapter 380, Florida Statutes, and shall furnish the Building and Development Services 
Department a copy of the recorded notice.   
 
SECTION 14.  SEVERABILITY 
 
It is the intent of this Development Order to comply with the requirements of all 
applicable law and constitutional requirements. If any provision or portion of this 
Development Order is declared by any court of competent jurisdiction to be void, 
unconstitutional, or unenforceable, then such provision or portion shall be deemed null 
and void, and to this end the provisions of this Ordinance are declared severable, but 
all remaining provisions and portions of this Development Order shall remain in full 
force and effect. If any section, sentence, clause, or other provision of this Ordinance 
shall be held to be invalid or unconstitutional by a court of competent jurisdiction, such 
invalidity or unconstitutionality shall not be construed as to render invalid or 
unconstitutional the remaining sections, sentences, clauses, or provisions of this 
Ordinance. 
 
SECTION 15.  EFFECTIVE DATE  
 
This Ordinance shall become effective upon the filing of a certified copy of the executed 
ordinance with the Department of State; provided, however, that the filing of a notice of 
appeal pursuant to Section 380.07, Florida Statutes shall suspend development 
authorization granted by this Development Order until the resolution of said appeal.  
However, this is not intended to suspend development previously authorized pursuant 
to Ordinance 12-15 13-25 during the pendency of any appeal.  
 
 
ADOPTED AND APPROVED with a quorum present and voting this 17th day of 
December, 2013 3rd day of April, 2014. 
 
      BOARD OF COUNTY COMMISSIONERS  
      OF MANATEE COUNTY, FLORIDA  
 
    BY: 

Larry Bustle, Chairman 
 
ATTEST: R. B. SHORE  
    Clerk of the Circuit Court  
 
 
 
BY:____________________________ 
                   Deputy Clerk  
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EXHIBIT A 
 
 
LEGAL DESCRIPTION FOR REVISED CREEKWOOD 
 
CREEKWOOD 
 
THE EAST ½ OF SECTION 11, TOWNSHIP 35, RANGE 18 E., LESS THAT CERTAIN PARCEL OF 
LAND AS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 915, PAGE 966, PUBLIC 
RECORDS OF MANATEE COUNTY, FLORIDA. 
ALSO: 
THAT PART OF SECTION 12., TOWNSHIP 35., RANGE 18E., LYING WEST OF STATE ROAD NO. 93 
(INTERSTATE 75). 
ALSO: 
THAT PART OF THE NORTHEAST 1/4 OF SECTION 14, TOWNSHIP 35 S., RANGE 18 E., LYING 
WEST OF STATE ROAD NO. 93 (INTERSTATE 75), AND LYING NORTH OF STATE ROAD NO. 70 
ALSO:  
THAT PART OF SECTION 13, TOWNSHIP 35 S,. RANGE 18 E,. LYING WEST OF STATE ROAD NO. 
93 (INTERSTATE 75), AND NORTH OF STATE ROAD NO. 70. 
 
ALL OF THE ABOVE BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCE AT A LITERWOOD POST FOUND MARKING THE NORTHWEST CORNER OF THE 
NORTHEAST 1/4 OF SECTION 14, TOWNSHIP 35 S., RANGE 18 E., SAME BEING THE SOUTHWEST 
CORNER OF THE EAST ½ OF SECTION 11, TOWNSHIP 35 S., RANGE 18 E., FOR A POINT OF 
BEGINNING:  THENCE S 00°43'18" E, ALONG THE WEST LINE OF SAID NORTHEAST 1/4 OF 
SECTION 14, A DISTANCE OF 193.63 FT. TO THE NORTHEAST CORNER OF “CAMPBELL 
COMMERCIAL SUBDIVISION” AS RECORDED IN PLAT BOOK 23, PAGES 141 AND 142, AFORESAID 
PUBLIC RECORDS: THENCE CONTINUE S 00°43'10" E, ALONG THE EAST LINE OF SAID 
“CAMPBELL COMMERCIAL SUBDIVISION”, SAME BEING THE OCCUPIED WEST LINE OF SAID 
NORTHEAST 1/4, A DISTANCE OF 513.00 FT. TO THE INTERSECTION WITH THE NORTHERLY R/W 
OF STATE ROAD NO. 70, AS SHOWN ON F.D.O.T. R/W MAP, SECTION 13160-2503; THENCE S 
70°20'03" E, ALONG SAID NORTHERLY R/W, A DISTANCE OF 7.83 FT.  TO THE P.C. OF A CURVE 
CONCAVE TO THE NORTHEAST, HAVING A RADIUS OF 17120.74 FT.; THENCE RUN  
SOUTHEASTERLY, ALONG SAID NORTHERLY R/W AND THE ARC OF SAID CURVE  THROUGH A 
CENTRAL ANGLE OF 01°08'15", A DISTANCE OF 339.93 FT. TO THE P.R.C. OF A CURVE CONCAVE 
TO THE SOUTHWEST, HAVING A RADIUS OF 17256.74 FT.; THENCE RUN SOUTHEASTERLY  
ALONG SAID NORTHERLY R/W AND THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 
01°08'15", A DISTANCE OF 342.63 FT. TO THE P.T. OF SAID CURVE;  THENCE S 70°20' 03" E.  
ALONG SAID NORTHERLY R/W, A DISTANCE OF 35.37 FT. TO THE INTERSECTION WITH THE 
NORTHERLY INTERCHANGE R/W OF STATE ROAD NO. 93 (INTERSTATE 75), AND SAID STATE 
ROAD NO. 70, AS SHOWN ON F.D.O.T. R/W MAP, SECTION 13075-2402;  THENCE S 80°04'21" E, 
ALONG SAID NORTHERLY INTERCHANGE R/W, 82.10 FT.; THENCE S 70°20'03" E. ALONG SAID 
NORTHERLY INTERCHANGE R/W, 400.14 FT.;  THENCE S 73°01'06" E. ALONG SAID NORTHERLY 
INTERCHANGE R/W, 100.26 FT.;  THENCE S 70°20'03" E, ALONG SAID NORTHERLY 
INTERCHANGE R/W, 218.97 FT.; THENCE S 78°46'36" E, ALONG SAID NORTHERLY INTERCHANGE 
 R/W, A DISTANCE OF 136.27 FT. TO THE INTERSECTION WITH THE NORTHERLY LIMITED 
ACCESS R/W, OF SAID STATE ROAD NO. 93 (INTERSTATE 75); THENCE S 70°20'03" E, ALONG 
SAID NORTHERLY LIMITED ACCESS R/W, 298.34 FT.; THENCE S 72°37'29" E. ALONG SAID 
LIMITED ACCESS R/W, A DISTANCE OF 628.85 FT. TO THE P.C. OF A CURVE CONCAVE TO THE 
NORTHWEST, HAVING A RADIUS OF 622.20 FT.;  THENCE RUN NORTHEASTERLY ALONG SAID 
LIMITED ACCESS R/W, AND THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 
52°23'42".  A DISTANCE OF 568.98 FT. TO THE P.T. OF SAID CURVE; THENCE N 54°Ε58'49" E,  
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ALONG SAID LIMITED ACCESS R/W, A DISTANCE OF 351.55 FT. TO THE P.C. OF A CURVE 
CONCAVE TO THE NORTHWEST, HAVING RADIUS OF 721.51 FT.; THENCE RUN 
NORTHEASTERLY ALONG SAID LIMITED ACCESS R/W, AND THE ARC OF SAID CURVE, 
THROUGH A CENTRAL ANGLE OF 50°03'07". A DISTANCE OF 632.91 FT. TO THE P.T. OF SAID 
CURVE, THENCE N 04°55'42" E, ALONG SAID LIMITED ACCESS R/W, 518.38 FT.; THENCE N 
00°55'22" E, ALONG SAID LIMITED ACCESS R/W, A DISTANCE OF 4990.44 FT. TO THE P.C. OF A 
CURVE CONCAVE TO THE WEST.  HAVING A RADIUS OF 5530.30 FT.;  THENCE RUN NORTHERLY 
ALONG SAID LIMITED ACCESS R/W AND THE ARC OF SAID CURVE, THROUGH A CENTRAL 
ANGLE OF 04°38'59", A DISTANCE OF 450.42 FT. TO THE INTERSECTION WITH THE LINE OF 
SECTION 12, TOWNSHIP 35 S., RANGE 18 E.;   THENCE N 89°26'05" W, ALONG THE NORTH LINE 
OF SAID SECTION 12, A DISTANCE OF 1065.82 FT. TO A CONCRETE MONUMENT FOUND 
MARKING THE NORTHWEST CORNER OF SECTION 12, TOWNSHIP 33 S., RANGE 18 E., SAME 
BEING THE NORTHEAST CORNER OF SECTION 11, TOWNSHIP 35 S., RANGE 18 E.;  THENCE N 
89°36'09" W, ALONG THE NORTH LINE OF SAID SECTION 11, A DISTANCE OF 1404.27 FT. TO THE 
NORTHEAST CORNER OF THAT CERTAIN PARCEL OF LAND AS DESCRIBED AND RECORDED IN 
OFFICIAL RECORDS BOOK 915, PAGE 966,  AFORESAID PUBLIC RECORDS;  THENCE S 00°26'58" 
W, ALONG THE EAST LINE OF SAID CERTAIN PARCEL, A DISTANCE OF 660.16 FT.;  TO THE 
SOUTHEAST CORNER OF SAID CERTAIN PARCEL; THENCE N 89°36'09" W, ALONG THE SOUTH 
LINE OF SAID CERTAIN PARCEL, A DISTANCE OF 660.00 FT. TO THE SOUTHWEST CORNER OF 
SAID CERTAIN PARCEL;  THENCE N 00°26'58" E, ALONG THE WEST LINE OF SAID CERTAIN 
PARCEL, A DISTANCE OF 660.16 FT. TO THE INTERSECTION WITH THE NORTH LINE OF SAID 
SECTION 11, THENCE N 89°35' 09" W, ALONG THE NORTH LINE OF SAID SECTION 11, A 
DISTANCE OF 660.11 FT. TO THE NORTHWEST CORNER OF THE EAST ½ OF SAID SECTION11;  
THENCE S 00°45'32" E. ALONG THE WEST LINE OF THE EAST ½ OF SAID SECTION 11.  A 
DISTANCE OF 5292.41 FT. TO THE POINT OF BEGINNING, BEING AND LYING IN SECTIONS 11, 12, 
13 AND 14 MANATEE COUNTY, FLORIDA.  
 
CONTAINING 540.56 ACRES MORE OR LESS  
 
CREEKWOOD-EAST 
 
THAT PART OF SECTIONS 12 AND 13, TOWNSHIP 35 S., RANGE 18 E., LYING EAST OF STATE 
ROAD NO. 93 (INTERSTATE 75), AND LYING NORTH OF STATE ROAD NO. 70. LESS LANDS AS 
DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 1029, 3035 AND OFFICIAL RECORDS 
BOOK 1145, PAGE 3377, PUBLIC RECORDS OF MANATEE COUNTY, FLORIDA. 
 
ALL OF THE ABOVE BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
PARCEL “A” 
 
COMMENCE AT A CONCRETE MONUMENT FOUND MARKING THE NORTHEAST CORNER OF THE 
SOUTHEAST 1/4 OF SECTION 13, TOWNSHIP 35 S., RANGE 18 E.;  THENCE S 01°00'42" W. ALONG 
THE EAST LINE OF SAID SOUTHEAST 1/4 OF SECTION 13, A DISTANCE OF 821.22 FT. TO THE 
INTERSECTION WITH THE NORTHERLY R/W OF STATE ROAD NO. 70, AS SHOWN ON F.D.O.T. 
R/W MAP, SECTION 13075-2402;  THENCE N 70°20' 03" W, ALONG SAID NORTHERLY R/W , 1492.94 
FT.;  THENCE N 33°10'32" W. ALONG SAID NORTHERLY R/W, 83.17 FT.;  THENCE N 70°20'03" W, 
ALONG SAID NORTHERLY R/W, 70.00 FT.; THENCE S 74°16'39" W. ALONG SAID NORTHERLY R/W, 
A DISTANCE OF 79.73 FT. FOR A POINT OF BEGINNING: THENCE CONTINUE S 74°16'39" W, 
ALONG SAID NORTHERLY R/W, 7.01 FT.;  THENCE N 70°20'30" W, ALONG SIAD NORTHERLY R/W, 
A DISTANCE OF 512.00 FT. TO THE INTERSECTION WITH THE NORTHERLY INTERCHANGE R/W 
OF STATE ROAD NO. 93 (INTERSTATE 75), AND STATE ROAD NO. 70;  THENCE N 60°14'02" W. 
ALONG SAID NORTHERLY INTERCHANGE R/W, A DISTANCE OF 217.32 FT. TO THE 
INTERSECTION WITH THE NORTHERLY LIMITED ACCESS R/W OF SAID STATE ROAD NO. 93  
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(INTERSTATE 75), THENCE N 70°20'03" W. ALONG SAID NORTHERLY LIMITED ACCESS R/W, 
400.78 FT.; THENCE N 66°31'12" W, ALONG SAID LIMITED ACCESS R/W, A DISTANCE OF 493.00 
FT. TO THE P.C. OF A CURVE CONCAVE TO THE NORTHEAST, HAVING A RADIUS OF 216.00 FT.; 
THENCE RUN NORTHWESTERLY, ALONG SAID LIMITED ACCESS R/W AND THE ARC OF SAID 
CURVE, THROUGH A CENTRAL ANGLE OF  48°55'49",  A DISTANCE OF 184.46 FT. TO THE P.T. OF 
SAID CURVE;  THENCE  N 17°35'24" W, ALONG SAID LIMITED ACCESS R/W, A DISTANCE OF 
250.16 FT. TO THE P.C. OF A CURVE CONCAVE TO THE SOUTHWEST, HAVING A RADIUS OF 
1300.23 FT.;  THENCE RUN NORTHWESTERLY, ALONG SAID LIMITED ACCESS R/W AND THE ARC 
OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 15°33'05", A DISTANCE OF 352.91 FT. TO THE 
P.T. OF  SAID CURVE; THENCE N 33°08'29" W, ALONG SAID LIMITED ACCESS R/W, A DISTANCE 
OF 513.14 FT. TO THE P.C. OF A CURVE CONCAVE TO THE NORTHEAST, HAVING A RADIUS OF  
1338.39 FT.; THENCE RUN NORTHWESTERLY AND NORTHERLY, ALONG SAID LIMITED ACCESS 
R/W AND THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 32°55'25", A DISTANCE OF 
769.08 FT. TO THE P.T. OF SAID CURVE; THENCE N 00°13'03" W, ALONG SAID LIMITED ACCESS 
R/W, A DISTANCE OF 4772.30 FT. TO THE INTERSECTION WITH THE NORTH LINE OF SECTION 
12, TOWNSHIP 35 S., RANGE 18 E.; THENCE S 89°26'05" E, ALONG THE NORTH LINE OF SAID 
SECTION 12, A DISTANCE OF 1251.28 FT. TO A CONCRETE MONUMENT FOUND MARKING THE 
NORTHWEST CORNER OF THE EAST ½ OF SAID SECTION 12; SAME BEING THE INTERSECTION 
WITH THE WEST LINE OF A 330.0 FT. WIDE FLORIDA POWER & LIGHT CO. EASEMENT, AS 
DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 612, PAGE 508, AFORESAID PUBLIC 
RECORDS; THENCE S 00°25'44" E, ALONG SAID WEST LINE, SAME BEING THE WEST LINE OF 
SAID EAST ½ OF SECTION 12, A DISTANCE OF 2561.96 FT. MORE OR LESS TO THE 
INTERSECTION WITH THE PHYSICAL CENTERLINE OF A 30.0 FT. WIDE FLORIDA GAS 
TRANSMISSION COMPANY EASEMENT (FORMERLY KNOWN AS HOUSTON TEXAS GAS & OIL 
CORPORATION, A DELAWARE CORPORATION) AS DESCRIBED AND RECORDED IN DEED BOOK 
399, PAGE 117, AFORESAID PUBLIC RECORDS; THENCE N 59°39'32" E, ALONG SAID PHYSICAL 
CENTERLINE 63.89 FT.; THENCE N 59°36'32" E, ALONG SAID PHYSICAL CENTERLINE, A 
DISTANCE OF 316.93 FT. TO THE INTERSECTION WITH THE EAST LINE OF SAID 330.0 FT. WIDE 
POWER & LIGHT COMPANY EASEMENT, SAME BEING THE WEST LINE OF THAT CERTAIN 
PARCEL OF LAND AS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 1029, PAGE 
3035, AFORESAID PUBLIC RECORDS; THENCE S 00°25'44" E, ALONG SAID EASEMENT LINE AND 
THE WEST LINE OF SAID CERTAIN PARCEL, A DISTANCE OF 2932.78 FT. TO THE INTERSECTION 
WITH THE SOUTH LINE OF SAID EAST ½ OF SECTION 12, SAME BEING THE NORTH LINE OF THE 
EAST ½ OF SAID SECTION 13; THENCE S 01°10'44" W, ALONG SAID EAST EASEMENT LINE AND 
THE WEST LINE OF SAID CERTAIN PARCEL, A DISTANCE OF 2180.91 FT.; THENCE RUN ALONG 
THE SOUTHERLY LINE OF SAID CERTAIN PARCEL IN OFFICIAL RECORDS BOOK 1029, PAGE 
3035, THE FOLLOWING COURSES AND DISTANCES;  N 74°57'17" E, A DISTANCE OF 109.85 FT. TO  
A POINT ON A CURVE WHOSE RADIUS POINT LIES N 74°57'17" E, 290.00 FT.; THENCE RUN 
SOUTHEASTERLY ALONG THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 36°25'25", 
A DISTANCE OF 184.36 FT. TO THE P.T. OF SAID CURVE; THENCE S 51°28'08" E, 69.79 FT.; 
THENCE S 67°12'08" E, 132.97 FT.; THENCE S 76°52'08" E, 119.24 FT.; THENCE N 83°31'52" E, 
306.67 FT.; THENCE S 06°28'08" E, 180.22 FT.; THENCE S 19°39'57" W, 360.60 FT. TO THE POINT 
OF BEGINNING. 
 
CONTAINING 265.86 ACRES MORE OR LESS. 
 
PARCEL “B” 
 
COMMENCE AT A CONCRETE MONUMENT FOUND MARKING THE NORTHEAST CORNER OF THE 
SOUTHEAST 1/4 OF SECTION 13, TOWNSHIP 35 S., RANGE 18 E., THENCE S 01°00'42" W, ALONG 
THE EAST LINE OF SAID SOUTHEAST 1/4 OF SECTION 13, A DISTANCE OF 279.10 FT. FOR A 
POINT OF BEGINNING: THENCE CONTINUE S 01°00'42" W, ALONG SAID EAST  LINE OF THE 
SOUTHEAST 1/4, A DISTANCE OF 542.12 FT. TO THE INTERSECTION WITH THE NORTHERLY R/W  
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OF STATE ROAD NO. 70, AS SHOWN ON F.D.O.T. R/W MAP, SECTION 13075-2402; THENCE N 
70°20'03" W, ALONG SAID NORTHERLY R/W.  1492.94 FT., THENCE N 33°10'32" W, ALONG SAID 
NORTHERLY R/W 1.61 FT. TO THE INTERSECTION WITH THE SOUTHERLY LINE OF THAT 
CERTAIN PARCEL OF LAND AS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 1029, 
PAGE 3035, AFORESAID PUBLIC RECORDS; THENCE RUN ALONG THE SOUTHERLY LINE OF 
SAID CERTAIN PARCEL THE FOLLOWING COURSES AND DISTANCES; N 19°39'57" E, 215.12 FT.;  
THENCE N 83°57'11" E, A DISTANCE OF 410.86 FT. TO THE P.C. OF A CURVE CONCAVE TO THE 
NORTHWEST.  HAVING A RADIUS OF 283.00 FT.;  THENCE RUN NORTHEASTERLY ALONG THE 
ARC OF SAID CURVE THROUGH A CENTRAL ANGLE OF 32°37'41", A DISTANCE OF 161.16 FT.;  
THENCE S 43°52'49" E, 121.17 FT.;  THENCE S 10°11'25"E, 72.10 FT.; THENCE S 43°52'49" E, 
240.00FT.;  THENCE S 34°24'49" E, 88.00 FT.;  THENCE N 85°27'11" E. 175.71 FT.; THENCE N 
75Ε17'11" E, 113.23 FT.; THENCE N  34°52'11" E. 120.63 FT.; THENCE S 74°45'26" E, 103.64 FT. TO 
THE POINT OF BEGINNING. 
 
CONTAINING 11.84 ACRES MORE OR LESS. 
 
SUBJECT TO EASEMENTS, RESERVATIONS AND RESTRICTIONS OF RECORD. 
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November 18, 2013 

 
Mr. Jason Utley 
Transportation System Modeler 
Manatee County Government 
1022 26th Ave. East 
Bradenton, FL 34208 

 
Re: Creekwood East Memory Care Facility 
 Rezone Application for Lots 8-15 
  
Dear Mr. Utley; 

The following is being submitted to address traffic impact as part of the rezone application for lots 8-15 
of the Creekwood subdivision. The application for rezone is to allow a 150 bed assisted living facility 
(memory care facility) in exchange for 10,000 square foot commercial development within parcel MU of 
the Creekwood subdivision. 
 
Although the rezone application will include lots 8-15, the proposed project is located only within lots 8-
12 of the Creekwood subdivision. Parcel identification numbers for these lots are 1731002469, 
1731002509, 1731002559, 1731002609, and 1731002659.  
 
Manatee County Ordinance Z-84-76(R9) allocates, by parcel and zoning, the allowed development within 
the Creekwood subdivision based on square footage and land use. Lots 8-15 of Creekwood are zoned 
“Planned Development Industrial” (PDI), with a future land use classification of “mixed use” (MU). 
Currently, the mixed use classification permits the development of office, hotel, and commercial as seen 
in the development matrix below.  
 
Development by Parcels – Creekwood Subdivision 
 

LAND USE PARCEL SQUARE FOOTAGE 
Commercial C 447,000 
 C-6 20,000 
 C-7 15,000 
***** MU/C-4/C-5 121,000 

 
Mini-Warehouse C-5 80,000* 
Office G 125,000** 
 MU/C-4 100,000* 
Industrial I 800,000*** 

 
 

Hotel MU 100 rooms 
Residential A 170 units 
 B 322 units 
 C 106 units 
 D 520 units 
 E 132 units 

  
As part of the rezone application for this project, the applicant requests a decrease in the allowable 
commercial square foot allowances on the development matrix by up to 10,000 sq. ft. in exchange for 
permission to include up to 150 beds in an Assisted Living Facility (Memory Care Facility) within lots 8-12. 
Table 2 compares the p.m. peak hour trips generated by a 10,000 square foot commercial Variety Store 
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As~u~~ed Lnvnng 
(254) 

Average Vehicle Trip Ends vs : Occupied Beds 
On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 
One Hour Between 4 and 6 p.m. 

Number of Studies: 2 
Average Number of Occupied Beds: 69 

Directional Distribution: 50% entering, 50% exiting 

Trip Generation per Occupied Bed 
Average Rate Range of Rates Standard Deviation 

0.29 0.29 0.30 .. 
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522 Trip Generation, 9th Edition o Institute of Transportation Engineers 
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Text Box
*44 total trips generated @ 150 proposed beds
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*70 trips generated @ 10,000 square feet gross floor area
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March 13, 2014 - Planning Commission Meeting 
Agenda Item #6 

 
 
Subject 
Z-84-76(G)(R11) – CREEKWOOD INVESTORS, LTD/CREEKWOOD EAST REZONE OF LOTS 8-15 - DTS 
20130502 - ROSSINA LEIDER 
 
Briefings 
None 
 
Contact and/or Presenter Information 

Rossina Leider 

Principal Planner 

941-748-4501, ext. 6859 

 
 
Action Requested 
RECOMMENDED MOTION: 
Based upon the staff report, evidence presented, comments made at the Public Hearing, and finding the 
request to be CONSISTENT with the Manatee County Comprehensive Plan and the Manatee County Land 
Development Code, as conditioned herein, I move to recommend APPROVAL of Manatee County Zoning 
Ordinance No. Z-84-76(R11) for a project that was previously granted Special Approval for a project in: 1) 
the Entranceway; 2) the Watershed Protection – Evers Overlay District; 3) the Special Treatment Overlay 
District, and 4) the MU (Mixed Use) FLUC; and for a project that previously granted Specific Approval for 
alternatives to LDC Sections 710.1.6, 710.2.1, and 737.4.1.2.g of the Land Development Code, as 
recommended by the staff.  
 
 
Enabling/Regulating Authority 

Manatee County Comprehensive Plan 

Manatee County Land Development Code 

 
 
Background Discussion 

• Creekwood DRI is a mixed-use development, located at the NE and NW quadrants of the intersection of 
State Road 70 and I-75.  The DRI development was approved on August 27, 1985. 
• On September 3, 1985, the Board of County Commissioners approved a rezone and General Development 
Plan (GDP) for a ±1,090 acre project (Z-84-76). The GDP was approved to allow 4,081 units, 435,000 square 
feet of commercial space, 2,000,000 square feet of industrial space, and 184,000 square feet of office space.   
• Ten amendments have been made to the GDP, the most recent on December 17, 2013. The total project 
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acreage was reduced to ±818.26 acres and the total amount of development authorized within the latest GDP 
amendment is 1,362 residential units, 603,000 square feet of commercial space, 800,000 square feet of 
industrial space, 100,000 square feet of office space, 80,0000 square feet of mini-warehouse, and 100 hotel 
rooms. 
• The applicant requests to revise the Zoning Ordinance and General Development Plan to: 
       - Allow Group Care Home (assisted living facility) as an allowable use in Parcel MU; 
       - Rezone Lots 8 - 15 of Creekwood East Subdivision within Parcel MU from PDI/WP-E/ST (Planned 
Development Industrial/Watershed Protection/Special Treatment Overlay Districts) to PDC/WP-E/ST (Planned 
Development Commercial/Watershed Protection/Special Treatment Overlay Districts); 
       - Add 150-bed group care home and decrease commercial square footage by 10,000 square feet in 
Parcel MU; 
       - Allow a maximum building height of 40 feet for group care home in Parcel MU; 
       - Stipulate a Master Sign Plan for Parcel MU. 
• A companion application to amend the Development Order and Map H to the Creekwood DRI is being 
reviewed under a separate application. 
• Parcel MU is located on the north side of SR 70, and east of I-75. Lots 8 - 15 of Creekwood East Subdivision 
(area subject to rezone) are east and west of Lena Road at 5403, 5404, 5414, 5424, 5425, 5434, 5444, and 
5455 Lena Road, Bradenton (±34.31 acres).  
• The proposed rezone from PDI (Planned Development Industrial) to PDC (Planned Development 
Commercial) is consistent with the entitlements of Parcel MU and with the development trend of properties 
along the south segment of Lena Road and SR 70 which is characterized by commercial and office uses. 
• The addition of 150 group care home beds will not impact the traffic pattern of the surrounding area. This 
residential use will generate less PM peak-hour trips than 10,000 square feet of commercial space.  
• No impacts to the overall open space and conservation areas of the Creekwood DRI will take place with this 
proposal. The proposed gross density is in the range of maximum gross density allowed for a project within 
the MU FLUCs. 
• Future residents of Parcel G may be impacted by noise since the site is adjacent to I-75 and to north of an 
established large commercial development. At time of Preliminary Site Plan, staff will evaluate possible 
impacts to future residents and will include necessary stipulations to mitigate them.  
• Staff recommends approval of the proposed changes. 

 
 
County Attorney Review 
Other (Requires explanation in field below) 
 
Explanation of Other 

William Clague reviewed and responded via email on 02/14/2014. 

 
 
Reviewing Attorney 
Clague 
 
Instructions to Board Records 
n/a 
 
Cost and Funds Source Account Number and Name 
n/a 
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Amount and Frequency of Recurring Costs 
n/a 
 
 
Attachment:  Maps - Future Land Use, Zoning and Aerial - Z-84-76(G)(R11) - DTS 20130502 - Creekwood - 
20140313 PC.pdf 
Attachment:  Staff Report - Creekwood - Z-84-76(G)(R11) - DTS 20130502 - 20140313 PC.pdf 
Attachment:  Zoning Ord - Creekwood - Z-84-76(G)(R11) - DTS 20130502 - 20140313 PC.pdf 
Attachment:  GDP Revised MASTER DEV PLAN - Creekwood - Z-84-76(G)(R11) - DTS 20130502 - 20140313 
PC.pdf 
Attachment:  Sign Plan - Creekwood - Z-84-76(G)(R11) - DTS 20130502 - 20140313 PC.pdf 
Attachment:  Traffic Impact Statement - Creekwood - Z-84-76(G)(R11) - DTS 20130502 - 20140313 PC.pdf 
Attachment:  Copy of Newspaper Adv - Z-84-76(G)(R11) - DTS 20130502 - Creekwood - 20140313 PC.pdf 
Attachment:  Site Plan - Z-84-76(G)(R11) - DTS 20130502 - Creekwood - 20140313 PC.pdf 
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P.C. 03/13/2014 
 
 
Z8476(G)(R11) – Creekwood Investors, LTD / Creekwood     (DTS #20130502) 

                                                  
 An  Ordinance  of  the  Board  of  County  Commissioners  of  Manatee  County,  Florida, 
amending  and  restating Ordinance Z8476(R10)  to amend  the General Development 
Plan to:  
 
1.  Allow Group Care Home  (assisted  living  facility)  as  an  allowable  use  in Parcel 

MU; 
2.  Rezone  Lots  8    15  of  Creekwood  East  Subdivision  within  Parcel  MU  from 

PDI/WPE/ST  (Planned  Development  Industrial/Watershed  Protection/Special 
Treatment  Overlay  Districts)  to  PDC/WPE/ST  (Planned  Development 
Commercial/Watershed Protection/Special Treatment Overlay Districts); 

3.  Add  150bed  group  care  home  and  decrease  commercial  square  footage  by 
10,000 square feet in Parcel MU; 

4.  Allow a maximum building height of 40 feet for group care home in Parcel MU; 
5.  Stipulate a Master Sign Plan for Parcel MU; and  

 
subject to stipulations as conditions of approval; providing a legal description; providing 
for severability, and providing an effective date.  
 
Creekwood  is  located at  the northwest and northeast  intersections of State Road 70 
and I75 (±818.26 acres) and the present zoning is PDR/PDC/PDI/WPE/ST (Planned 
Development  Residential,  Planned  Development  Commercial,  Planned  Development 
Industrial/Watershed  Protection/Special  Treatment  Overlay  Districts).  Parcel  MU  is 
located on  the north side of SR 70, and east of  I75. Lots 8   15 of Creekwood East 
Subdivision are east and west of Lena Road at 5403, 5404, 5414, 5424, 5425, 5434, 
5444,  and  5455  Lena  Road,  Bradenton  (±34.31  acres)  and  the  present  zoning  is 
PDI/WPE/ST  (Planned  Development  Industrial/  Watershed  Protection/Special 
Treatment Overlay Districts). 

 
 

P.C.:  03/13/2014                     B.O.C.C.:  04/03/2014 
 

 
RECOMMENDED MOTION: 
Based upon the staff  report, evidence presented, comments made at  the Public 
Hearing,  and  finding  the  request  to  be  CONSISTENT  with  the  Manatee  County 
Comprehensive  Plan  and  the  Manatee  County  Land  Development  Code,  as 
conditioned herein, I move to recommend APPROVAL of Manatee County Zoning 
Ordinance  No.  Z8476(R11)  for  a  project  that  was  previously  granted  Special 
Approval  for  a  project  in:  1)  the  Entranceway;  2)  the  Watershed  Protection  – 
Evers Overlay District;  3)  the Special  Treatment Overlay District,  and 4)  the MU 
(Mixed Use) FLUC; and for a project that previously granted Specific Approval for 
alternatives  to  LDC  Sections  710.1.6,  710.2.1,  and  737.4.1.2.g  of  the  Land 
Development Code, as recommended by the staff.  
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Page 2 of 28 – Z8476(R11) – Creekwood Investors, LTD / Creekwood                     (DTS #20130502) 
 
 

PROJECT SUMMARY 

CASE#:        Z8976(Z)(R11)   (DTS # 20130502) 

PROJECT NAME:        Creekwood 

APPLICANT(S):  Creekwood Investors, LTD 

EXISTING ZONING: 

PDR/PDC/PDI/WPE/ST (Planned Development 
Residential, Planned Development 
Commercial, and Planned Development 
Industrial/Watershed Protection/Special 
Treatment Overlay Districts)   

REQUEST:  

Amend the Zoning Ordinance and General 
Development Plan to: 
1)  Allow Group Care Home (assisted living 

facility) as an allowable use in Parcel MU; 
2)  Rezone Lots 8  15 of Creekwood East 

Subdivision within Parcel MU from 
PDI/WPE/ST (Planned Development 
Industrial/Watershed Protection/Special 
Treatment Overlay Districts) to PDC/WP
E/ST (Planned Development 
Commercial/Watershed Protection/Special 
Treatment Overlay Districts); 

3)  Add 150bed group care home and 
decrease commercial square footage by 
10,000 square feet in Parcel MU; 

4)  Allow a maximum building height of 40 feet 
for group care home in Parcel MU; 

5)  Stipulate a Master Sign Plan for Parcel MU.  
 

CASE PLANNER: 
 
Rossina Leider 
 

 
STAFF RECOMMENDATION:  
 

APPROVAL  
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Page 3 of 28 – Z8476(R11) – Creekwood Investors, LTD / Creekwood                     (DTS #20130502) 
 
 

DETAILED DISCUSSION 

History 
 
Creekwood DRI  is a mixeduse development,  located at  the NE and NW quadrants of 
the  intersection of State Road 70 and  I75.    The development was approved  in  1985, 
and has been amended a number of times to reduce the total project acreage, decrease 
amount  of  development  and  modify  and  redistribute  project  entitlements.  The most 
recent amendment was in 2013. 
  
Creekwood DRI is currently approved for 1,362 residential units, 603,000 square feet of 
commercial space, 800,000 square feet of industrial space, 100,000 square feet of office 
space which includes up to 85,000 square feet of medical offices, 80,000 square feet of 
miniwarehouse  space,  and  100  hotel  rooms.  The  total  project  acreage  is  ±  818.26 
acres. 
 
Creekwood Zoning Ordinance (Z8476) was originally approved on September 3, 1985 
with  a General Development Plan  for  4,081  units,  435,000  square  feet of  commercial 
space,  2,000,000  square  feet  of  industrial  space,  and  184,000  square  feet  of  office 
space. The total project acreage was ±1,090 acres. 
 
The  following  amendments  to  the  Creekwood  Zoning  Ordinance  and  General 
Development Plan were approved by the BOCC: 
 

•  April  22,  1993:  Allow  2,805  units,  427,500  square  feet  of  commercial  space, 
2,000,000  square  feet  of  industrial  space,  and  184,000  square  feet  of  office 
space. The total project acreage was reduced to ±818.26 acres [Z8476(R)]. 

 
•  December  16,  1997:    Change  various  land  uses  and  buffers  conditions  [(Z84

76(R2)]. 
 

•  December  15,  1998:  Exchange  the  land  use  designation  for  Parcel  G  (General 
Commercial)  with  Parcel  O1  (Office),  increase  total  commercial  floor  area 
(69,500 sq. ft.) and land area, decrease total office floor area (44,000 sq. ft.) and 
land  area,  decrease  residential  development  (500  units),  and  change  the 
designation of Parcels C1, C2, and O1 and combine  them  to a  redesignated 
Parcel C [(Z8476(R3)]. 

 
•  March 28, 2000: Delete 25,000 square feet of office space and add 25,000 square 

feet of commercial on Parcel C, adjust the overall total of development in Parcel 
C (522,000 sq. ft. of commercial and 115,000 sq. ft. of office), modify the project 
phasing  deadlines,  and  modify  land  use,  environmental,  and  transportation 
conditions [(Z8476(R4)]. 

 
•  January  6,  2004: Redesignate  parcel  identification,  add an  additional  roadway 

connection  to  the  west,  modify  the  Project  Phasing  Table  to  eliminate  and 
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Page 4 of 28 – Z8476(R11) – Creekwood Investors, LTD / Creekwood                     (DTS #20130502) 
 
 

redistribute  approved  development  (reduce  industrial  to  950,000  sq.  ft.,  clarify 
allocation of commercial approved in the  industrial category, expand the range 
of  commercial  and  industrial  uses  permitted  east  of  I75,  decrease  residential 
from  2,305  to  1,617  units),  modify  land  use,  park  and  recreation,  and 
transportation conditions ([(Z8476(R5)]. 

 
•  January 5,  2006: Decrease  residential  units  from 1,617  to  1,250 units,  increase 

office  use  from  160,000  to  225,000  square  feet,  and  transfer  residential  units 
from Phase I and II to Phase IV [(Z8476(R6)]. 

 
•  December 4, 2008: Allow telecommunication towers east of  I75 within Parcel  I, 

and to update various provisions [(Z8476(R7)]. 
 

•  December  4,  2008:  Decrease  industrial  entitlements  from  950,000  to  800,000 
square  feet,  delete  phasing  and  buildout  condition  regarding  development 
limitations  east  of  I75  until  completion  of  SR  70  improvements,  delete 
transportation  conditions,  and  update  various  provisions  [(Z8476(R8)].  The 
referenced  reduction  of  industrial  entitlement  (150,000  square  feet)  was 
voluntarily requested by the developer to reflect the amount of industrial space 
that will be constructed.  
 

•  August 2,  2012: Add 30,000 square  feet of miniwarehouse space  for a  total of 
80,000  square  feet  of miniwarehouse  to  an  existing  50,000  square  feet  facility 
(equivalent  to  24,000  square  feet  of  commercial  space)  located  on  Parcel  C5, 
increase  allowable  building  height  on  Parcel  C5,  and  revise  the  land  use 
conditions applicable to the miniwarehouse project [(Z8476(R9)]. 
 

•  December 17, 2013: Modify  land use of Parcel G  from office  to  residential, add 
112  residential  units  and  decrease  office  space  by  125,000  square  feet,  delete 
conditions  related  to maximum  density  allowed  in  the watershed,  and  remove 
references to nonresidential development in Parcel G [(Z8476(R10)]. 

 
The total amount of development authorized within the latest GDP amendment is: 

 
USE  DEVELOPMENT TOTALS 
Residential  1,362 d.u. 
Commercial  603,000 sq. ft.  
Industrial  800,000 sq. ft. (1) 
Office  100,000 sq. ft. (2) 
Miniwarehouse  80,000 sq. ft  
Hotel  100 rooms 
   (1) Includes telecommunication towers 

                    (2) Office space may include up to 85,000 sq. ft. of medical office 

Additionally, on May 21, 2002 was approved a Final Site Plan identified as Creekwood 
East  (Z8476(R4)/FSP01131)  for  a  17lot  commercial  and  industrial  subdivision  on 
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Page 5 of 28 – Z8476(R11) – Creekwood Investors, LTD / Creekwood                     (DTS #20130502) 
 
 
±60.53 acres which  includes Parcel MU and C4 of  the Creekwood GDP and Map H of 
Creekwood DRI. A CLOS has been issued (CLOS04110) and will expire on 02/24/2018.  
 
Request 
The request is for an amendment to the General Development Plan (GDP) and Zoning 
Ordinance for the Creekwood DRI. The current request specifically proposed changes 
related  to Parcel MU only,  and  in general  includes  the  following modifications: allow 
group  care  home  as  an  allowable  use,  rezone  Lots  8    15  of  Creekwood  East 
Subdivision from industrial to commercial zoning, add 150 group care home beds with 
a simultaneous reduction of 10,000 square feet of commercial space, allow a maximum 
height of 40 feet for group care home, and approve a master sign plan. 
A  companion  application  to  amend  the  Development  Order  and  Map  H  to  the 
Creekwood DRI  is  being  reviewed under  a  separate  application with  separate  review 
criteria.  
 
 Request #1 and # 2: 

•  Allow group care home in Parcel MU and rezone Lots 8  15 of Creekwood East 
Subdivision  from  PDI/WPE/ST  (Planned  Development  Industrial/  Watershed 
Protection/Special  Treatment Overlay  Districts)  to  PDC  (Planned  Development 
Commercial) retaining the overlay districts.  

The  applicant  requests  to  rezone  a  total  of  ±34.31  acres  from PDI/WPE/ST  (Planned 
Development  Industrial/ Watershed Protection/Special Treatment Overlay Districts)  to 
PDC  (Planned Development Commercial)  retaining  the  overlay  districts,  and  to  allow 
“Group Care Home” (assisted living facility) in Parcel MU which is a residential use not 
allowed in the currently zoning district (PDI) nor in Parcel MU. 
The  area  subject  to  rezone  corresponds  to  Lots  8    15  of  Creekwood  East,  a  17lot 
platted subdivision with entitlements for commercial and office uses according to the 
Creekwood Development Order (Ord. 1325) and Zoning Ordinance [Z8476(R10)].  
The referenced subdivision was originally part of Parcel I and C4, and approved for a 
total of 12,100 square  feet of commercial space and 208,700 square  feet of  industrial 
space.  However,  in  2004  with  the  approval  of  Ord.  0428  and  Z8476(R5)  to  re
designate  the  DRI  parcels  identification,  reduce  industrial  entitlements,  and 
redistribute the allocation of commercial entitlements, the Creekwood East Subdivision 
was not part anymore of Parcel I and became part of a new parcel designated as Parcel 
MU with entitlements for commercial and offices uses.  
Parcel  MU  is  within  the  MU  (Mixed  Use)  Future  Land  Use  Category  which  allow  for 
consideration  for  nonresidential  uses  (retail,  wholesale,  office  uses,  light  industrial 
uses,  lodging places, etc.) with a maximum Floor Area Ratio of 1.0, and suburban or 
urban residential uses with a maximum gross density of 9 du/acre. The east portion of 
Parcel MU (part of Lot 13, 14, and 15 of Creekwood East Subdivision) is within P/SP1 
[Public/SemiPublic(1)]  Future  Land  Use  Category  which  allow  for  consideration 
primarily  those  facilities  associated  with  public  or  private  utilities  (existing  F.P.&L 
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easement). 
The proposed PDC zoning appears to be appropriate since: 

•  Parcel MU does not have industrial entitlements, 
•  The builtout  lots of Creekwood East Subdivision  (Lots 1, 2, 3, 6, 7 and 17) are 

developed  with  commercial  and  office  uses,  including  100room  hotel,  18,233 
square  feet  of  office  space  (including  medical  offices),  15,725  square  feet  of 
commercial space, and Lots 4 and 5 will be developed with 4,333 square feet of 
commercial  retail use  (eating establishment  recently approved by Z8476/FSP
1336), and 

•  Group Care Home is an allowed use in PDC zoning district, and an amendment 
to  the Creekwood Development Order  to allow this  type of use  in Parcel MU  is 
reviewed concurrently.   

Staff  has  no objection  to  the  request  since  the  zoning district  (PDC)  and use  (group 
care home) are consistent with the FLUC provisions of  the Comprehensive Plan (See 
Rezone Criteria Analysis of LDC Section 504.5 for further discussion). 
 
Request # 3: 

•  Add  150bed  group  care  home  and  decrease  commercial  square  footage  by 
10,000 square feet in Parcel MU. 

The  applicant  requests  to  allow  the  addition  of  150  group  care  home  beds  with  a 
simultaneous  decrease  of  10,000  square  feet  of  commercial  space.  The  proposed 
group  care  home  will  be  located  on  Parcel  MU,  specifically  in  Lots  8  thru  12  of 
Creekwood East Subdivision  (±13.3 acres), which are subject to rezone as part of this 
application  from  PDI/WPE/SP  (Planned  Development  Commercial/Watershed 
Protection/Special  Treatment  Overlay  Districts)  to  PDC  (Planned  Development 
Commercial/Watershed Protection/Special Treatment Overlay Districts).   
The  proposed  150bed  assisted  living  facility  is  equivalent  to  25  residential  units  (6 
residents = one unit) for a gross density of 1.88 dwelling units per acre, which is below 
to the maximum density allowed in MU FLUC (nine dwelling units per acre). 
As mentioned previously, Creekwood East Subdivision has a valid Certificate Level of 
Service  (CLOS04110  issued  on  04/14/2005)  that  will  expire  on  02/24/2018,  and  the 
traffic analysis provided by the applicant indicates that the proposal to change the use 
from retail commercial to residential (150bed group care home) will reduce the number 
of PM peakhour trips generated from 69.90 to 43.5 and will not create any additional 
transportation impacts. 
Table  1  of  the  Zoning Ordinance  (Development  by Parcels)  and Table  2  (Phasing by 
Uses) are revised accordingly to reflect the proposed changes on Parcel MU as follow: 

•  111,000  square  feet  of  commercial  space  (121,000  sq.  ft.  previously  approved 
minus 10,000 sq. ft. reduction as part of this application),  

•  150 group care home beds.  
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•  Table 1 and Table 2 are modified as follows: 
 
 
PROJECT PHASING AND BUILDOUT CONDITIONS 
 
1.  Table 1 enumerates, by parcel, the allocation of development described in Section 4: 
 

Table 1  Development by Parcels 
 

LAND USE  PARCEL  SQUARE FOOTAGE 
Commercial  C  447,000 

  C6  20,000 

  C7  15,000 

  MU/C4/C5  121,000 111,000* 

MiniWarehouse  C5  80,000* 

Office  MU/C4  100,000* 

Industrial  I   800,000*** 
 Hotel  MU  100 rooms 

Residential  A  170 units 

  B  322 units 

  C  106 units 

  D  520 units 

  E  132 units 
  G  112 units 

Group Care Home  MU  150 beds 
 
*  The  distribution  of  commercial  square  footage  among  the  parcels  shall  also  be  subject  to  the 

following maximum square footages per parcel: 
  Parcel MU  100,000  90,000 square feet 
  Parcel C4    10,000 square feet 
  Parcel C5    16,000 square feet west of the wetland 

The  distribution  of  miniwarehouse  square  footage  among  the  parcels  shall  be  subject  to  the 
following maximum square footage per parcel: 
Parcel C5      80,000 square feet east of the wetland  

The distribution of office square footage among the parcels shall also be subject to the following 
maximum square footages per parcel: 

  Parcel MU  100,000 square feet 
  Parcel C4     6,000  square feet 

In no event shall the total square footage on parcels MU, C4 and C5 (west of the wetland) exceed 
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121,000 111,000 for commercial uses or 100,000 for office uses and 80,000 of miniwarehouse on 
Parcel C5 (east of the wetland). 
 

**  Office space may include up to 85,000 square feet of medical office. 
***        Including telecommunication towers 
 
2.  The developer shall comply with the deadlines contained in the revised phasing schedule, listed 

in Table 2 below: 
 

Table 2  Phasing By Use 
PHASES   

  I, II                       
(Complete) 

III                                  
(199611/22/2018)*1 

IV                              
(200111/22/2019)*1 

Total 

RESIDENTIAL  592  140  630  1,362 

COMMERCIAL  455,048  55,000 
                        

92,952   82,952                                 
 

603,000  
593,0003 

MINIWAREHOUSE      80,000  80,000 

HOTEL      100 rooms  100 rooms  

OFFICE    60,000  40,000  100,000 2 

INDUSTRIAL    230,000  570,000  800,000 

GROUP CARE HOME      150 beds  150 beds4 
*  Dates are reflective of Buildout Dates contained below within this Development Order.  Preliminary Site Plans shall 

be submitted 1 year prior to such buildout dates. 
1  Phases III and IV Buildout Dates include the time extensions authorized by the Florida Legislature and Manatee 

County. 
2                     Office entitlements have been  removed  from Parcel G  for a  total  reduction of 125,000 sq.  ft. of office space. The 

reduction  of  office  entitlements  was  requested  by  the  owner  of  Parcel  G  and  approved  by  the  Board  of  County 
Commissioners on December 17, 2013 (Ordinance 1325). No entitlements have been taken from any other Parcel in 
the DRI at that time. 

3                      A total of 10,000 sq. ft. of commercial space has been removed from the commercial entitlements in Parcel MU. The 
reduction of commercial entitlements was requested by the owner of Parcel MU and approved by the Board of County 
Commissioners on April 3, 2014 (Ordinance 1404). No entitlements have been taken from any other Parcel in the DRI 
at that time. 

4             Group Care Home has been included as an allowable use in Parcel MU (Ordinance 1404). 
 

Staff  has  no  objection  to  the  request  with  the  above  modifications  to  the  Table  1 
(Development by Parcels) and Table 2 (Phasing by Use) since:   

  The proposed use and gross residential density are allowed in the MU FLUCs, 
  No  increase  in  the  generation  of  PM  peakhours  trips  will  occur  with  this 

modification of land use from commercial to residential,  
  No  impacts  to  the  conservation  areas  and  open  spaces within  the Creekwood 

DRI and GDP will be created with the proposed change of use. 
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Request # 4: 

•  Allow a maximum building height of 40 feet for group care home in Parcel MU. 
The  applicant  proposes  a  maximum  building  height  of  40  feet  for  the  “Group  Care 
Home Facility”, maintaining the maximum number of stories (3 stories) allowed for all 
types  of  residential  uses  according  to  the  Creekwood  zoning  ordinance  which 
establishes the following height regulations:  

  Multifamily use:  35 feet and 3 stories,  
  All other residential uses: 3 stories.  
  Commercial uses in Parcel MU: 40 feet west of Lena Road, and 
  Hotels in Parcel MU: 45 feet west of Lena Road. 

In Creekwood, the maximum height allowed for “all other residential uses”  is 35  feet, 
since  the  current  zoning  ordinance  only  considered  residential  uses  in  areas  zoned 
PDR (Planned Development Residential),    in which the maximum height allowed is 35 
feet according to the regulations of the Land Development Code (Section  603.7.4.9).  
The following language will be added to Land Use Conditions #1.b of the Section 5: 

b.  All  other  residential  uses  including  Group  Care  Home    3  stories.  The 
maximum height for Group Care Home in Parcel MU shall be 40 feet.  

Since  the  proposed  residential  facility  (group  care  home)  will  be  located  as  a 
“permitted use”  in a commercial zoning district  (area subject  to be rezone to PDC as 
part  of  this  application),  the  applicant’s  proposal  is  to  maintain  the  same  height 
allowed for commercial uses on Parcel MU along the west side of Lena Road (40 feet). 
 No concerns regarding this proposal have been raised by the staff since: 

  The proposed height is consistent with the approved regulations for the area in 
which the facility will be located (commercial uses along the west side of Lena 
Road).  

  The  proposed  building  height  will  not  create  any  additional  impacts  to  the 
surrounding  developments  or  entranceway  areas,  since  to  the  south  of  the 
future facility there are commercial (hotel) and office buildings with a maximum 
height of 45 feet and 40 feet respectively.  

  No changes have been proposed to the landscape roadway buffer width (50 feet 
wide) or the minimum setback required for buildings (100 feet) along the I75. 

  There are stipulations that: 
a)  Ensure  the  attractive  appearance  of  all  building  facades  (materials, 

design,  architectural  details,  etc.),  including  measures  to  not  allow 
massive blank walls.  

b)  Building elevations shall be submitted at time of Final Site Plan for review 
and  approval  by  the  Building  and  Development  Services  Department  to 
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assure compliance with regulations related to building appearance.  
 
Request #5:  

•  Stipulate a Master Sign Plan for Parcel MU. 
The  applicant  proposes  a  Master  Sign  Plan  for  Parcel  MU  [Exhibit  B  of  the  Z84
76(R11)]  that provides specifications related to  locations,  types, and sizes of signage 
along  the  I75 and SR 70  in order  to maximize  the  retail exposure  for  this mixed use 
parcel of Creekwood DRI.  
Per the approved Zoning Ordinance  for Creekwood, only one pole sign is allowed for 
Parcel  MU  along  I75  and  SR  70.    With  this  amendment,  the  applicant  proposes  a 
Master Sign Plan  that complies with  the current  regulations of Sections 724 and 737 
(Signs  and  Entranceways  respectively)  of  the  Land  Development  Code,  and  at  the 
same time response to  the  increment of passersby along the  I75 and SR 70, and to 
the growth dynamic of business and residential communities in the nearby area.  
  
The Master Sign Plan for Parcel MU includes a total of five (5) signs as follows: 

•  one (1) existing monument sign to remain at the intersection of SR 70 and Lena 
Road, and 

•  four (4) proposed pylon/pole signs (one sign structure per two platted lots along 
I75),  separated at  least 200  linear  feet apart and with a maximum height of 25 
feet.    The  pylon/pole  signs  may  be  substituted  for  12foot  height  monument 
signs to enhance visibility. 
 

Land  Use  Conditions  #2.c  of  Section  5  of  the  Zoning Ordinance will  be modified  as 
follows:   

 
c. S.R. 70 and I75  

 
Signs along S.R. 70 and  I75 shall be  limited  to one pole sign per parcel, per 
street frontage, as  identified on the GDP.   Additional permitted signs shall be 
limited to ground signs. All signage must provide concealment of main support 
structure  (e.g.,  pole)  between  20  and  100%  of  sign  width  with  materials 
consistent with those in the development.  

 
Notwithstanding the above, Parcel C4 shall be limited to one pole sign, 20 feet 
in height  at  the  intersection of Lena Road,  and Parcel C5 shall  be  limited  to 
one  pole  sign  for  all  developments  on  Parcel  C5,  20  feet  in  height  and  two 
ground signs (one for the development on the west side of the wetland and one 
for the development on the east side of the wetland), as regulated by the LDC. 

 
Signage for the Parcel MU shall be permitted as shown on the attached Master 
Sign Plan (Exhibit “B”) with no more than one pylon structure allowed per two 
platted lots along I75 with a minimum spacing of 200 linear feet (four signs in 
total),  and  one  existing monument  sign  at  the  intersection  of  Lena  Road,  as 
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listed below: 
 

  P1: Freestanding Pylon Sign (for Lots 812 Creekwood East)   
      P2: Freestanding Pylon Sign (for Lots 6 and 7 Creekwood East)   
  P3: Freestanding Pole/Pylon Sign (for Lots 13, 14, and 15 Creekwood 

East) 
P4: Freestanding Pole/Pylon Sign (for Lots 4, and 5 Creekwood East) 
P5: Monument Sign (to remain at intersection of SR 70 and Lena Road) 
 

Any additional sign proposed other than those shown on the approved Master 
Sign Plan for Parcel MU (attached as Exhibit B) shall require an amendment to 
the  Creekwood  General  Development  Plan  and  Zoning  Ordinance  at  an 
advertised public hearing, unless otherwise permitted in the LDC.   

 
In addition to the above, the following shall be applicable: 

 
(1) Pylon  or  pole  signs may  be  substituted with  a monument  sign  to 

enhance visibility as noted on Exhibit “B”.  
(2) All  pylon,  pole  or  alternative  monument  signs  shall  have  a 

maximum  of  four  businesses  identified  on  any  individual  sign, 
similar  design  in  look  and materials,  and  conform  to  current  LDC 
sign regulations.  

(3) Pylon  or  pole  signs  shall  be  25  feet  height  maximum  and  the 
alternative monument sign shall not exceed 12 feet in height.  

(4) No signs shall be permitted within public rightsofway, and shall be 
setback a minimum of 5 feet from the property line.  

(5) To the maximum extent possible, proposed signs shall not conflict 
with  existing  and  proposed  landscaping.  Environmental  Planning  
Division  (EPD)  shall  review  individual  sign  permits  to  assist  in 
determining optimal location for signs: 

5.a.  within  roadway  buffers  to  allow maximize  visibility  of 
signs, while minimizing removal of existing trees,   

      5.b.  internal, wall, and perimeter signs to ensure placement 
of  signs  and  to  give  consideration  to  existing 
landscaping  to  prevent  unnecessary  pruning  or 
trimming of vegetation to maintain sign visibility, and 

      5.c.  sign footers to ensure minimal impacts to root zones.  
(6) No signs shall be permitted in the floodways, conservation areas, or 

wetlands,  other  than  those  signs  permitted  elsewhere  in  the  LDC 
(i.e., conservation signs). 

(7) Signage shall be placed so it does not conflict with vehicular clear 
zones. FDOT indices and clear zone requirements shall be met.” 
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Staff has no objection to the proposed modification since: 

  The proposed sign plan is consistent with the LDC regulations related to signs 
and with previously approved signage plan  for other DRI’s of Manatee County  
(Cooper Creek and River Club Park of Commerce). 

  The  new  signs  will  be  architecturally  integrated  and  with  a  unified  design 
concept. 

  Stipulations have been provided in order to avoid any conflicts with existing or 
proposed landscaping, floodways and conservation areas, and visibility.  

Staff recommends approval of the request as shown in strikethru/underline format of 
the attached Zoning Ordinance.  

SITE CHARACTERISTICS AND SURROUNDING AREA 

ADDRESS:  Various 

GENERAL LOCATION: 
 
Northwest  and  northeast  intersections  of 
State Road 70 and I75  
 

SIZE: 
± 818.26 acres  Creekwood DRI 
± 34.31 acres area subject to rezone (Lots 815 
of Creekwood East Subdivision) 

EXISTING USE(S):  Residential, commercial, office, industrial, and 
miniwarehouse  

FUTURE LAND USE CATEGORY: 
RES6 (Residential, 6 dwelling units per acre) 
MU (Mixed Use)  
R/O/R (Retail/Office/Residential)  
P/SP1 (Public/SemiPublic(1)) 

 

SPECIAL APPROVAL(S): 

Previously granted for: 
•  Entranceway  
•  Watershed Protection – Evers Overlay 

District 
•  Special Treatment Overlay District 
•  MU (Mixed Use) FLUC 

OVERLAY DISTRICT(S): 
•  WPE (Watershed Protection – Evers 

Overlay District) 
•  SP (Special Treatment Overlay District)  

SPECIFIC APPROVAL: 
Previously granted for: 

•  Reduce parking space requirements – 
LDC Section 710.1.6 
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•  Reduce offstreet loading space – LDC 
Section 710.2.1 

•  Elimination of foundation landscaping 
on Parcel C5 (miniwarehouse 
expansion) – LDC 737.4.1.2.g  

SURROUNDING USES & ZONING 

NORTH 

 
•  To the north, west and east of I75, are 

singlefamily homes on large lots (Braden 
River Ranchettes Subdivision) zoned A1 
(Suburban Agriculture).  To the northeast 
is the Manatee County wastewater 
treatment plant and landfill zoned PDPI 
(Planned Development Public Interest). 

SOUTH 

 
•  West of I75, across SR 70, are commercial 

developments in the Tara DRI zoned 
PDC/WPE/ST (Planned Development 
Commercial/Watershed Protection Evers 
and Special Treatment Overlay Districts).  
 

•  East of I75, across SR 70, are commercial 
developments in the River Club Park of 
Commerce DRI (WalMart) zoned 
PDMU/WPE/ST (Planned Development 
Mixed Use/Watershed Protection Evers 
and Special Treatment Overlay Districts) 
and in Ranch Lake Plaza and Ranch Lake 
Business Center Subdivisions zoned 
PDC/WPE/ST (Planned Development 
Commercial/Watershed Protection Evers 
and Special Treatment Overlay Districts) 
and PRM/WPE/ST (Professional
Medium/Watershed Protection Evers and 
Special Treatment Overlay Districts).  

EAST  

•  Singlefamily homes (Rosedale 
Subdivision) zoned PDR/WPE (Planned 
Development Residential/ Watershed 
Protection Evers Overlay District), and a 
church (Woodland Baptist Church) zoned 
A1/WPE/ST (Suburban 
Agriculture/Watershed Protection Evers 
and Special Treatment Overlay Districts).   
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          WEST 

•  Is an RV park (Pleasant Lakes RV) zoned 
PDRV/ST (Planned Development 
Recreational Vehicle/Special Treatment 
Overlay District), Crossing Creek 
Subdivision and vacant land zoned PDR, 
and Campbell Commercial zoned GC/WP
E/ST (General Commercial/Watershed 
Protection Evers and Special Treatment 
Overlay Districts.   

POSITIVE ASPECTS 

•  The addition of 150bed group care home will generate less PM peakhour trips 
than  the proposed  reduction of 10,000 square  feet of commercial use, and will 
not impact the traffic pattern of the surrounding area.  

•  No  increase  in  the  range of maximum density  allowed  for  a project within MU 
FLUC.  

•  No impacts to the overall open space and conservation areas of the Creekwood 
DRI will take place with this proposal. 

NEGATIVE ASPECTS 

•  Future  residents of  the proposed group  care home may be  impacted by noise 
since the site facility is adjacent to I75. 

MITIGATING MEASURES 

•  A 50foot wide roadway buffer is in placed along the I75. 
•  The minimum setback for building along the east side of I75 in Parcel MU is 100 

feet. 
•  A Noise Analysis shall be provided before approval of the subsequent Final Site 

Plan. 

STIPULATIONS 

See attached Zoning Ordinance 
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COMPLIANCE WITH THE LAND DEVELOPMENT CODE 
SECTION 504.5   REZONE CRITERIA 

1.  Compatibility  with  Neighbors.    Is  the  requested  change  compatible  with  the 
existing development pattern and the zoning of nearby properties? 
To  the  north,  there  are  office,  light  industrial,  and  warehouse  uses  within  the  PDI 
(Planned Development Industrial) zoning. To the south and south east, there are office 
and  commercial  uses,  including  a  hotel,  within  the  PDI  (Planned  Development 
Industrial) and PDC (Planned Development Commercial) zoning districts. To  the east, 
there is open space zoned PDR (Planned Development Residential). To the west is the 
interstate. 
The  requested  change,  from  PDI  (Planned  Development  Industrial)  to PDC (Planned 
Development  Commercial),  is  compatible  with  the  existing  development  pattern  and 
zoning of nearby properties along the south segment of Lena Road and SR 70.  

2.  Changes  from Original  Conditions.    Has  there  been  a  change  in  the  conditions 
upon which the original zoning designation was based? Have major land uses or 
conditions changed since the zoning was established? 
The area subject  to  rezone (Lots 8  15 of Creekwood East Subdivision) was originally 
part of Parcel I of the Creekwood DRI and zoned PDI (Planned Development Industrial). 
This  zoning  district  was  established  with  the  approval  of  the  DRI  in  1985,  when  the 
Manatee County zoning regulations did not have a mixed use category; therefore, each 
parcel  within  a  mixed  use  project,  was  given  an  individual  category  based  upon  its 
intended use, which in this case was light industrial. 
However,  in 2004 with the approval of Ord. 0428 and Z8476(R5) to redesignate the 
DRI parcels  identification,  reduce  industrial entitlements, and  redistribute  the allocation 
of  commercial  entitlements,  the Creekwood East Subdivision was not part  anymore of 
Parcel I and became part of a new parcel designated as Parcel MU with entitlements for 
commercial and offices uses.  
The proposed amendment  to PDC zoning  is consistent with  the entitlements of Parcel 
MU and with the development trend of properties along the south segment of Lena Road 
and SR 70 which is characterized by commercial and office uses. 

3.  Comprehensive  Plan.    Does  the  current  zoning  or  the  proposed  zoning  better 
conform to the current Comprehensive Plan? 
The majority of the area subject to rezone is within the MU (Mixed Use) FLUC. PDI and 
PDC  zoning  districts  are  appropriate  for  the  above  mentioned  Future  Land  Use 
Category.  However,  the  proposed  PDC  zoning  better  conforms  to  the  approved 
entitlements  of  the  Parcel  MU  of  Creekwood  DRI,  which  considered  commercial  and 
offices uses.  
PDC zoning district allows a variety of retail, commercial services, and offices uses. The 
MU FLUCs  take  in  consideration wholesale,  retail,  and office  in  the  range of  potential 
uses. 
The  east  portion  of  the  area  subject  to  rezone  (east  side  of  Lots  13,  14,  and  15  of 
Creekwood  East  Subdivision)  is  within  the P/SP(1)  [Public/SemiPublic(1)]  FLUC,  and 
the only use allowed  in  this area according  to  the Master Development Plan  is a 330’ 
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wide F.P.&L easement. 
4.  Conflicts  with  Public  Improvements.    Will  the  proposed  change  conflict  with 

existing or planned public improvements? 
The proposed change will not conflict with any existing or planned public improvements 
Any required improvement will be determined with future site plan submittal. 

5.  Sufficient Public  Facilities.   Whether  the  proposed  change will  be  supported by 
sufficient public facilities, based upon a consideration of the following factors: 
(i)  Will the proposed change adversely affect traffic patterns or congestion? 

Based on  the  traffic  analysis  provided by  the  applicant  the  proposed  change 
will not adversely affect  traffic patterns or congestion. The current application 
proposes  to  reduce  the  commercial  entitlements  of  Parcel  MU  by  10,000 
square feet and add 150bed group care home that will generate less PM peak
hour  trips  than  the  referenced  commercial  space.  No  increase  in  the 
entitlement for offices or hotel space has been proposed.  

 
(ii)  Will the proposed change adversely impact population density or 

development intensity such that the demand for schools, sewers, streets, 
recreational areas and facilities, and other public facilities and services 
are adversely affected? 
PDC  zoning  is  intended  for  a  variety  of  commercial  uses  and  allows  some 
residential  uses,  as  group  care  home  and  residential  care  facilities.  The 
proposal of  150bed of  group care home  facility  is equivalent  to 25  residential 
units (6 residents = one dwelling unit) for a density of 1.88 du/acre, well below to 
the maximum density allowed  in MU FLUC  (9 du/acre). The proposed change 
will not significantly impact population density, create any additional demand for 
schools or recreational facilities, or increase the future demand of utilities (water 
and sewer).   
 

(iii)  Are sufficient public facilities planned and funded to support any change 
in density or intensity pursuant to the requirements of the Comprehensive 
Plan and applicable law? 
Yes.  Insufficient  public  facilities  issues  have  not  been  raised  by  staff  during 
review process. There are water and sewer available  to support  the proposed 
change and development on site.  

6.  Neighborhood  Changes.   Will  the  proposed  change  adversely  affect  the  health, 
safety or welfare of the neighborhood? 
The proposed zoning amendment should have no adverse impact on the health, safety 
or welfare on the neighborhood in this location. 

7.  Compliance  with  LDC.    Is  the  proposed  amendment  in  conformance  with  all 
applicable requirements of this Code? 
The  proposed  amendment  is  in  conformance  with  all  applicable  requirements  of  the 
LDC.  Compliance  with  the  standards  of  the  PDC  zoning  district  and  all  other 
requirements of the LDC will be reviewed and verified with future site plan approval for 
this site. 
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8.  Orderly  Development.    Is  the  proposed  amendment  consistent  with  the 

development patterns in the area and appropriate for orderly development of the 
community? The cost of land or other economic considerations pertaining to the 
applicant shall not be a consideration in reviewing the request. 
The proposed amendment  is consistent with  the development patterns  in the area and 
appropriate  for  orderly  development  of  the  community.  The  surrounding  area  to  the 
south and southeast is developed with commercial and offices uses within PDI and PDC 
zoning designations. To  the west  is  the  Interstate. The property will be developed with 
commercial, offices, and allowed residential uses as group care home. Any transitional 
issues, such as buffers will be addressed with the future site plan submittals. 

9.  Expanding  Districts.  Is  the  proposed  amendment  the  logical  expansion  of 
adjacent zoning districts? 
The  proposed  amendment  is  a  logical  expansion  of  the  adjacent  commercial  zoning 
district  to  the  southeast  (PDC),  and  the  appropriate  zoning  category  for  an  area  with 
commercial and office entitlements. 

10.  Trends.  Is the timing of the request appropriate given the development trends in 
the area? 
The timing  is appropriate given development trends  in the area. The surrounding area, 
within the Creekwood DRI, has developed throughout the last twenty years.   

11.  Historic  Resources.    Will  the  proposed  change  adversely  impact  historic 
resources? 
No, there do not appear to be any known or recorded historic resources on the site.  If 
any  historic  resources  are  found  at  the  time  of  development,  the  applicant  will  be 
required to immediately report discoveries of historical or archaeological resources to the 
Florida Division of Historical Resources. 

12.  Environmental Impacts. Will the proposed change have an adverse environmental 
impact on the vicinity? 
If  there are any environmental  impacts, they will be addressed with the future site plan 
submittals. 

13.  Lighting.    Will  the  proposed  change  allow  uses  that  require  so  much  outdoor 
lighting  that  even  the  light  from  shielded  fixtures  may  reflect  offsite  with 
potentially adverse effects on residential areas? 
No adverse outdoor  lighting  is proposed with this zoning change. However, during the 
future  site plan  submittal  any  proposed outdoor  lighting will  be  required  to meet LDC 
Section 709. 

14.  County  Wide  Changes.    Will  the  proposed  change  adversely  affect  the  health, 
safety and welfare of the County as a whole? 
The  rezone  should  have  no  negative  impact  to  the  health,  safety  and  welfare  of  the 
County in this location. 

15.  Mobile Homes.  For any rezoning that would result in the removal or relocation of 
mobile  home  owners  residing  in  a  mobile  home  park,  has  the  applicant 
demonstrated  that  adequate mobile  home parks  or  other  suitable  facilities  exist 
for the relocation of the mobile home owners, within the meaning of, and pursuant 
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to, Section 723.083, Florida Statutes. 
Not applicable. 

16.  Other  Matters.    Any  other  matters  which  may  be  appropriate  for  consideration 
pursuant to this Code, the Comprehensive Plan or applicable law. 
Future development will require site plan review. 

COMPLIANCE WITH LDC 
(Note: Compliance with the standards of the PDC zoning district and all other 

requirements of the LDC will be reviewed and verified with future site plan approvals 
for this site.) 

 

REMAINING ISSUES OF CONCERN – NOT RESOLVED OR STIPULATED  

None 

TRANSPORTATION 
Major Transportation Facilities 
The  project  site  (i.e.  Lots  8  –  15 Creekwood East Subdivision within  Parcel MU) will 
have access onto Lena Road, a twolane collector roadway. 
 
Transportation Concurrency 
This  project  site  is  part  of  the  Creekwood  DRI  which  was  initially  approved  for 
transportation concurrency during  the 1980’s.   This  current  request by  the Applicant 
involves a change in land uses for this specific parcel (from commercial development 
to a 150 bed assisted  living  facility) which  translates  to  a decrease  in PM PeakHour 
project trips as accepted and approved by the Transportation Planning Division of the 
Public Works Department.  Based upon the above, no further review of transportation 
concurrencyrelated issues was required at this time. 
 
Access  
The Applicant is not changing the location or configuration of the original access point 
for the project site.  Thus, no further review was required at this time. 
 

CONCURRENCY 
CLOS APPLIED FOR:           Y  (Existing CLOS still in effect)  
TRAFFIC STUDY REQ’D:     N 

 NEAREST 
THOROUGHFARE  LINK(S)  ADOPTED LOS  EXISTING 

LOS 

Lena Road 
S.R. 70 to Northern 

Terminus of Lena (does 
not connect to S.R. 64) 

D  N/A 

The project has an existing Certificate of Level of Service that will expire on 03/14/2015. 
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Wastewater and potable water determined with FSP/Construction Plans 

SPECIFIC APPROVAL – ANALYSES, RECOMMENDATIONS, FINDINGS 

N/A 

 
ATTACHMENTS 

 
1.   Applicable Comprehensive Plan Policies 
2.   Zoning Ordinance Z8476(R11) 
3.        General Development Plan (GDP) 
4.        Master Sign Plan for Parcel MU 
5.        Traffic Impact Statement 
6.        Copy of Newspaper Advertising    
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APPLICABLE COMP PLAN POLICIES 

 
Policy:  2.1.2.7  Review  all  proposed  development  for  compatibility  and  appropriate 

timing. This analysis shall include: 
 

  consideration of existing development patterns,  
  types of land uses, 
  transition between land uses, 
  density and intensity of land uses, 
  natural features, 
  approved development in the area, 
  availability of adequate roadways, 
  adequate centralized water and sewer facilities, 
  other necessary infrastructure and services.  
  limiting urban sprawl 
  (See also policies under Objs. 2.6.1  2.6.3) 

 
 
Policy: 2.2.1.12  RES6:  Establish the Residential6 Dwelling Units/Gross Acre future land 

use category as follows: 
 
Policy: 2.2.1.12.1  Intent:  To identify, textually in the Comprehensive Plan's goals, objectives, 

and policies, or graphically on the Future Land Use Map, areas which are 
established  for a  low density urban, or a  clustered  lowmoderate density 
urban,  residential  environment.    Also,  to  provide  for  a  complement  of 
residential  support  uses  normally  utilized  during  the  daily  activities  of 
residents of these low or lowmoderate density urban areas. 

 
Policy: 2.2.1.12.2  Range  of  Potential  Uses    (see  Policies  2.1.2.3    2.1.2.7,  2.2.1.5):  

Suburban or urban  residential uses, neighborhood  retail uses, shortterm 
agricultural  uses  other  than  special  agricultural  uses,  agriculturally
compatible  residential  uses,  public  or  semipublic  uses,  schools,  low 
intensity  recreational  uses,  and  appropriate  waterdependent/water
related/water nhanced uses   (see also Objectives 4.2.1 and 2.10.4). 

 
Policy: 2.2.1.12.3  Range of Potential Density/Intensity: 
 

Maximum Gross Residential Density: 
6 dwelling units per acre 
 
Maximum Net Residential Density: 
12 dwelling units per acre 
(except  within  the  WO  or  CSVA  Overlay  Districts  pursuant  to  Policies 
2.3.1.4 and 4.3.1.5) 
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Maximum Floor Area Ratio: 
0.23   (0.35 for miniwarehouse uses only) 
 
Maximum Square Footage for Neighborhood 
Retail Uses:   Medium (150,000sf) 

 
Policy: 2.2.1.12.4  Other Information: 
 

a)  All  mixed  and  multipleuse  projects  require  special  approval,  as 
defined  herein,  and  as  further  defined  in  any  land  development 
regulations developed pursuant to § 163.3202, F.S. 

 
b)  All projects for which gross residential density exceeds 4.5 dwelling 

units  per  acre,  or  in  which  any  net  residential  density  exceeds  6 
dwelling units per acre shall require special approval. 

 
c)  Any  nonresidential  project  exceeding  30,000  square  feet  of  gross 

building area shall require special approval. 
 
d)  Professional office uses not exceeding 3,000 square  feet  in gross 

floor area within  this  category may be exempted  from compliance 
with  any  locational  criteria  specified  under  Policies  2.10.4.1  and 
2.10.4.2, and detailed in the Land Use Operative Provisions Section 
E  (1) provided such office  is  located on a  roadway classified as a 
minor  or  principal  arterial,  however,  not  including  interstates  and 
shall  still  be  consistent  with  other  commercial  development 
standards  and  with  other  goals,  objectives,  and  policies  in  this 
Comprehensive Plan (see also 2.10.4.2). 

 
Policy: 2.2.1.17  R/O/R:  Establish the Retail/Office/Residential future land use category as 

follows: 
 
Policy:  2.2.1.17.1  Intent:  To identify, textually in the Comprehensive Plan's goals, objectives, 

and policies, or graphically on the Future Land Use Map, areas which are 
established and developed areas exhibiting a broad range of commercial, 
residential and, in certain cases, light industrial uses, and to recognize the 
continued  existence  of  such  areas  through  the  long  range  planning 
timeframe.   Also,  to provide  for orderly  transition  from, or  redevelopment 
of, these existing and developed multipleuse areas.   Also, to prohibit the 
intrusion of new industrial areas into these ROR areas, which typically fail 
to exhibit a planned or  integrated approach  to multiple use development, 
and  instead  exhibit  an  incremental  or  unplanned  history  of  multiple  use 
development.   Also to establish at a few major and highly accessible, but 
currently  undeveloped,  sites  for  the  development  of  major  future 
community or regionserving commercial uses with a variety and permitted 
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intensity  of  use  which  allows  for  a  multipurpose  commercial  and  office 
node, with residential uses.   Also, to provide incentives for, encourage, or 
require the horizontal or vertical integration of various residential and non
residential uses within these areas, achieving internal trip capture, and the 
development of a high quality environment for living, working, or visiting. 

Policy:  2.2.1.17.2  Range of Potential Uses  (see Policies 2.1.2.3    2.1.2.7,  2.2.1.5):   Retail, 
wholesale or office commercial uses which function in the market place as 
neighborhood,  community,  or  regionserving.    Also  residential  uses, 
lodging  places,  public  or  semipublic  uses,  schools,  recreational  uses, 
appropriate  waterdependent/  waterrelated/waterenhanced  uses  (see 
also Objectives 4.2.1 and 2.10.4), and shortterm agricultural uses. 

 
Policy:  2.2.1.17.3  Range of Potential Density/Intensity: 
      Maximum Gross Residential Density: 
      For development existing at  time of plan adoption or  treated as a special 

exception under this Comprehensive Plan  16 dwelling units per acre  

                                  For new development   

                                  9 dwelling units per acre 

Minimum  Gross  Residential  Density:  7.0  only  in  CRA’s  and  UIRA  for 
residential projects that designate a minimum of 25% of the dwelling units 
as “Affordable Housing”. 

Maximum Net Residential Density: 
For development existing at  time of plan adoption or  treated as a special 
exception under this Comprehensive Plan  20 dwelling units per acre 
For new development  
16 dwelling units per acre 

   24  dwelling  units  per  acre  inside  the  CRA’s  and  UIRA  for  residential 
projects  that  designate  a  minimum  of  25%  of  the  dwelling  units  as 
“Affordable Housing”. 
Maximum Floor Area Ratio:      0.35 
1.0 inside the CRA’s and UIRA 
Maximum Floor Area Ration for Hotels: 1.0 
Maximum Square Footage for Neighborhood,  
Community, or RegionServing Uses:   Large 300,000sf 

Policy:  2.2.1.17.4  Other Information: 
a)  All mixed and multipleuse projects  shall  require  special  approval, 

as defined herein, and as further defined in any  land development 
regulations developed pursuant to § 163.3202, F.S. 
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b)  All  projects  for  which  either  gross  residential  density  exceeds  6 

dwelling  units  per  acre,  or  for  which  any  net  residential  density 
exceeds 9 units per acre, shall require special approval. 

 
c)  All  nonresidential  projects,  or  part  thereof,  exceeding  0.25  FAR 

shall also require special approval except miniwarehouse. 
 

d)  Nonresidential  projects  exceeding  150,000  square  feet  gross 
building  area  may  be  considered  only  if  consistent  with  the 
requirements  for  large  commercial  uses,  as  described  in  this 
element. 

 
e)  In  areas  where  existing  development  is  recognized  utilizing  the 

Retail/Office/Residential category, or where  the spatial  form of  the 
Retail/Office/Residential designation on the Future Land Use map is 
accordingly  inconsistent  with  the  commercial  locational  criteria 
contained in this element; development or redevelopment within the 
area  designated  under  this  category  shall  not  be  required  to 
achieve  compliance  with  the  commercial  locational  criteria 
described  in  Sections  2.10.4.1  and  2.10.4.2  of  this  element.  
However,  any  such  development  or  redevelopment  shall  still  be 
required to achieve compliance with other commercial development 
standards  contained  in  this  element,  and be consistent with  other 
goals, objectives, and policies in this Comprehensive Plan (see also 
2.10.4.2). 

 
f)  In areas where the Retail/Office/Residential category is designated 

in  a  manner  entirely  consistent  with  the  commercial  locational 
criteria,  all  commercial  development  or  redevelopment  shall  be 
conducted  in  a  manner  consistent  with  the  commercial  location 
criteria and development standards contained in this element. 

 
g)  In order to distinguish between uses which may be permitted in the 

R/O/R category,  as  compared  to  those which  require  siting within 
an industrial category, the following guidelines shall be utilized: 

 
      I.  No  uses  which  have  a  primary  purpose  of  distribution  of 

goods from that site shall be permitted  in  the Retail/ Office/ 
Residential designation. 

        II.  No new areas  (a new area,  for  the purposes of  this policy, 
shall  be  defined  as  property  beyond  those  parcel 
configurations as of May 11, 1989 which had light  industrial 
uses established upon them) engaging in the manufacturing, 
processing, and assembly of goods shall be permitted in the 
Retail/Office/  Residential  designation  except  as  provided 
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below: 
        III.  Legally established  light  industrial uses existing prior  to  the 

adoption  of  this  Comprehensive  Plan  shall  be  considered 
legally  conforming  uses,  limited  to  their  approved  location.  
With  special  approval,  other  light  industrial  uses  and 
additional  square  footage  within  the  same  parcel  may  be 
approved  if  there  are  no  additional  impacts  to  adjoining 
properties and all special approval criteria are met. 

        iv.  If a  legally established  light  industrial use ceases operation 
for  over  six  months  with  no  action  to  reestablish  and/or 
continue  such  use,  the  use  shall  now  be  prohibited  from 
development within the R/O/R designation. 

 
Policy: 2.2.1.21  MU:  Establish the MixedUse future land use category as follows: 
 
Policy: 2.2.1.21.1  Intent:  To identify, textually in the Comprehensive Plan's goals, objectives, 

and  policies,  or  graphically  on  the  Future  Land  Map,  areas  which  are 
established as major centers of suburban/urban activity and are limited to 
areas  with  a  high  level  of  public  facility  availability  along  expressways.  
Also,  to  provide  incentives  for,  encourage,  or  require  the  horizontal  or 
vertical  integration  of  various  residential  and  nonresidential  uses  within 
these areas, achieving internal trip capture, and the development of a high 
quality environment for living, working, or visiting. 

 
Policy: 2.2.1.21.2  Range of Potential Uses    (see Policies 2.1.2.3  2.1.2.7, 2.2.1.5):   Retail, 

wholesale,  office  uses,  light  industrial  uses,  research/corporate  uses, 
warehouse/  distribution,  suburban  or  urban  residential  uses,  lodging 
places,  recreational  uses,  public  or  semipublic  uses,  schools,  hospitals, 
shortterm  agricultural  uses,  other  than  special  agricultural  uses, 
agriculturallycompatible residential uses, and waterdependent uses. 

 
Policy: 2.2.1.21.3  Range of Potential Density/Intensity: 
 
      Maximum Gross Residential Density: 

9 dwelling units per acre 
 
Maximum Net Residential Density: 
20 dwelling units per acre 
 
Maximum Floor Area Ratio:    1.0 
Maximum  Square  Footage  for  Neighborhood,  Community,  or  Region
Serving Uses:   
Large (300,000sf) 
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Policy:  2.2.1.21.4  Other Information: 
         

a)  All projects  require special approval and are subject  to  the criteria 
within b, c, d below, unless all the  following are applicable: 

 
1.  The proposed project consists of a single family dwelling unit 

located on a lot of record which is not subject to any change 
in  property  boundary  lines  during  the  development  of  the 
proposed land use, and 

2.  The proposed project  is to be developed without generating 
a  requirement  for  either  subdivision  review,  or  final  site  or 
development  plan  review,  or  equivalent  development  order 
review. 

 
        b)  NonResidential  uses  exceeding  150,000  square  feet  of  gross 

building  area  (regionserving  uses)  may  be  considered  only  if 
consistent  with  the  requirements  for  large  commercial  uses,  as 
described in this element. 

 
c)  Development in each area designated with the Mixed Use category 

shall: 
 
        contain  the minimum percentage of  at  least  three  of  the  following 

general categories of land uses; 
 

  10 %Residential, 
  10 %Commercial / Professional, 
  10 %Light Industrial / Distribution. 
  5 %Recreation / Open Space, 
   3 %Public / Semi Public, 

 
d)  Access between these uses shall be provided by roads other than 

those  shown  on  the  Major  Thoroughfare  Map  Series  of  this 
Comprehensive Plan or alternative vehicular and pedestrian access 
methods acceptable to the County: 

 
      (e)  Development  or  redevelopment  within  the  area  designated  under 

this category shall not be  required  to achieve compliance with  the 
commercial  locational criteria described  in Objectives 2.10.4.1 and 
2.10.4.2 of this element. 

 
Policy: 2.2.1.22  P/SP (1):  Establish the Public/SemiPublic (1) future land use category as 

follows: 
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Policy:  2.2.1.22.1  Intent:   To  recognize major  existing  and programmed public/quasipublic 

facilities, primarily those facilities associated with public or private utilities, 
including electrical transmission corridors occupied by transmission lines of 
240KV  or  more.    Also,  to  recognize,  and  provide  a  unique  designation 
within  the  Future  Land  Use  Element,  for  those  public  or  semipublic 
facilities which have adverse aesthetic or health, safety, or welfare impacts 
on  adjacent  property  or  residents.    Additional  areas  under  this  category 
may  be  recognized  by  amendments  to  the  Future  Land  Use  Map,  if 
appropriate, and why such uses are programmed. 

 
Policy:  2.2.1.22.2  General  Range  of  Potential  Uses:  Recreational  uses,  sanitary  landfills, 

permanent water and wastewater treatment/storage/disposal facilities and 
other major public facilities including, but not  limited to, airports owned or 
operated  by  a  public  entity,  major  maintenance  facilities,  solid  waste 
transfer stations, major utility transmission corridors.  Also, when the P/SP 
(1)  designation  is  an  easement  on  privatelyheld  property,  other  uses 
consistent with the adjacent future land use category or categories, where 
consistent with the purpose of the easement and consistent with all other 
goals,  objectives,  and policies  of  this Comprehensive Plan, may also  be 
considered. (See also Policy 2.1.1.5) 

 
Policy:  2.2.1.22.3  Range of potential Density/Intensity: 
 

Maximum Net Residential Density: 
0 dwelling units per acre  
 
except  where  the  area  designated  as  P/SP  (1)  is  utility  easement  on 
property  owned  by  applicants  for  a  proposed  project.    Under  this 
exception, property designated as P/SP (1) shall, during the development 
review process, be counted  toward gross  residential acreage, as defined 
herein,  and  the  limits  on  gross  density  associated  with  the  category 
adjacent to the P/SP (1) designation shall be applied to the area shown as 
P/SP (1).  When there are different future land use categories designated 
adjacent to the P/SP (1) category, the area shown on the Future Land Use 
Map  as  P/SP  (1)  shall  be  reviewed  as  being  designated  under  both 
adjacent  future  land use  categories, with  the  centerline  of  the  easement 
utilized as the line separating both adjacent categories. 

 
Maximum Net Residential Density: 
0 dwelling units per acre 

 
Maximum Floor Area Ratio: 
0 FAR 
(except for structures reasonably related to the 
operation of the public or quasipublic facilities) 
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However, where P/SP  (1)  is an easement on privatelyheld property,  the 
property  designated  as  P/SP  (1)  shall  be  counted  toward  gross  non
residential acreage, as defined herein, and the Maximum Floor Area Ratio 
associated  with  adjacent  category  or  categories  shall  be  applied  to  the 
area designated as P/SP (1), and included in the definition of Gross Non
residential Acreage. 

 
Policy:  2.2.1.22.4  Other Information: 

 
a)  Recognizing  that  the  relocation  of  any  utility  transmission  corridor 

may  occur  to  the  benefit  of  current  and  future  Manatee  County 
residents, or visitors, any such relocation within the boundaries of a 
proposed project site may be considered without the approval of a 
plan  amendment,  as  defined  in  §  163l.31.87,  F.S.,  only  if  such 
relocation  is determined, during  the  review of a proposed project 
through  the  special  approval  process,  to  reduce  any  adverse 
impact of such corridor on adjacent existing and future land uses.  
Where such proposed relocation generates an  increased adverse 
impact  on  adjacent  land  uses,  a  plan  amendment  would  be 
required  unless mitigation  of  such  increase  in  adverse  impact  is 
successfully accomplished through the special approval process. 

 
b)  In  all  instances  where  the  P/SP(1)  future  land  use  category  is 

applied, except regarding utility easements as is provided in Policy 
2.2.1.22.3 above, the following shall apply: 

 
I) An applicant shall be  required  to declare a specific use or 

uses for a specific piece of property for which the applicant 
is proposing to amend the existing future land use category 
to P/SP(1). 

II)  At  such  time  the  applicant  is  proposing  to  amend  the 
existing  future  land  use  category  of  a  specific  piece  of 
property to P/SP(1),  the applicant shall provide  information 
and  analysis  on  the  compatibility  of  the  proposed  use  or 
uses,  as  specified  according  to  paragraph  (ii)  above,  with 
surrounding development. 

III)  Property with the future land use category of P/SP(1), shall 
required Planned Development zoning to be developed. 

 
Policy:  2.3.1.4  Prohibit  the  clustering  of  development  through  the  transfer  of 

density/intensity  credits  from property  located outside  of  the Watershed 
Overlay District to property located within this district, unless a finding of 
overriding  public  interest  is  determined  by  the  Board  of  County 
Commissioners.  
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Implementation Mechanism: 
 
a)  Planning Departments  review of projects  for compliance with  this 
policy. 

 
Policy: 2.6.1.1   Require  all  adjacent  development  that  differs  in  use,  intensity,  height, 

and/or  density  to  utilize  land  use  techniques  to  mitigate  potential 
incompatibilities.  Such techniques shall include but not be limited to: 
 
  use of undisturbed or undeveloped and landscaped buffers 
  use of increased size and opacity of screening 
  increased setbacks 
  innovative  site  design  (which  may  include  planned  development 

review) 
  appropriate building design 
  limits on duration/operation of uses 
  noise attenuation techniques 
  limits on density and/or intensity [see policy 2.6.1.3] 

 
Policy: 2.6.5.1.    Provide  incentives  for, and otherwise encourage  the use of  the planned 
  unit  development  procedure  to  achieve  quality,  highly  functional,  and 
  wellintegrated project designs. 
 
Policy: 2.6.5.2   Encourage,  in  locations  which  are  suited  to  diverse  uses,  mixed  and 

multiple use projects to provide for integration and synergy between land 
uses.    Nothing  in  this  policy  shall  preclude  single  use  or  homogenous 
projects  if mixing  of  uses  on  a  single  project,  or  intrusion  of  a  different 
use  into  a  homogenous  area,  will  create  inappropriate  diversity  or 
incompatibilities between adjacent land uses. 

 
Policy: 2.6.5.5   Maximize  the  conservation  and/or  protection  of  public  or  private  open 

space,  including  common  open  space,  through  the  land  development 
process  by  requiring  that  minimum  percentages  of  the  upland  area  on 
any project be maintained as undisturbed or landscaped areas. 

 
Policy: 2.9.1.9   Require  where  feasible,  pedestrian  and  bicycle  access  to  community 

spaces,  schools,  recreational  facilities,  adjacent  neighborhoods, 
employment opportunities, professional and commercial uses. (See also 
Obj. 3.3.3) 

 
Policy: 2.10.1.2   Promote  the  development  of  commercial  uses  in  planned  commercial 
      centers, and discourage scattered, incremental commercial development. 
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MANATEE COUNTY ORDINANCE Z-84-76 (R1011) 
WELLS FARGO BANK, NA CREEKWOOD INVESTORS, LTD / CREEKWOOD  

 
AN ORDINANCE OF THE BOARD OF COUNTY COMMISSSIONERS OF MANATEE COUNTY, 
FLORIDA, AMENDING AND RESTATING ORDINANCE Z-84-76(R910) TO AMEND THE 
GENERAL DEVELOPMENT PLAN TO MODIFY THE LAND USE OF PARCEL G FROM 
OFFICE TO RESIDENTIAL ALLOW GROUP CARE HOME (ASSISTED LIVING FACILITY) AS 
AN ALLOWABLE USE IN PARCEL MU; REZONE LOTS 8 THRU 15 OF CREEKWOOD EAST 
SUBDIVISION WITHIN PARCEL GMU FROM PDCPDI/WP-E/ST (PLANNED DEVELOPMENT 
COMMERCIALINDUSTRIAL/ WATERSHED PROTECTION/SPECIAL TREATMENT OVERLAY 
DISTRICTS) TO PDRPDC/WP-E/ST (PLANNED DEVELOPMENT RESIDENTIAL 
COMMERCIAL/WATERSHED PROTECTION/SPECIAL TREATMENT OVERLAY DISTRICTS); 
ADD 112 RESIDENTIAL UNITS 150-BED GROUP CARE HOME AND DECREASE OFFICE 
COMMERCIAL SQUARE FOOTAGE BY 125,000 10,000 SQUARE FEET IN PARCEL MU; 
DELETE LAND USE CONDITION 1 RELATED TO MAXIMUM DENSITY IN THE 
WATERSHED; REMOVE REFERENCES TO PARCEL G RELATED TO NON-RESIDENTIAL 
DEVELOPMENT; REVISE LAND USE CONDITION 7, RELATED TO THE WIDTH OF A 
BICYCLE AND PEDESTRIAN PATH ALONG LENA ROAD, TO BE CONSISTENT WITH 
PREVIOUSLY APPROVED LAND USE CONDITIONS 5 OF THE ORDINANCE 12-15 
(CREEKWOOD - DRI # 13); AMEND THE STIPULATIONS RELATED TO THE I-75 BRIDGE 
APPROACH; UPDATE THE ZONING ORDINANCE TO REFLECT DEPARTMENT 
REFERENCES ALLOW A MAXIMUM BUILDING HEIGHT OF 40 FEET FOR GROUP CARE 
HOME IN PARCEL MU; STIPULATE A MASTER SIGN PLAN FOR PARCEL MU; AND 
SUBJECT TO STIPULATIONS AS CONDITIONS OF APPROVAL; PROVIDING A LEGAL 
DESCRIPTION; PROVIDING FOR SEVERABILITY, AND PROVIDING AN EFFECTIVE DATE.  

 
BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF MANATEE COUNTY, 
FLORIDA: 
 
Section 1.  AMENDMENT AND RESTATEMENT OF ORDINANCE Z-84-76(R910).   
 
Ordinance Z-84-76(R910) is hereby amended and restated in its entirety below.  All prior ordinances 
(and any site plans approved pursuant thereto) shall be superseded by this ordinance.  
 
Section 2. FINDINGS OF FACT    
 
The Board of County Commissioners, after considering the testimony, evidence, documentation, 
application to amend the General Development Plan Ordinance, as well as all other matters presented to 
the Board at the Public Hearing hereinafter referenced, hereby makes the following findings of fact: 
 
A.   CREEKWOOD, INVESTORS, LTD., hereinafter referred to as "CREEKWOOD", proposed a 

Development of Regional Impact (DRI) for a mixed-use development located in Manatee County; 
and 

 
B.      On September 3, 1985, Manatee County adopted Ordinance Z-84-76 granting the Creekwood 

Zoning Ordinance; and 
 
C.    On April 22, 1993, Manatee County approved Ordinance Z-84-76(R) amending Ordinance Z-84-76 

by approving amendments to Map H, extending the build out date, and other various changes; and 
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D.     On December 16, 1997, Manatee County approved Creekwood Zoning Ordinance Z-84-76(R2) to 
modify Land Use Conditions 2.c., 10, and 11, Buffer Condition 6, and Transportation Condition 4.   

 
 
E.       On December 15, 1998, Manatee County approved the Creekwood Zoning Ordinance Z-84-76(R3) 

by modifying the General Development Plan to exchange uses (General Commercial in Parcel G 
for Office Park in Parcel O-1); increase the total commercial floor area by 69,500 square feet; 
decrease residential units by 500; and other various changes. 

 
F. On March 28, 2000, Manatee County approved the Creekwood Zoning Ordinance Z-84-76(R4) by 

modifying the General Development Plan to modify development totals, the phasing schedule, and 
some conditions. 

 
G. On January 6, 2004, Manatee County approved the Creekwood Zoning Ordinance Z-84-76(R5) 

modifying the General Development Plan to redesignate parcel identifications, add a roadway 
connection to the west, modify the Project Phasing Table to eliminate and redistribute development, 
expand the range of permitted commercial uses east of I-75, recognize completed development, 
extend buildout dates, and amend various development conditions.   

 
H. On April 15, 2005, Creekwood filed an application to amend the approved Zoning Ordinance and 

General Development Plan with the Manatee County Board of County Commissioners; and   
 
I. On January 5, 2006, Manatee County approved the Creekwood Zoning Ordinance Z-84-76 (R6) 

amending the General Development Plan to decrease residential from 1,617 to 1,250 units with a 
simultaneous increase in office from 160,000 to 225,000 square feet, and transferring 6 residential 
units from Phases I and II to Phase IV.  

 
J.  On November 7, 2007, Ridan Industries submitted an application for a revision to the Creekwood 

Zoning Ordinance [Z-84-76(R7)] and General Development Plan to update the allowable uses to 
include a telecommunications tower east of I-75 in the Creekwood East Corporate Park.  This 
request is scheduled for public hearing before the Planning Commission and Board of County 
Commissioners simultaneously with revision Z-84-76(R8).  

 
K. On May 7, 2008, Creekwood Investors Limited and Creekwood East Corporate Park LLC 

submitted an application to amend the Creekwood Zoning Ordinance [Z-84-76(R8)] and General 
Development Plan to decrease industrial from 950,000 to 800,000 square feet; delete Project 
Phasing and Buildout Condition #10; Delete Transportation Conditions; and update various 
provisions.  

 
L. On February 27, 2012, Control Storage, Inc. filed an application to amend the approved Zoning 

Ordinance and General Development Plan with the Manatee County Board of County 
Commissioners; and 

 
M.L.     On August 2, 2012, the Board of County Commissioners approved an amendment to the General 

Development Plan and Zoning Ordinance to add 30,000 square feet to an existing 50,000 square 
foot mini-warehouse project on Parcel C-5; increase the allowable height for parcel C-5 from 30 
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feet to 35 feet ; update the Zoning Ordinance to reflect the project extensions previously granted; 
revise land use condition #15 regarding signage; amend architectural standards and update the 
water quality monitoring conditions. Specific Approvals were granted for LDC Sections 710.1.6, 
710.2.1, and 737.4.1.2.g:  

 
Notwithstanding the failure of this plan to comply with the requirements of LDC Section 
710.1.6, the Board finds that the purpose of the LDC regulation is satisfied to an equivalent 
degree by the proposed design because adequate parking is provided. 

 
Notwithstanding the failure of this plan to comply with the requirements of LDC Section 
710.2.1, the Board finds that the purpose of the LDC regulation is satisfied to an equivalent 
degree by the proposed design because adequate parking is provided. 

 
Notwithstanding the failure of this plan to comply with the requirements of LDC Section 
737.4.1.2.g, the Board finds that the purpose of the LDC regulation is satisfied to an 
equivalent degree by the proposed design because the building will not be visible and there 
is sufficient vegetation along SR 70. 

 
N.M.   On May 16 December 17, 2013, Wells Fargo, N.A. filed an application to amend the Board of 

County Commissioners approved an amendment of the General Development Plan and the Zoning 
Ordinance to modify the land use of parcel G from office to residential; rezone Parcel G from 
PDC/WP-E/ST (Planned Development Commercial/ Watershed Protection/Special Treatment 
Overlay Districts) to PDR/WP-E/ST (Planned Development Residential/Watershed 
Protection/Special Treatment Overlay Districts); add 112 residential units and decrease office 
square footage by 125,000 square feet; delete land use condition 1 related to maximum density 
in the watershed; remove references to parcel G related to non-residential development; revise 
Land Use Condition 7, related to the width of a bicycle and pedestrian path along Lena Road, to be 
consistent with previously approved Land Use Conditions 5 of the Ordinance 12-15 (Creekwood - 
DRI # 13); and to update departmental references. 

 
N. On November 20, 2013, Creekwood Investors, LTD filed an application to amend the General 

Development Plan and the Zoning Ordinance to allow group care home (assisted living facility) as 
an allowable use in Parcel MU; rezone Lots 8 thru 15 of Creekwood East Subdivision within Parcel 
MU from PDI/WP-E/ST (Planned Development Industrial/Watershed Protection/Special Treatment 
Overlay Districts) to PDC/WP-E/ST (Planned Development Commercial/Watershed 
Protection/Special Treatment Overlay Districts); add 150-bed group care home and decrease 
commercial square footage by 10,000 square feet in Parcel MU; allow a maximum building height 
of 40 feet for group care home in Parcel MU; and to stipulate a master sign plan for Parcel MU. 
 

O.      The Board of County Commissioners held a public hearing on December 17, 2013 April 3, 2014 to 
consider the amendment described herein in accordance with the requirements of Manatee County 
Ordinance 90-01, the Manatee County Land Development Code, and has further considered the 
information received at said Public Hearing. 

 
P.       The proposed amendment to the General Development Plan and Zoning Ordinance regarding the 

property described in Section 5 herein is found to be consistent with the requirements of Manatee 
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County Ordinance 89-01, as amended, the 2020 Manatee County Comprehensive Plan. 
 
Section 3.        
 
The Master Development Plan (dated May 9, 2013 December 25, 2013) included as Exhibit "A", has been 
approved as the General Development Plan for the real property described in Section 5 hereof, subject to 
the conditions included herein in Section 5. 
 
Section 4.        
 
A. The revised General Development Plan entitled Creekwood, has been APPROVED to allow 1,362 

residential units, 603,000 593,000 square feet commercial space, 800,000 square feet industrial 
space, 100,000 square feet office space, 80,000 square feet of mini-warehouse space, 150-bed 
group care home (assisted living facility), and a 100-room hotel (93,000 square feet), subject to the 
conditions included in Section 5.  

 
B. The previous Development Order for Creekwood, which was adopted on September 3, 1985, and 

all subsequent amendments are hereby amended by this Ordinance. 
 
Section 5. PROJECT PHASING AND CONDITIONS 
 
PROJECT PHASING AND BUILDOUT CONDITIONS 
 
1. Table 1 enumerates, by parcel, the allocation of development described in Section 4: 
 

Table 1 - Development by Parcels 
 

LAND USE PARCEL SQUARE FOOTAGE 

Commercial C  447,000 

 C-6 20,000 

 C-7 15,000 

 MU/C-4/C-5 121,000 
111,000* 

Mini-Warehouse C-5 80,000* 

Office MU/C-4 100,000* 

Industrial I    800,000*** 

Hotel MU 100 rooms 

Residential A 170 units 

 B 322 units 

 C 106 units 
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 D 520 units 

 E 132 units 

 G 112 units 

Group Care Home MU 150 beds 
 
* The distribution of commercial square footage among the parcels shall also be subject to the following 

maximum square footages per parcel: 
 
 Parcel MU 100,000 90,000 square feet 
 Parcel C-4   10,000 square feet 
 Parcel C-5   16,000 square feet west of the wetland 
     
 

The distribution of mini-warehouse square footage among the parcels shall be subject to the following 
maximum square footage per parcel: 
 
Parcel C-5          80,000 square feet east of the wetland 
 
The distribution of office square footage among the parcels shall also be subject to the following maximum 
square footages per parcel: 

 
 Parcel MU  100,000 square feet 
 Parcel C-4       6,000 square feet 
 

In no event shall the total square footage on parcels MU, C-4 and C-5 (west of the wetland) exceed 121,000 
111,000 for commercial uses or 100,000 for office uses and 80,000 of mini-warehouse on Parcel C-5 (east of 
the wetland). 
 

** Office space may include up to 85,000 square feet of medical office. 
***         Including telecommunications towers. 
 
 
2. The developer shall comply with the deadlines contained in the revised phasing schedule, listed in 

Table 2 below: 
 

 
 
 
 
 
 
 
 

Table 2 - Phasing By Use 
 

PHASES  
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 I, II (Complete) III                                 
   (1996-11/22/2018)*1 

IV                               
 (2001 11/22/2019)*1 

Total 

RESIDENTIAL 592 140 630 1,362 

COMMERCIAL 455,048 55,000 92,952 82,952 603,000  
593,0003 

MINI-WAREHOUSE   80,000 80,000 

HOTEL   100 rooms 100 rooms 

OFFICE  60,000 40,000 100,0002 

INDUSTRIAL  230,000 570,000 
 

800,000 

GROUP CARE HOME    150 beds 150 beds4 
* Dates are reflective of Buildout Dates contained below within this Development Order.  Preliminary Site 

Plans shall be submitted 1 year prior to such buildout dates. 
1 Phases III and IV Buildout Dates include the time extensions authorized by the Florida Legislature and 

Manatee County.  
2              Office entitlements have been removed from Parcel G for a total reduction of 125,000 sq. ft. of office space. The reduction 

of office entitlements was requested by the owner of Parcel G and approved by the Board of County Commissioners on 
December 17, 2013 (Ordinance 13-25). No entitlements have been taken from any other Parcel in the DRI at that time. 

3           A total of 10,000 sq. ft. of commercial space has been removed from the commercial entitlement in Parcel MU. The 
reduction of commercial entitlements was requested by the owner of Parcel MU and approved by the Board of County 
Commissioners on April 3, 2014 (Ordinance 14-04). No entitlements have been taken from any other Parcel in the DRI at 
that time. 

4              Group Care Home has been included as an allowable use in Parcel MU (Ordinance 14-04). 
 
 
3. The developer shall submit a revised transportation analysis with any request for project 

extension.  The Manatee County Board of County Commissioners shall review this analysis and 
determine whether or not the requested extension constitutes a substantial deviation pursuant to 
Section 380.06 Florida Statutes. 

 
4. With each Preliminary and Final Site Plan submittal, a Development Land Use Summary Table 

shall be provided to include the number of units or square footages that have Preliminary or Final 
Site Plan approval for the applicable use category and phase as identified in Table 2. 

 
5. With each Preliminary and Final Site Plan submitted for development in either Parcel MU, C-4 or 

C-5, the applicant shall quantify the amount of commercial and office space requested, together 
with the amounts previously approved in Parcels MU, C-4 and C-5.   

 
6. The developer must adhere to the following phasing buildout schedule.  
 
   Phase I  1986-1996 
   Phase II  1993-2003 

Phase III  1996 11/22/2018 
Phase IV  2001-11/22/2019 
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7. Preliminary Site Plans shall be valid for a maximum period of five (5) years.  Final Site Plans shall 
be valid for a maximum period of four (4) years, however, not to exceed the end of the phase for 
which development is proposed as described in the phasing buildout schedule. 

 
8. Because the phasing, quantity, and type of uses have been modified with this approval, prior to 

the first Preliminary Site Plan for a building in Parcels I, MU, or C-4, revised Final Site Plans for 
the approved Creekwood East Corporate Park (PDC-88-05[R4]/FSP-01-05) and Creekwood East 
(PDC-88-05[R4]/FSP-01-131), as amended,  shall be obtained to reflect compliance with the 
amendments of this Ordinance. (Completed) 

 
9. Because expired building entitlements were transferred to a later phase with prior approvals, the 

Preliminary Site and Final Site Plans for Parcels D and E, as identified on Map H, shall be revised 
to reflect compliance with the amendments of this Ordinance.   

 
 
LAND USE CONDITIONS 
 
 
1. Maximum heights permitted within the project shall be as follows: 
 
 a. Multi-family - 3 stories and 35 feet.  
 

 b. All other residential uses including Group Care Home - 3 stories. The maximum height for 
Group Care Home in Parcel MU shall be 40 feet.  

 
 c. Commercial uses in Parcel MU 

1. 40 feet west of Lena Rd. 
2. 30 feet east of Lena Rd. 

 
d. Hotels in Parcel MU   

1. 45 feet west of Lena Rd.  
2. 30 feet east of Lena Rd. 

 
e.  Commercial uses in Parcels C - 40 feet. except:  

 
Buildings or structures within 200 feet of Creekwood Boulevard shall not exceed 25 feet in 
height and buildings within 175 feet of Interstate 75 (I-75) shall not exceed 25 feet in 
height, except for a garden center, which may be a maximum height of 35 feet. 

 
f. Commercial Uses in Parcels C-6 and C-7 - 26 feet, except:  

 
Buildings within 200 feet of any platted residential lot shall not exceed 20 feet in height, 
with the exception of cupolas, gables peaks, and spires, which may extend to a height of 
35 feet. 

 
g. Commercial Uses in Parcels C-4 and C-5 - 30 feet; except  
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Buildings north of 54th Drive East shall not exceed 20 feet. 
Mini-Storage buildings on Parcel C-5 shall not exceed 35 feet 

 
 h. Office buildings - The maximum height for office buildings shall not exceed 35 feet, 

except in Parcels C-4, C-5, C-6, C-7, and MU which shall be limited in height as specified 
in 2. c, f, & g above. 

 
 i. Parcel I - 20 feet east of Lena Road. 
     40 feet west of Lena Road. 
 
2. Signs within the boundaries of the Creekwood development shall comply with all regulations in 

effect at the time of permitting.   
 

a. Creekwood Boulevard 
 

All signage along Creekwood Boulevard shall be ground signs, not to exceed 6 feet in 
height, and limited to one sign at the 52nd Drive East entrance and one sign at the 
entrance to Parcel G.   

 
b. 54th Drive East and Lena Road 

 
Signs along 54th Drive East in Parcel C-4 and along Lena Road in Parcel I shall be 
monument style and not exceed 8 feet in height.   

 
c. S.R. 70 and I-75  

 
Signs along S.R. 70 and I-75 shall be limited to one pole sign per parcel, per street 
frontage, as identified on the GDP.  Additional permitted signs shall be limited to ground 
signs. All signage must provide concealment of main support structure (e.g., pole) 
between 20 and 100% of sign width with materials consistent with those in the 
development.  

 
Notwithstanding the above, Parcel C-4 shall be limited to one pole sign, 20 feet in height 
at the intersection of Lena Road, and Parcel C-5 shall be limited to one pole sign for all 
developments on Parcel C-5, 20 feet in height and two ground signs (one for the 
development on the west side of the wetland and one for the development on the east 
side of the wetland), as regulated by the LDC. 
 
Signage for the Parcel MU shall be permitted as shown on the attached Master Sign Plan 
(Exhibit “B”) with no more than one sign structure allowed per two platted lots along I-75 
with a minimum spacing of 200 linear feet (four signs in total), and one existing 
monument sign at the intersection of Lena Road, as listed below: 

 
 P-1: Freestanding Pylon Sign (for Lots 8-12 Creekwood East)  
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      P-2: Freestanding Pylon Sign (for Lots 6 and 7 Creekwood East)  
 P-3: Freestanding Pole/Pylon Sign (for Lots 13, 14, and 15 Creekwood East) 

P-4: Freestanding Pole/Pylon Sign (for Lots 4, and 5 Creekwood East) 
P-5: Monument Sign (to remain at intersection of SR 70 and Lena Road) 
 
Any additional sign proposed along I-75 other than those shown on the approved 
Master Sign Plan for Parcel MU (attached as Exhibit B) shall require an amendment to 
the Creekwood General Development Plan and Zoning Ordinance at an advertised 
public hearing, unless otherwise permitted in the LDC.   

 
 In addition to the above, the following shall be applicable: 

 
(1) Pylon or pole signs may be substituted with a monument sign to enhance visibility 

as noted on Exhibit “B”.  
(2) All pylon, pole or alternative monument signs shall have a maximum of four 

businesses identified on any individual sign, similar design in look and materials, 
and conform to current LDC sign regulations.  

(3) Pylon or pole signs shall be 25 feet height maximum and the alternative 
monument sign shall not exceed 12 feet in height.  

(4) No signs shall be permitted within public rights-of-way, and shall be setback a 
minimum of 5 feet from the property line.  

(5) To the maximum extent possible, proposed signs shall not conflict with existing 
and proposed landscaping. Environmental Planning  Division (EPD) shall review 
individual sign permits to assist in determining optimal location for signs: 

5.a. within roadway buffers to allow maximize visibility of signs, while 
minimizing removal of existing trees,   

      5.b. internal, wall, and perimeter signs to ensure placement of signs and 
to give consideration to existing landscaping to prevent 
unnecessary pruning or trimming of vegetation to maintain sign 
visibility, and 

 5.c. sign footers to ensure minimal impacts to root zones.  
(6) No signs shall be permitted in the floodways, conservation areas, or wetlands, 

other than those signs permitted elsewhere in the LDC (i.e., conservation signs). 
(7) Signage shall be placed so it does not conflict with vehicular clear zones. FDOT 

Indices and clear zone requirements shall be met.” 
 
 
3. At the time of Preliminary and Final Site Plan submittals the applicant shall demonstrate 

compliance with the requirements of the Planned Development District in effect at that time 
including, but not limited to, such concerns as entranceway requirements, aesthetic appearance 
from S.R. 70 and I-75, ample provision for open space, adequate restrictions to prohibit unsightly 
vehicles, trash, etc., and a maintenance program which assures that an attractive appearance 
will be maintained. 

 
4. Light manufacturing, industrial service establishments, wholesale trade establishments, research 

and development activities, warehouse, mini-warehouse, heavy printing, and ancillary office use 
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are permitted uses within Parcel I.  Telecommunication towers shall be allowed west of Lena 
Road within Parcel I.  Construction service establishment (with no retail and rental sales) is 
allowed on the east side of Lena Road only.  Industrial uses to be constructed within the Evers 
Reservoir Watershed Protection Overlay District, must employ Best Possible Technology so that 
such uses will not be contrary to the public health, safety, and welfare.  Best Possible Technology 
shall be in accordance with the laws in effect at the time of Preliminary Site Plan approval and 
shall be shown on the plan or plat for consideration and approval.  

 
5. All buildings and service areas within Parcels MU and I shall maintain a minimum setback of 100 

feet from S.R. 70 and I-75.  All trash and garbage receptacles that are visible from S.R. 70, I-75, 
54th Drive East, and adjacent residential shall be screened with materials similar to the adjacent 
building facade.  All truck loading, service areas, outside storage and parking of heavy 
equipment, semi-trucks and/or trailers or other vehicles over 1½ tons shall be located at the non-
street side of the building when adjacent to I-75, and S.R. 70, unless they are not visible from a 
height of five feet (5') at the edge of pavement of said street, to be determined at time of 
Certificate of Occupancy.  

 
6. The Developer shall provide a 20-foot wide greenway adjacent to one side of the right-of-way for 

Lena Road, from S.R. 70 to the northern terminus of Lena Road.  Within this greenway, the 
Developer shall install a ten-foot wide bicycle and pedestrian path. 
 

7. The developer shall be allowed to construct a total of 1,362 dwelling units.  Dwellings shall be 
constructed in accordance with the density approved for each specific parcel in the revised 
Master Development Plan.  

 
8.  Prior to issuance of a Certificate of Occupancy for any use on Parcel C-6, a continuous barrier 

shall be provided between Parcel C-6 and the residential subphase to the north, extending 
westward from the Creekwood Boulevard to the western property line of Lot 1 in Creekwood, 
Phase 1, Subphase 1, Unit A-1.  The wall shall be of finished concrete block construction and be 
at least 8 feet in height or wall/berm combination in which the wall is at least 6 feet in height.  In 
the event 52nd Drive East is not vacated, an opening in the wall, not to exceed 34 feet in width, 
for a driveway may be permitted, provided that the driveway is located east of 72nd Street East 
and is as close to Creekwood Boulevard as permitted by the Land Development Code.  The 
opening width may be adjusted pursuant to County engineering requirements.  (Completed) 

 
9. The following setbacks shall apply to Parcels C, C-6, C-7, C-4, C-5, D, and E: 
 

a. Parcel C-6 
 

The minimum building setback from the current north property line in Parcel C-6, adjacent to or 
across the street from the residential property to the north, shall be 60 feet. This setback may be 
reduced to 40 feet for office uses provided: 

  (1) The landscape buffer, referenced in Buffer Condition 5, is increased in width to 40 
feet; and 

  (2) The office building has a stucco finish and painted using light color hues. 
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b. Parcel C-7 
 

The minimum building, parking, or loading and service area setback in Parcel C-7 from 
any residential lot shall be 200 feet. 

 
       c. Parcel C 
 

The building setback from Creekwood Boulevard and I-75 shall not be less than 100 feet, 
provided however a garden center may have a reduced setback from I-75 of 80 feet. 

 
Building Materials Establishments shall maintain a minimum setback of 400 feet from 
Creekwood Boulevard and 175 feet from I-75 right-of-way, except for the garden center 
referenced above.  Motor Vehicle Repair Establishments shall only have indoor bays, 
shall be closed between the hours of 10:00 p.m. and 7:00 a.m. and shall maintain a 
minimum setback of 800 feet from Creekwood Boulevard and 200 feet from I-75, 
measured perpendicular to the applicable roadway from the opening of any repair bay, 
and shall be at least 600 feet from any residential property.  Exterior loud speakers shall 
maintain a setback distance of 750 feet from Creekwood Boulevard or any residential 
property and shall be directed away from Creekwood Residential parcels.  Intercoms shall 
not be restricted. 

 
d. Parcels C-4 

 
The minimum building setback adjacent to Rosedale shall be 30 feet.  

 
e. Parcels C-5 

 
The minimum building setback adjacent to Rosedale shall be 45 feet.  

 
 

Other setbacks are based on building height, as referenced in Land Use Condition 2 and in 
accordance with the Land Development Code for the PDC zoning district. 
 
f. Parcels D and E 
 

Multi-family units constructed on Parcels D and E shall be setback form Creekwood 
Boulevard and 44th Avenue extension as follows: 
 
1. 35 feet for 1 or 2 story buildings  
2. 55 feet for 3-story buildings  
 

10. The following use restriction shall apply to Parcels C-6, C-7, C, C-4, C-5, and MU. 
 

a. Parcels C-6 and C-7 
 

Uses in Parcels C-6 and C-7 shall be limited to Private Community Uses, Neighborhood 
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Commercial, and Professional Uses.  Any use designed with parking to accommodate 
semi-trailer truck parking shall not be permitted.  Gas pumps shall not be permitted on 
Parcel C-6. 

 
b. Parcel C 

 
Uses in Parcel C shall be limited to retail sales establishments, eating establishments 
(including drive-thru), gas pumps, service stations, banks (including drive-thru), business 
service establishments, health services, hotels, offices, car washes, dry cleaners, funeral 
homes and chapels, personal service establishments, repair service establishments, and 
neighborhood and community serving motor vehicle repair, and building materials 
establishments.  No adult entertainment uses or drinking establishments (as both are 
defined by the Land Development Code) shall be permitted.  No businesses may be open 
on a 24 hour basis, except for businesses within the outparcels along S.R. 70, grocery 
stores, or for special promotions no more than twice a year for each such business. 
 

c. Parcels C-4 and C-5 
 

Uses in Parcels C-4 and C-5 shall be limited to Retail Sales (excluding convenience 
stores), Eating (with no drive-thru), Banking (with drive-thru), Business Services, Offices, 
Clinics, Small Printing, and Personal Service, however, parcels north of 54th Drive East in 
Parcel C-4 shall be further limited to Business Services and Offices. (Mini-warehouse 
east of the wetland in Parcel C-5 only). 

 
d. Parcel MU 

 
Uses in Parcel MU shall be limited to Retail Sales, Eating (including Drive Thru), Gas 
Pumps, Banking (with drive-thru), Business Services, Offices, Clinics, Dry Cleaners, 
Printing, Personal Services, Rental Services, mini-warehouses, Neighborhood Serving 
Motor Vehicle Repair, Group Care Home, and Hotel. 

 
11. Truck Deliveries in Parcels I, MU, C-4, C-5, C-6, C-7 and C  
 
 a. Parcels C-6, and C-7 
 

Trucks involved in deliveries to Parcels C-6 or C-7 shall not utilize 52nd Avenue Drive 
East and shall be prohibited between the hours of 10:00 p.m. and 7:00 a.m. 

 
 b. Parcel C 
 

Trucks involved in deliveries to Parcels C shall not utilize the access north of 52nd 
Avenue Drive East between the hours of 10:00 p.m. and 7:00 a.m.  The Developer shall 
install signage at each entrance to Parcel C from Creekwood Boulevard, and at the 
terminus of the back entrance into Parcel C, indicating this restriction.  

 
c. Parcels C-4 and C-5 
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Trucks involved in deliveries to Parcels C-4 or C-5 shall be prohibited between the hours 
of 10:00 p.m. and 7:00 a.m., except deliveries relating pharmaceutical supplies to a drug 
store.  Trucks arriving into Parcel C-4 shall enter from Lena Road. 

 
d. Parcel I 

 
Trucks involved in deliveries to the east side of Lena Road in Parcel I shall be prohibited 
between the hours of 8:00 p.m. to 8:00 a.m. 

 
There shall not be any overnight parking of trucks or trailers, except for trailers in trailer 
parking spaces that do not have any motors running.  This shall be posted in all loading 
areas.    

 
12. All roof mounted H.V.A.C. mechanical equipment, loading areas, outdoor storage, and 

dumpsters shall be screened from view from I-75, S.R. 70, and residential properties to the north, 
with a solid parapet wall or other noise deflecting materials, consistent with the exterior finish 
materials of the buildings. 

 
13. Lighting 
 

a. Exterior lights shall be directed to the interior of Parcels MU, I, C-4, C-5, C-6, C-7, D, 
E,and G. 

 
b. Parcel C 

 
Except for street lights consistent with existing street lights along Creekwood Boulevard, 
no external lights shall be allowed within 100 feet of Creekwood Boulevard.  All external 
lights in Parcel C shall be “box lighting,” directed downward to the ground, shall not be in 
excess of 40 feet high on the front of the shopping center and 30 feet high on the rear or 
residential side of the shopping center and shall not allow more than 1.5 lumens beyond 
the boundary of Parcel C.  The lighting within the area along the southern boundary of 
Parcel C, within 100 feet of S.R. 70, east of the Florida Power and Light (FP&L) 
easement, may exceed 1.5 lumens provided the standards and requirements of Section 
709.2.3 of the LDC are met. The applicant shall submit a Photometric Plan at time of 
Final Site Plan approval for any plan (not including outparcels on S.R. 70).  Building 
security lighting shall be mounted and directed downward. 

 
c. Creekwood Boulevard 

 
Developer shall install “box lighting” street lights along Creekwood Boulevard from 
S.R. 70 to the north end of Parcel G.  Such lights shall be installed adjacent to Parcel C 
prior to the first Certificate of Occupancy or Temporary Certificate of Occupancy for any 
building in Parcel C (not including outparcels on S.R. 70) and adjacent to Parcel G prior to 
the first Certificate of Occupancy or Temporary Certificate of Occupancy for any building 
in Parcel G. 
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d. Parcels C-4 and C-5 

 
Pole and building mounted lights on Parcels C-4 and C-5 and adjacent streets shall be 
limited to 20 feet in height, directed to the interior of the development using horizontal cut-
off fixtures, and be amber in color.  However, where federal, state, and local regulatory 
requirements dictate different standards for uses such as for financial institutions, the 
requirements of those agencies shall be considered to supersede this condition only to 
the extent necessary to meet such requirements as long as the resulting lighting is not 
directed at Rosedale without shielding. 

 
All pole lights on these parcels shall maintain a consistent style and color.  This shall be 
determined prior to the first Final Site Plan approval for either parcel.  Pole shall be 
muted, earth-tone colors. 

 
e. Building Signs 

 
Lighted building signs in Parcels MU, C-4, and C-5 shall not be visible from Rosedale.  
Lighted building signs in Parcel G shall not be visible from the residential portion of 
Creekwood.  
 

f. Parcels D, E, and G 
 

The design and shielding of any on-site lighting shall comply with LDC Section 709, as 
amended, for all Final Site Plans submitted after the date of this approval 
(January 5, 2006).    
 

14. Multi-family, group care home (assisted living facility), commercial, mini-warehouse, office, and 
industrial building facades visible from I-75, S.R. 70, and surrounding residential properties, shall 
include landscaping and design features which reduce the mass, scale, and uniform monolithic 
appearance of large unadorned walls.   

 
Exterior building materials shall consist of brick, architectural precast concrete panels, 
architectural masonry units, split face block, glass, stucco, ceramic tile, stone, wood, baked 
enamel or similar materials.  Painted or exposed standard concrete block, or corrugated metal 
shall not be permitted.  Architectural metals or standard concrete block with stucco type finish, in 
conjunction with other permitted building materials may be allowed, provided that at least fifty 
percent (50%) of the building face is constructed from other permitted materials or provided that 
the portion of the building made from these materials is completely screened from adjacent 
parcels. In Parcel C, for the area on the north side of the shopping center, east of Shops “B”, 
which is greater than 300 feet from Creekwood Blvd. and 52nd Place East and greater than 750 
feet from I-75, standard concrete block (painted) may be permitted.  

 
In order to insure that the buildings do not project a massive blank wall, blank walls shall be no 
longer than 40 feet in length in any direction for the commercial, mini-warehouse, and office 
buildings and no longer than 30 feet in length in any direction for multi-family buildings, unless the 
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building is completely screened from view.  Design elements including prominently visible 
architectural details [e.g. bumpouts, reveals and projecting ribs, cornice, offset building planes, 
windows, shutters, areas of contrasting or different finish building materials, color etc.] shall be 
applied to the walls of buildings.  Other methods, as determined be the Building and 
Development Services Director, may be approved, including increasing the referenced 40 and 30 
foot spacing requirement, provided superior building materials and significant horizontal design 
features are incorporated as part of the building elevation.  Facades greater than 80 feet in length 
shall have variation in roof lines through varying the height of the cornice, or the use of 2 or more 
roof types (parapet, dormers, and sloped, etc.) unless an equivalent alternative is approved by 
the Building and Development Services Department Director. 

 
Chain link fences that are visible to adjacent properties and I-75 and S.R. 70 shall be prohibited.  
Outdoor storage areas shall be enclosed in an area attached to the main structure and shall 
utilize design elements and materials reflective of the main structure or decorative metal fences 
and grilles. 
 
Building elevations shall be submitted at time of Final Site Plan and reviewed by staff for 
compliance with this condition. 
 

15. All truck loading and service areas shall be located at the non-street side of the building when 
adjacent to I-75 and S.R. 70.  Additional buffering may be required if visible from I-75, 
Creekwood Boulevard or any residential property. 

 
16. Safe and efficient cross access for automobiles, bicycles, and pedestrians shall be provided 

through the proposed General Commercial and Office Park.  A minimum of 5-foot wide sidewalks 
and pedestrian ways shall be provided to facilitate internal pedestrian circulation within the 
development including commercial (outparcels included) and office.  The location of the 
sidewalks and pedestrian ways shall be approved by the Building and Development Services 
Department with future plan submittals.  Bicycle parking facilities shall be provided for each 
individual project in the development.  A minimum of 1 bike rack for each single business 
exceeding 75,000 square feet of shopping center building area and 1 bike rack for each 
additional 75,000 square feet of shopping center building area shall be provided.  These facilities 
shall be conveniently located to the entrances of the commercial and office buildings, and shall 
include facilities that secure the frame of the bicycle. 

 
17. The preservation of significant oak trees within the parking areas for the shopping center on 

Parcel C shall be a condition of Preliminary and Final Site Plan approvals.  Sufficient area around 
the trees, as determined by a registered Landscape Architect shall be provided to reasonably 
guarantee their survival. 

 
18. Prior to the first Certificate of Occupancy in Parcel C, a 5-foot wide sidewalk shall be constructed 

along the east side of Creekwood Boulevard, from S.R. 70 to the northern limits of Parcel C.  
Prior to the first Certificate of Occupancy in Parcel G, a 5-foot sidewalk shall be constructed 
along the east side of Creekwood Boulevard, from Parcel C to the existing sidewalk in the 
Westbrooke Subdivision. 
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19. Exterior loud speakers, bells, or similar audio communications shall not be permitted on Parcels 
C-4 or C-5 provided, however, that directed (non-broadcast) communication devices and 
intercoms shall not be restricted. 

 
20. Exhaust and other filtering systems in Food Service Establishments east of I-75 shall adhere to 

the Best Available Control Technology to eliminate or reduce the emission of smoke, grease, and 
odor from cooking facilities.  This system shall be approved by the Environmental Management 
Department, Air Quality Section, with each Final Site Plan that includes a Food Service 
Establishment. 

 
21. Construction traffic in Parcels MU, I, and C-4 shall utilize Lena Road, except where left turns, 

exiting the project are prohibited.  Construction traffic and traffic associated with tree harvesting 
on Parcel C-5 shall utilize S.R. 70 if such temporary access is permitted by FDOT.  Temporary 
signs shall be posted at S.R. 70 and the Rosedale entrance directing construction traffic to Lena 
Road.  All lot owners shall inform their contractors of this requirement. 

 
22. Tree harvesting on Parcel C-5 within 70 feet of the adjacent residential property to the north shall 

not occur until the construction of the required  wall or the building itself should the Building and 
Development Services Director approve an alternative as permitted under Buffer Condition 
5.e.(ii.). 

 
23.     Overhead doors associated with the mini-warehouse use shall be located so as to generally not 

be visible from S.R. 70 or Rosedale.  
 
 
BUFFER CONDITIONS 
 
1. Parcels I and MU  
 

a. A building setback of at least fifty (50) feet shall be provided west of and adjacent to the 
existing power line easement traversing Parcels MU & I.  Native trees lying within shall 
not be removed.  Trees of a native species shall be planted within 20 feet of the FP&L line 
where the base of trees closer than twenty-five (25) feet apart do not already exist.  In 
addition, the screening buffers required between zoning district boundaries by the Land 
Development Code shall be required, except for the requirements for trees if more 
stringent within this stipulation.  These plantings shall occur prior to a certificate of 
occupancy for each lot and they shall meet the minimum standards of the Land 
Development Code.  

 
b. A 50-foot wide buffer shall be required along east side of I-75. (Completed) 

 
c. Buildings on the east side Lena Road in Parcel I shall be located on the western two-

thirds of the lots. 
 
2. Residential 
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a. The 100-foot wide buffer along the west side of I-75 shall be provided.   Additionally, the 
depth, design, and location of landscaped buffers will be determined when a Preliminary 
Site Plan is submitted for approval.  Continued maintenance of these buffers shall be 
assured through appropriate measures such as covenants and deed restrictions. 

 
  b. Prior to Final Site Plan approval a noise analysis shall be done based on the potential 

10-lane configuration of I-75 and anticipated traffic in 2025. 
 

 
Manatee County noise level criteria for residential properties 

 
MANATEE COUNTY NOISE STIPULATION* 
No residential dwelling units including Group Care Home (assisted living facility) shall be allowed in 
areas where the exterior noise level is; 
 
Ldn > 65 dBA.: 
Leq design hour > 65 dBA: or 
L10 design Hour > 68 dBA 
 
Unless protected by some performance equivalent measure to achieve; 
 
Ldn # 65 dBA, 
Leq design hour # 65 dBA, or 
L10 design Hour # 68 dBA 
 

 
NOISE REDUCTION REQUIRED* 
Sound attenuating barriers should be provided between the residential units and the noise source. 
 
Living areas shall be located and designed in a manner which orients the living areas and outdoor 
activity areas away from the noise source.  Living areas include bedrooms, lanais, and florida rooms. 
  
 
Buildings shall be positioned to maximize the distance between the residential units and the noise    
source.  

*  For more detailed information see “The Noise Guidebook – A reference document for implementing the 
Department of Housing and Urban Development’s Noise Policy”, prepared by The Environmental Planning 
Division, Office of Environment and Energy. 

 
c. Parcels D, E, and G 

 
(i) The roadway buffers along Creekwood Boulevard and 44th Avenue extension 

shall be a minimum of 20 feet wide planted with 3 canopy trees (3-inch caliper as 
measured 6 inches from the base of the tree, 12 feet high, 5-foot spread) and 6 
understory evergreen trees (2-inch caliper as measured from the base of the tree, 
6 feet high, 3 foot spread) with 33 shrubs (30 inches at time of planting) per 100 
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linear feet.  
 

(ii) The greenbelt buffer along the west side of Parcel E, excluding the FP&L 
easement shall be a minimum of 20 feet wide planted with 3 canopy trees (3-inch 
caliper as measured 6 inches from the base of the tree, 12 feet high, 5-foot 
spread) and 33 shrubs (30 inches at time of planting) per 100 linear feet.  

 
(iii) A landscape buffer shall be provided along the east side of Creekwood Boulevard 

from the FP&L easement to the north end of Parcel G, consistent with the 
landscape plan submitted in the public record for a portion of this area, which shall 
include a 3 foot high berm with a 4 to 6 foot high hedge.  The landscaping 
adjacent to Parcel C shall be installed prior to the first Certificate of Occupancy or 
Temporary Certificate of Occupancy for any building in Parcel C (not including 
outparcels on S.R. 70) and the landscaping adjacent to Parcel G shall be installed 
prior to the first Certificate of Occupancy or Temporary Certificate of Occupancy 
for any building in Parcel G.  The hedge shall obtain 80% opacity within 2 years of 
planting. (Completed) 

 
(iv) A 200-foot wide buffer, containing the existing wetland on the residential 

development north of Parcel G, shall be maintained.  All native vegetation shall be 
preserved within the buffer. (Completed) 

 
 
 

3. The following buffering requirements shall apply to Parcels C-6, C-7, C, C-4, and C-5: 
 

a.  Parcel C-6 
 

A thirty (30) foot wide landscaped buffer shall be provided along the north side of Parcel 
C-6, adjacent to the residential land uses.  Prior to any Certificate of Occupancy in Parcel 
C-6, two staggered rows of 3-inch dbh live oak trees of at least 14 feet in height shall be 
planted with trees in each row 50 feet apart.  Existing live oak trees meeting this criteria 
may remain and may count to satisfy this condition.  Any existing pine trees removed to 
satisfy this condition shall not be required to be replaced pursuant to County tree 
replacement requirements.  

 
b. Parcel C-7 

 
A 75-foot wide buffer from southwest corner of lot 1 of Phase 1, Subphase 1, Unit A-1 
shall be provided along the east side of parcel C-7.  Prior to the issuance of a Certificate 
of Occupancy for any use on Parcel C-7, screening consistent with the requirements of 
the Land Development Code, including the installation of a hedge to be a minimum of 6 
feet high at maturity and 80 percent opaque, shall be provided along the east side of 
Parcel C-7, adjacent to the residential lots to the east.  Within the 30-oot waterfront 
setback required by the Land Development Code, the developer shall provide tree 
landscaping consistent with Buffer Condition 5.A. above.  

PLANNING COMMISSION
Manatee County Government Administrative Center

1112 Manatee Avenue West

Page 410 of 494



Z-84-76 (R-1011) – Wells Fargo Bank, NA Creekwood Investors, LTD / Creekwood 
 

 

- 19 - 

 
c. Parcel C 

 
(i)      A 50-foot wide buffer shall be provided along the eastern boundary of Parcel C 
adjacent to I-75 and the exit ramp.  All native vegetation (i.e., oaks, pines, palmettos, wax 
myrtles, etc.) shall be preserved, except for limited view corridors, designed to allow the 
view of buildings and signage in Parcel C, while maintaining lower story vegetation (such 
as palmettos) and significant trees, may be allowed, subject to Building and Development 
Services Department review and approval. 

 
(ii) The existing native vegetation located between Creekwood Boulevard and the 
FP&L easement between S.R. 70 and 52nd Place East, shall be preserved, except where 
removal may be necessitated by the expansion of Creekwood Boulevard, in which case 
landscaping, at a minimum, shall conform to the Land Development Code. 

 
(iii) The existing fence and landscaping on the west side of Creekwood Boulevard from its 
current end, south to 73rd Street East shall be installed, consistent with the plan 
submitted in the public record, prior to the first Certificate of Occupancy or Temporary 
Certificate of Occupancy for any building in Parcel C. 

 
d.         Parcels C-4 

 
Prior to Final Plat approval, the following shall be installed within the 15 foot wide buffer 
along the entire eastern and northern boundary: 

 
(i) Canopy trees spaced 30 feet apart and a minimum 5-nch caliper; and 

 
(ii) Beginning at the current Rosedale wall on the east and extending to the west of 

Parcel C-4, a decorative concrete block wall (or a construction alternative with the 
same appearance for any portion of the wall in excess of 8 feet in height above 
grade), finished and painted consistent with the existing Rosedale wall.  The top of 
the wall shall be approximately 8 feet above the finished floor elevations of the 
adjacent residences in Rosedale. Construction of the wall shall be concurrent with 
the horizontal improvements associated with the plat (Completed).  

 
e. Parcel C-5 

 
(i) A thirty five (35) foot wide landscaped buffer shall be provided along the north side 

of Parcel C-5; and 
 

(ii) Within the southerly portion of this buffer, excluding the wetland, a decorative 
concrete block wall (or a construction alternative with the same appearance for 
any portion of the wall in excess of 8' in height above grade), generally 8 feet in 
height above existing grade and  finished and painted consistent with the existing 
Rosedale wall, shall be installed.  In order to prevent tree removal within this buffer 
from occurring any earlier than necessary, the wall shall be installed during 
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building construction for each portion (east or west of the wetland) of this parcel, 
and shall be completed prior to the first Certificate of Occupancy on that portion of 
the parcel.  The wall shall not be required for that portion of the property 
containing the wetland.  The Building and Development Services Director, or 
designee, shall have the authority to approve a superior alternative to a wall in 
which the building shall serve the purpose of a wall.  Should this alternative be 
approved, tree removal shall not occur on this parcel until such time as the 
building is constructed. 

 
(iii) Existing trees shall be maintained within this buffer to the extent practical and 

additional canopy trees of a minimum 5-inch caliper, shall be installed within this 
buffer in order to achieve canopy trees at least 30 foot on center.  Timing shall be 
as outlined above and shall be verified prior to the issuance of the Certificate of 
Occupancy (Completed.) 

 
f. Parcels C-4 and C-5 

 
  A coordinated landscape plan shall be developed for the 30-foot wide buffer along 

S.R. 70.  This plan shall be determined prior to the first Final Plat approval for either 
parcel. (Completed)  

 
 
ENVIRONMENTAL CONDITIONS 
 
1. At the time of the first Preliminary Site Plan submittal, a Master Drainage Plan for the entire 

development, including a demonstration that the effect the proposed altering and deepening of 
existing wetlands will have on their ability to filter surface water and percolating groundwater will 
be acceptable, shall be submitted.  This Master Drainage Plan, though it may have been 
approved by the County, will be subject to modifications by new state-of-the-art techniques and 
surface water management performance standards that may be developed or adopted during the 
course of the development process.  (Completed) 

 
2. Stormwater management system design for that portion of the development lying within the 

Evers Reservoir Watershed shall meet or exceed any requirements of the Manatee County 
Comprehensive Plan and the Manatee County Land Development Code, as may be amended.  
This shall not be interpreted to mean that the developer is required to retrofit any approved and 
existing stormwater systems which do not meet this requirement. 

 
3. In conjunction with the submittal of the first Preliminary Site Plan, a demonstration of compliance 

with the Watershed Protection, Special Treatment and Agricultural Fringe Overlay zones, shall be 
submitted.  As required by the Special Treatment District, the Board of County Commissioners 
must make a determination prior to construction that "Best Possible Technology" is being 
employed prior to construction.  (Completed) 

 
4. The Stormwater Maintenance Plan, submitted with the first Preliminary Site Plan, shall be 

designed using accepted best management practices to provide a natural hydroperiod within 
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each wetland.  Isolated wetlands shall, where practical, be incorporated into the stormwater 
system.  Construction and post-construction monitoring of surface and groundwater quality and 
quantity shall be outlined and implemented; included in this plan shall also be the design and 
execution of a maintenance program to ensure the adequate functioning of the system beyond 
project buildout.  The stormwater management system shall be designed with enough flexibility to 
allow for hydroperiod refinement, as needed.  

 
5. All jurisdictional wetlands and streams shall be preserved physically and functionally.  The only 

exception may be those areas in which appropriate environmental permits and local approvals 
are obtained.   

 
All Preliminary and Final Site Plans shall comply with the wetland policies of the Comprehensive 
Plan and the 1990 Land Development Code, as amended.  Parcels which have approved 
Preliminary and Final Site Plans may continue to be developed in a manner consistent with the 
most recent approval, provided that such approval has not expired. 

 
6. The Preliminary Site Plan, as submitted by phase, shall specifically also outline which and how 

much of each vegetation association is being preserved.  Every effort shall be made by the 
developer and any future developers of this property to preserve a diverse range of the existing 
wildlife habitat.  These preserve areas should be as large as possible and should be located 
adjacent to wetlands and/or a different upland community type. 

 
7. Wetlands on the project site shall be preserved consistent with Map F-1 on page 44 of the ADA 

additional information response and with s.2.7 of the Council's adopted Future of the Region.  In 
addition, the wetland on Parcel C-5 shall be preserved. 

 
8. Representative tracts of all major upland vegetative communities shall be preserved in their 

natural state to serve as conservation/recreation areas. 
 
9. The wind and soil erosion controls including sodding, hydroseeding, mulching and bare soil 

wetting, committed to by the developer in the ADA, shall be required. 
 
10. A Wetland Buffer Restoration Plan shall be submitted to the Building and Development Services 

Department for review with each Final Site Plan in accordance with Section 719.11.2.1. of the 
LDC.  The plan shall include both supplemental plantings and ongoing removal of exotic, 
nuisance vegetation.  

 
11. The developer shall provide signs adjacent to wetland buffers and conservation easements 

indicating that the area is a “Conservation Area”, as required pursuant to Section 719.11.1.3.3 of 
the LDC.  The type and location of such signs shall be shown and approved by the Building and 
Development Services Department with each Final Site Plan.     

 
12. An Exotic Plant Species Management Plan shall be submitted for review and approval prior to 

Final Site Plan approval for each phase. The management plan shall provide for the continued, 
phased, removal of nuisance, exotic plant species that become reestablished within common 
areas of a residential development and open spaces within non-residential projects, for the life of 
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the project.  Removal of all exotic nuisance plant species from upland portions of the site shall be 
completed prior to issuance of the first Certificate of Occupancy or Final Plat approval, in 
accordance with Section 715.4 of the LDC. 

 
WATER QUALITY CONDITIONS 
 
1. To assure water quality is maintained: 
 

a. The developer shall institute a program to provide a body of initial baseline water quality 
data before any significant groundbreaking takes place, as well as institute a bi-annual 
on-going monitoring program through project build-out.  Sampling stations shall be at the 
sampling sites shown in "Exhibit A". 

 
Sampling should be taken on a cresting hydrograph and should occur immediately after a 
one-inch storm event, and after a dry period, during both the rainy season (June - 
September) and the dry season (November - February).  Significant water quality 
parameters should include, but not be limited to, the following: 

 
  -streamflow (cu. ft. /sec.); 
  -turbidity (ntu); 
  -specific conductance (umho/cm at 25 deg. C); 
  -dissolved oxygen (mg/l);  
  -biochemical oxygen demand (mg/l); 
  -pH; 
  -total orthophosphate as P (m/l); 
  -total organic nitrogen as N (mg/l); 
  -total organic carbon as C (mg/l); 
  -total coliforms, multiple tube method, MPN (col/100 ml); 
  -total lead as Pb (ug/l); and 
  -temperature (deg. C). 
 

Any changes to the sampling stations identified in “Exhibit A”, the sampling frequency, or 
the above list of parameters shall be submitted to Manatee County and Tampa Bay 
Regional Planning Council (TBRPC) for review and comment, with approval by Manatee 
County. 

 
All water quality methods and procedures shall be thoroughly documented and should 
comply with EPA/DER Quality Control standards and should be submitted to Manatee 
County and TBRPC. 

 
 b. The developer shall provide baseline water-level contour maps for the unconfined aquifer 

on the Creekwood site, to reflect conditions present during both the wet season (June - 
September) and the dry season (November - February).  In addition, the developer shall 
provide for review annually updated ground water contour maps as described above, until 
the project reaches completion. 
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2. In order to protect water quality, the following parameters shall be included in the project 
drainage plan. 

 
 a. The developer shall submit for approval a wetland-lake management plan, to be 

implemented during construction and after completion of the project.  The plan shall 
address, but not be limited to, the following: 

 
  -proposed wetland/lake alterations; 
  -control of exotic species; 
  -control of on-site water quality; 
  -maintenance of natural hydroperiod; and 
  -methods for wetland restoration/enhancement. 
 
 b. The drainage system shall be designed to provide retention, or detention with 

filtration/assimilation treatment for the first inch of runoff generated from the site during 
the 25-year, 24-hour design storm; and that maximum post-development shall not exceed 
pre-development flows for the same design storm. 

 
 c. The proposed retention/detention wetland systems shall be designed to be consistent with 

the Stormwater and Lake Systems Maintenance and Design Guidelines (TBRPC 1978).  
The design criteria of this system should include the following elements: 

 
(1) A minimum of 15 but no more than 50 percent of the surface area of the detention 

pond at the normal water level (NWL) shall consist of a shallow vegetated littoral 
shelf. 

 
  (2) The littoral shelf shall be incorporated into the pond bank, preferably near the 

pond outlet, to provide a final polishing treatment for the stormwater.  As an 
alternative, the littoral shelf shall be established on a shallow submerged island in 
the middle of the pond. 

 
  (3) A sediment sump shall be provided at all influent pipes to accumulate sediment 

and to provide easy access for sediment removal. 
 
  (4) The littoral shelf, if located along the pond bank, shall have side slopes no greater 

than 7:1 with the top of the shelf at NWL and sloping to a depth of three feet or 
less. 

 
  (5) The littoral shelf shall be vegetated with a diverse group of native species, which 

can include Sagittaria, pickerel-weed, Juncus, water lilies, cypress, etc.  These 
species aid in nutrient and heavy metal uptake as well as enhance the pond by 
providing blooming flowers and presenting a more "natural" appearance. 

 
  (6) A copy of an operation and maintenance (O & M) schedule shall be provided to 

the owner, and be submitted to TBRPC with the annual report.  The O & M 
schedule should include an estimation of the frequency of sediment removal 
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operations and should mention the periodic need for removing dead vegetation. 
   
 
 
HAZARDOUS WASTE CONDITIONS 
 
1. Prior to the construction of industrial facilities, hazardous waste storage and disposal plans, 

including transportation of wastes, shall be provided and approved. 
 
2. The developer shall provide separate hazardous waste storage containers/areas within the 

project prior to or concurrent with the certificate of occupancy for the first business within the 
project.  These containers/areas shall be accessible to all project businesses and shall be clearly 
marked and/or colored so as to clearly distinguish the containers/areas intended for hazardous 
wastes and materials.  Such containers shall also be designed to prevent unauthorized use or 
entry.  The hazardous waste storage containers/areas shall be allowed to be located within the 
Evers Reservoir Watershed Overlay District until such time as the first industrial use outside of 
the Evers Reservoir Watershed Overlay District is constructed, at which time the storage 
containers/areas shall be relocated outside of the Evers Reservoir Watershed Overlay District. 

 
The developer shall provide to all Creekwood businesses information that: 

 
a. Indicates types of waste and materials that are considered to be hazardous and are to be 

stored or disposed of only in the specially-designed containers; and 
 

b. Indicates the location of the specially-designed hazardous waste and materials 
containers; and 

 
c. Advises of applicable statutes and regulations regarding hazardous wastes and materials. 

 
 
The developer shall ensure that any hazardous waste will be transported and disposed of in a 
manner consistent with applicable regulations. 

 
ARCHAEOLOGICAL CONDITION 
 
1. At the time a Preliminary Site Plan for the specific areas referenced in the May 24, 1984 letter 

from the State Division of Archives, History and Records Management is submitted, the 
developer must show the location of all archaeological and historic sites identified by a 
systematic, professional archaeological and historic survey.  If any sites exist, the ones which are 
significant must be protected and preserved. 

 
 
PARKS AND RECREATION CONDITIONS 
 
1. Implementation of the bike/pedestrian path shall be required as committed in the ADA, unless 

more restrictive conditions have been placed on the development in this order. 
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2. Development plans shall assure adequate buffering between the industrial, office, commercial 

and residential designations of this development through appropriate measures such as 
covenants and deed restrictions. 

 
3. Assignment of specific responsibility for open spaces shall be made at the time of Final Plat 

submittal, unless no plat is required, then it shall be required at time of Final Site Plan submittal. 
 
4. The 25-acre park located in the northwest quadrant of the project as shown on Revised Map H 

shall be deeded to the County by the Developer upon request of the County.  The County shall 
utilize said acreage for public park purposes.  The Developer shall be entitled to impact fee credit 
as set forth in Section 806.4.1 of the Land Development Code, as may be amended. (Completed) 

 
If the County desires to develop the park prior to the Developer extending Creekwood Boulevard 
from the southern boundary of Williams Creek north, the County may construct that portion of 
Creekwood Boulevard necessary to access the park.  The Developer shall provide Manatee 
County with sufficient right-of-way for said construction.  If Manatee County undertakes 
construction of any portion of the roadway, Manatee County shall obtain all necessary permits 
including any wetland impact permits required for said construction.  The Developer shall have 
the right to review construction plans prior to commencement of construction to determine 
compatibility with its development plans including but not limited to provision of sufficient curb 
cuts to access development parcels.  The road will be constructed to County standards. If the 
county constructs the road described in this paragraph, and the road is of a type not eligible for 
impact fee credits pursuant to Section 806.4 of the Land Development Code, then the developer 
shall reimburse the county for the cost of construction.  If the road is eligible for impact fee credit 
and the county constructs the roadway, the developer will not be entitled to reimbursement.  The 
Developer shall have the right to relocate the right-of-way and/or constructed road at its expense. 

 
PUBLIC SAFETY CONDITIONS 
 
1. Creekwood shall contribute a pro-rata share of the cost of constructing a fire station on the Tara 

public service site.  The timing and amount of the required financial contribution shall be 
determined at the time of Preliminary Site Plan submittal. (Completed) 

 
2. Creekwood shall contribute a pro-rata share of the cost to construct and equip the Sheriff 

Department's portion of the Public Services Building on the Tara Public Site.  The timing and 
amount of the required financial contribution shall be determined at the time of Preliminary Site 
Plan submittal. (Completed) 

 
3. The use of street names for the main entrance roads to both the residential and industrial portion 

of the project may be allowed.  The entrance road to the residential portion of the project shall be 
allowed as a designation of Creekwood Boulevard and the entrance road to the industrial portion 
of the project may be allowed to be named as a boulevard at a later time.  All other streets within 
the project shall be numbered in accordance with the revised county grid system unless street 
names are allowed by the Board of County Commissioners for those other streets at a later time. 
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TRANSPORTATION CONDITIONS 
 
1. Improvements shall be required to the project entrances on S.R. 70 and to the intersection of 

S.R. 70 and I-75.  The improvements required at the S.R. 70 and Creekwood Boulevard 
intersection are generally described in the Intersection Analysis prepared by Roy Chapman P.E. 
and dated December, 1998.  An updated intersection analysis shall be submitted prior to platting 
of the 101st residential lot north of Williams Creek.  Such improvements shall include, but not be 
limited to, left turn storage lanes, signalization, ramp improvements and additional through lanes. 
The extent and timing of improvements required shall be determined by the County 
Transportation Authority with the review of an updated traffic analysis for each increment of 
development.  This will require an overall maintenance of Level of Service “D” during peak hour 
of the intersection of Creekwood Boulevard and S.R. 70, as well as left-turns, right-turns, in and 
out of Creekwood Boulevard at S.R. 70. 

 
2. Developer shall provide for a 120-foot wide right-of-way for 44th Avenue East (Cortez Road 

Extended) through the project.  Two lanes of this roadway shall be constructed through the 
project by the developer with development of parcels adjacent thereto except for the bridge 
approach to the I-75 crossing.  Sufficient right-of-way to construct the bridge approach shall be 
reserved and shall not be dedicated unless the right-of-way is voluntarily dedicated by the owner 
thereof pursuant to a development agreement. The developer shall not be responsible for 
constructing the bridge over I-75 as an on-site transportation improvement.  The developer shall 
enter into an agreement with the County to either oversize the internal stormwater pond system 
to be constructed on Parcel D or reserve capacity in the existing stormwater pond system to 
accept stormwater from the future 44th Avenue extension.  The agreement must be entered into 
prior to Preliminary Site Plan approval for Parcel D.  

 
3. Construction of approximately 1,600 feet of 44th Avenue East from the west property boundary 

west to the existing pavement, by the developer to a two lane section, including payment for 
acquisition of necessary right of way, shall be required prior to final plat approval of the 101st 
dwelling unit north of Williams Creek.  The primary entrance road (Creekwood Boulevard) to the 
residential portion of the project shall connect to 44th Avenue at the time of construction of the 
extension of 44th Avenue, mentioned herein.  Manatee County shall cooperate with Creekwood 
in the condemnation of any land necessary to meet this requirement.  

 
4. A cross access easement between Parcels C-6 and C-7 and the Campbell Commercial Center to 

the west shall be recorded and this roadway connection shall be constructed or bonded prior to 
the next Certificate of Occupancy for Parcels C-6 or C-7.  This cross access easement shall be 
located within 50 feet of the northern right-of-way of S.R. 70 at the western property line of Parcel 
C-7 and shall be extended eastward to the northern-most driveway on Creekwood Boulevard in 
Parcel C-6.  (Completed) 

 
5. The proposed entrance onto S.R. 70 at the southwest corner of the development shall be 

relocated eastward to facilitate the frontage road from the Campbell Commercial Center and to 
avoid conflict with regard to intersection function.  (Completed) 
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6. The intersections of any driveway (including the frontage road) with the project entrance 
boulevard onto S.R. 70 shall be located as far from S.R. 70 right-of-way as necessary to avoid 
conflict with regard to intersection function. 

 
7. All roads shown on the General Development Plan, including required stub-outs to the property 

boundary, shall be dedicated to Manatee County with adequate rights-of-way as determined by 
the Transportation Department except for the bridge approach for the 44th Avenue crossing of I-
75. 

 
8. The need for wider internal roads or potential changes in their proposed alignment shall be 

addressed at the time of Preliminary Site Plan submittal. 
 
9. The proposed owner's association documents shall contain a provision requiring the occupants 

of the industrial park to coordinate shift changes to reduce peak hour traffic. 
 
10. In accordance with the Traffic Element of the Manatee County Comprehensive Plan, the adopted 

level of service as of the effective date of this ordinance, as determined by the procedures 
reported in the Highway Capacity Manual (HCM) 2000 and using the most recent version of the 
Highway Capacity Software (HCS), or most current HCM manual and HCS software, and in 
accordance with guidelines and conclusions acceptable to the County, Tampa Bay Regional 
Planning Council and the Department of Economic Opportunity shall be maintained on all of the 
following thoroughfares which have been identified by the Tampa Bay Regional Planning Council 
as receiving from Creekwood, five (5%) percent or more of daily Level of Service "C" capacity: 

 
 a. University Parkway from Lockwood Ridge Road to I-75 
 
 b. S.R. 70 from U.S. 41 to I-75 
 
 c. Lockwood Ridge Road from University Parkway to S.R. 70 
 
 d. S.R. 64 from Morgan Johnson Road to I-75 
 
 e. I-75 from University Parkway to S.R. 70 
 
 f. S.R. 780 from Honore Avenue to I-75 
 
 g. Intersection of S.R. 70 and S.R. 683 
 
 h. Intersection of S.R. 70 and 45th Street East 
 
 i. Intersection of S.R. 70 and Caruso Road 
 
 j. Intersection of S.R. 70 and U.S. 301 
 
 k. Intersection of S.R. 64 and Morgan Johnson Road 
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 l. Intersection of S.R. 70 and the Project Entrances 
 
 m. Intersection of S.R. 70 and I-75 
 
 n. Intersection of S.R. 70 and U.S. 41 
 
 o.   S.R. 70 from I-75 to Lorraine Road 
 

No plat or site plan shall receive approval if the approval of such increment of development would 
generate traffic which, in conjunction with existing traffic and traffic anticipated as a result of other 
development approvals, and other circumstances upon which the County may base traffic 
projections, will have the likely result of causing or contributing to a degradation of the Level of 
Service on these road links and intersections to a daily level below the adopted level of service as 
of the effective date of this ordinance.  S.R. 70 shall maintain an acceptable Level of Service. 
Each request for plat or site plan approval must be accompanied by a traffic study prepared or 
provided in this paragraph.  Level of Service on the above referenced links and intersections shall 
be verified as part of each annual report as required by Chapter 380.06(16) Florida Statutes.  If 
any traffic study required above for any increment of development shows that the project will 
contribute more than ten percent (10%) of the Level of Service C capacity of S.R. 70 between 
S.R. 683 (15th Street East) and U.S. 301, then that increment of development shall not be 
approved unless the improvements are necessary to achieve the adopted level of service on that 
segment under construction. 

 
This stipulation shall not be construed as diminishing any rights to credits for improvements paid 
for by the developer pursuant to this stipulation that would be available under Stipulation 14 of the 
General Conditions contained herein. 

 
11. Access to the project shall be as shown on the Revised Map H.   
 
12. A cross-access easement shall be provided between Parcels C and E.  The location shall be 

approved by the Building and Development Services and Transportation Departments prior to or 
concurrent with Preliminary Site Plan approval for Parcel E.  

 
13. Prior to Final Plat approval for Parcel I, a 90-foot right-of-way for Lena Road, from the terminus 

of the cul-de-sac in Parcel I to the eastern boundary of the Creekwood project, shall be dedicated 
to Manatee County.  The intersection crossing with the eastern property boundary shall be south 
of Williams Creek and shall align in such a manner so that the road will not conflict with power 
poles in the easement. (Completed)  

 
14. Prior to the next Preliminary Site Plan approval east of I-75, the Developer shall provide Manatee 

County with a mechanical means to monitor the new project trip traffic inbound and outbound at 
appropriate locations determined by Manatee County. (Completed) 

 
15. Prior to issuance of Certificate of Occupancy for the 65,000 square feet of office on Parcel G the 

following improvement must be completed: 
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At the intersection of S.R. 70 and Creekwood Boulevard, construct an additional southbound left-
turn lane (dual left-turn lanes) with a separate southbound through-lane and a separate 
southbound right-turn lane. (Completed) 
 

16. Prior to or in conjunction with Final Site Plan or Final Plat approval for any phase or subphase of 
Parcel D, the developer shall dedicate right-of-way to provide for a 250-foot half width right-of-
way for the future 10-lane configuration of I-75.  

 
17. Until there are dual left turn lanes on S.R. 70 to the Northbound I-75 ramp and receiving lanes for 

those turn lanes there shall be no increase in PM peak hour trips using the east side northbound 
ramp to I-75 above the 99 total trips currently approved for with the project prior to the NOPC 
approved January 5, 2006.  As each Final Site Plan is brought forward there shall be an analysis 
of the proposed new trips to the ramp and the already approved trips from the project to ensure 
that the number of trips on the ramp does not exceed 99, until the above identified improvements 
are in place. (Completed) 

 
OFF SITE FACILITY DEVELOPMENT FEE CONDITIONS 
 
1. The developer, its successors, and assigns shall be bound by any and all impact fee 

ordinance(s) in effect at the time of building permit issuance.  Impact fees shall be collected by 
Manatee County unless provisions have been made for another entity to collect all or part of the 
fees. 

 
GENERAL CONDITIONS 
 
1. The developer shall demonstrate the availability of adequate service/capability to provide 

wastewater treatment, solid waste disposal, police, fire, and EMS service with each Preliminary 
Development Plan submittal.  
 

2. All structures shall meet at a minimum the building requirements of the Southern Standard 
Building Code, as amended. 

 
3. The developer shall satisfy county requirements regarding the provision of EMS and police 

services to this portion of the County. 
 
4. The energy conservation measures referenced in the ADA shall be required as a condition of 

approval. 
 
5. Implementation of the bike/pedestrian path shall be required as committed in the ADA. 
 
6. The development of this project shall proceed in accordance with the information plans, 

projections, representations and materials contained in the Application for Master Development 
Approval and application for rezoning and Conceptual Plan approval, except as modified by the 
stipulations, conditions and requirements set forth herein or in the approval of the ADA, or set 
forth in subsequent DRI or local approvals required for this development. 
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7. Nothing herein shall be construed as limiting the authority of Manatee County, in the course of 
review and development of this project, to implement and apply laws, ordinances, rules and 
regulations under its jurisdiction, consistent with the approval hereby granted. 

 
8. The matters addressed herein, as well as additional matters that are appropriate to consider at 

later stages of review, may be reflected in additional and/or more detailed stipulations, conditions 
and requirements to be formulated and applied at later stages of review of this project under local 
procedures. 

 
9. In the event that the import of any of the stipulations contained herein appears uncertain, 

interpretation thereof should be by reference to the staff report presented to the Planning 
Commission and Board of County Commissioners in connection with their consideration of this 
development proposal, and by reference to the record of the hearings before these bodies. 

 
10. In the event ownership of any portion of the property embraced by this project, or any of the 

development rights acquired by virtue of this or subsequent approvals, is transferred to any party 
other than the applicant, the applicant or other transferor of such property or rights shall notify the 
Board of County Commissioners thereof and shall, in writing, identify the party or parties who will 
then be responsible to fulfill the obligations and meet the conditions established by these 
stipulations and by any subsequently established stipulations. 

 
11. Nothing herein shall be construed as authorizing any use of the property other than as described 

in the General Development Plan hereby approved, nor shall anything herein be construed as 
denying the property owner or developer any rights to the continuation of existing uses that may 
be provided by the Land Development Code or other applicable law. 

 
12. The terms "fair share" and "pro-rata share" as used herein refer to a contribution or participation 

by the developer, whose purpose is to address an impact generated by new development upon 
the public domain or upon services or facilities provided by the County, in an amount or of a value 
that reflects as nearly as is practicable, the impact of this development as a proportion of the total 
of impacts upon the same services, facilities, or element of the Public domain, that are expected 
to be generated by all developments in the impact area that have received approval or that are 
specifically anticipated on the basis of submitted development requests. 

 
13. Where these stipulations require, expressly or by implication, an exercise of discretion or 

judgment, but do not specify the nature or parameters thereof, or where some determination 
must be made or approval granted or condition satisfied, the necessary decision or judgment 
shall be made by the County; but in doing so the County shall act reasonably and in good faith 
and, where appropriate, in accordance with accepted practice. 

 
14. In the event the County or other government entity with jurisdiction in the matter establishes 

impact fees or similar charges that are designed to pay the cost of any of the types of facilities, 
services, or impacts upon the public domain that the developer by virtue of these stipulations has 
an affirmative obligation to address, and such fees are payable with respect to portions of the 
development thereafter completed or finally approved, appropriate reductions in developer's 
obligations as set forth herein shall be considered and should be reflected in stipulations made a 
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part of subsequent approvals. 
 
15. All references made in Ordinance 13-25 14-04 to a General Development Plan shall  mean the 

Master Development Plan dated May 9, 2013 December 25, 2013.  
 
16. All Preliminary and Final Site Plans shall comply with the requirements of the 1990 Land 

Development Code, as amended. Parcels which have approved Preliminary and Final Site Plans 
may continue to be developed in a manner consistent with the most recent approval, provided 
that such approval has not expired. 

  
 
Section 5.  LEGAL DESCRIPTION 
 
LEGAL DESCRIPTION FOR REVISED CREEKWOOD 
 
CREEKWOOD 
 
THE EAST ½ OF SECTION 11, TOWNSHIP 35, RANGE 18 E., LESS THAT CERTAIN PARCEL OF 
LAND AS DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 915, PAGE 966, PUBLIC 
RECORDS OF MANATEE COUNTY, FLORIDA. 
ALSO: 
THAT PART OF SECTION 12., TOWNSHIP 35., RANGE 18E., LYING WEST OF STATE ROAD 93  
(INTERSTATE 75). 
ALSO: 
THAT PART OF THE NORTHEAST 1/4 OF SECTION 14, TOWNSHIP 35 S., RANGE 18 E., LYING 
WEST OF STATE ROAD 93 (INTERSTATE 75), AND LYING NORTH OF STATE ROAD 70 
ALSO:  
THAT PART OF SECTION 13, TOWNSHIP 35 S,. RANGE 18 E,. LYING WEST OF STATE ROAD 93 
(INTERSTATE 75), AND NORTH OF STATE ROAD 70. 
 
ALL OF THE ABOVE BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCE AT A LITERWOOD POST FOUND MARKING THE NORTHWEST CORNER OF THE 
NORTHEAST 1/4 OF SECTION 14, TOWNSHIP 35 S., RANGE 18 E., SAME BEING THE 
SOUTHWEST CORNER OF THE EAST ½ OF SECTION 11, TOWNSHIP 35 S., RANGE 18 E., FOR A 
POINT OF BEGINNING:  THENCE S 00°43'18" E, ALONG THE WEST LINE OF SAID NORTHEAST 
1/4 OF SECTION 14, A DISTANCE OF 193.63 FT. TO THE NORTHEAST CORNER OF “CAMPBELL 
COMMERCIAL SUBDIVISION” AS RECORDED IN PLAT BOOK 23, PAGES 141 AND 142, 
AFORESAID PUBLIC RECORDS: THENCE CONTINUE S 00°43'10" E, ALONG THE EAST LINE OF 
SAID “CAMPBELL COMMERCIAL SUBDIVISION”, SAME BEING THE OCCUPIED WEST LINE OF 
SAID NORTHEAST 1/4, A DISTANCE OF 513.00 FT. TO THE INTERSECTION WITH THE 
NORTHERLY R/W OF STATE ROAD 70, AS SHOWN ON F.D.O.T. R/W MAP, SECTION 13160-2503; 
THENCE S 70°20'03" E, ALONG SAID NORTHERLY R/W, A DISTANCE OF 7.83 FT.  TO THE P.C. 
OF A CURVE CONCAVE TO THE NORTHEAST, HAVING A RADIUS OF 17120.74 FT.;  THENCE 
RUN SOUTHEASTERLY, ALONG SAID NORTHERLY R/W AND THE ARC OF SAID CURVE  
THROUGH A CENTRAL ANGLE OF 01°08'15", A DISTANCE OF 339.93 FT. TO THE P.R.C. OF A 
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CURVE CONCAVE TO THE SOUTHWEST, HAVING A RADIUS OF 17256.74 FT.; THENCE RUN 
SOUTHEASTERLY  ALONG SAID NORTHERLY R/W AND THE ARC OF SAID CURVE, THROUGH A 
CENTRAL ANGLE OF 01°08'15", A DISTANCE OF 342.63 FT. TO THE P.T. OF SAID CURVE;  
THENCE S 70°20' 03" E.  ALONG SAID NORTHERLY R/W, A DISTANCE OF 35.37 FT. TO THE 
INTERSECTION WITH THE NORTHERLY INTERCHANGE R/W OF STATE ROAD. 93 (INTERSTATE 
75), AND SAID STATE ROAD. 70, AS SHOWN ON F.D.O.T. R/W MAP, SECTION 13075-2402;  
THENCE S 80°04'21" E, ALONG SAID NORTHERLY INTERCHANGE R/W, 82.10 FT.; THENCE S 
70°20'03" E. ALONG SAID NORTHERLY INTERCHANGE R/W, 400.14 FT.;  THENCE S 73°01'06" E. 
ALONG SAID NORTHERLY INTERCHANGE R/W, 100.26 FT.;  THENCE S 70°20'03" E, ALONG SAID 
NORTHERLY INTERCHANGE R/W, 218.97 FT.; THENCE S 78°46'36" E, ALONG SAID NORTHERLY 
INTERCHANGE  R/W, A DISTANCE OF 136.27 FT. TO THE INTERSECTION WITH THE 
NORTHERLY LIMITED ACCESS R/W, OF SAID STATE ROAD 93 (INTERSTATE 75); THENCE S 
70°20'03" E, ALONG SAID NORTHERLY LIMITED ACCESS R/W, 298.34 FT.; THENCE S 72°37'29" E. 
ALONG SAID LIMITED ACCESS R/W, A DISTANCE OF 628.85 FT. TO THE P.C. OF A CURVE 
CONCAVE TO THE NORTHWEST, HAVING A RADIUS OF 622.20 FT.; THENCE RUN 
NORTHEASTERLY ALONG SAID LIMITED ACCESS R/W, AND THE ARC OF SAID CURVE, 
THROUGH A CENTRAL ANGLE OF 52°23'42".  A DISTANCE OF 568.98 FT. TO THE P.T. OF SAID 
CURVE; THENCE N 54°58'49" E, ALONG SAID LIMITED ACCESS R/W, A DISTANCE OF 351.55 FT. 
TO THE P.C. OF A CURVE CONCAVE TO THE NORTHWEST, HAVING RADIUS OF 721.51 FT.; 
THENCE RUN NORTHEASTERLY ALONG SAID LIMITED ACCESS R/W, AND THE ARC OF SAID 
CURVE, THROUGH A CENTRAL ANGLE OF 50°03'07". A DISTANCE OF 632.91 FT. TO THE P.T. OF 
SAID CURVE, THENCE N 04°55'42" E, ALONG SAID LIMITED ACCESS R/W, 518.38 FT.; THENCE N 
00°55'22" E, ALONG SAID LIMITED ACCESS R/W, A DISTANCE OF 4990.44 FT. TO THE P.C. OF A 
CURVE CONCAVE TO THE WEST.  HAVING A RADIUS OF 5530.30 FT.;  THENCE RUN 
NORTHERLY ALONG SAID LIMITED ACCESS R/W AND THE ARC OF SAID CURVE, THROUGH A 
CENTRAL ANGLE OF 04°38'59", A DISTANCE OF 450.42 FT. TO THE INTERSECTION WITH THE 
LINE OF SECTION 12, TOWNSHIP 35 S., RANGE 18 E.;   THENCE N 89°26'05" W, ALONG THE 
NORTH LINE OF SAID SECTION 12, A DISTANCE OF 1065.82 FT. TO A CONCRETE MONUMENT 
FOUND MARKING THE NORTHWEST CORNER OF SECTION 12, TOWNSHIP 33 S., RANGE 18 E., 
SAME BEING THE NORTHEAST CORNER OF SECTION 11, TOWNSHIP 35 S., RANGE 18 E.;  
THENCE N 89°36'09" W, ALONG THE NORTH LINE OF SAID SECTION 11, A DISTANCE OF 1404.27 
FT. TO THE NORTHEAST CORNER OF THAT CERTAIN PARCEL OF LAND AS DESCRIBED AND 
RECORDED IN OFFICIAL RECORDS BOOK 915, PAGE 966,  AFORESAID PUBLIC RECORDS;  
THENCE S 00°26'58" W, ALONG THE EAST LINE OF SAID CERTAIN PARCEL, A DISTANCE OF 
660.16 FT.;  TO THE SOUTHEAST CORNER OF SAID CERTAIN PARCEL; THENCE N 89°36'09" W, 
ALONG THE SOUTH LINE OF SAID CERTAIN PARCEL, A DISTANCE OF 660.00 FT. TO THE 
SOUTHWEST CORNER OF SAID CERTAIN PARCEL;  THENCE N 00°26'58" E, ALONG THE WEST 
LINE OF SAID CERTAIN PARCEL, A DISTANCE OF 660.16 FT. TO THE INTERSECTION WITH THE 
NORTH LINE OF SAID SECTION 11, THENCE N 89°35' 09" W, ALONG THE NORTH LINE OF SAID 
SECTION 11, A DISTANCE OF 660.11 FT. TO THE NORTHWEST CORNER OF THE EAST ½ OF 
SAID SECTION11;  THENCE S 00°45'32" E. ALONG THE WEST LINE OF THE EAST ½ OF SAID 
SECTION 11.  A DISTANCE OF 5292.41 FT. TO THE POINT OF BEGINNING, BEING AND LYING IN 
SECTIONS 11, 12, 13 AND 14 MANATEE COUNTY, FLORIDA.  
 
CONTAINING 540.56 ACRES MORE OR LESS  

PLANNING COMMISSION
Manatee County Government Administrative Center

1112 Manatee Avenue West

Page 424 of 494



Z-84-76 (R-1011) – Wells Fargo Bank, NA Creekwood Investors, LTD / Creekwood 
 

 

- 33 - 

 
CREEKWOOD-EAST 
 
THAT PART OF SECTIONS 12 AND 13, TOWNSHIP 35 S., RANGE 18 E., LYING EAST OF STATE 
ROAD 93 (INTERSTATE 75), AND LYING NORTH OF STATE ROAD 70. LESS LANDS AS 
DESCRIBED AND RECORDED IN OFFICIAL RECORDS BOOK 1029, 3035 AND OFFICIAL 
RECORDS BOOK 1145, PAGE 3377, PUBLIC RECORDS OF MANATEE COUNTY, FLORIDA. 
 
ALL OF THE ABOVE BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
 
 
PARCEL “A” 
 
COMMENCE AT A CONCRETE MONUMENT FOUND MARKING THE NORTHEAST CORNER OF 
THE SOUTHEAST 1/4 OF SECTION 13, TOWNSHIP 35 S., RANGE 18 E.;  THENCE S 01°00'42" W. 
ALONG THE EAST LINE OF SAID SOUTHEAST 1/4 OF SECTION 13, A DISTANCE OF 821.22 FT. 
TO THE INTERSECTION WITH THE NORTHERLY R/W OF STATE ROAD 70, AS SHOWN ON 
F.D.O.T. R/W MAP, SECTION 13075-2402;  THENCE N 70°20' 03" W, ALONG SAID NORTHERLY 
R/W , 1492.94 FT.;  THENCE N 33°10'32" W. ALONG SAID NORTHERLY R/W, 83.17 FT.;  THENCE N 
70°20'03" W, ALONG SAID NORTHERLY R/W, 70.00 FT.; THENCE S 74°16'39" W. ALONG SAID 
NORTHERLY R/W, A DISTANCE OF 79.73 FT. FOR A POINT OF BEGINNING: THENCE CONTINUE 
S 74°16'39" W, ALONG SAID NORTHERLY R/W, 7.01 FT.;  THENCE N 70°20'30" W, ALONG SIAD 
NORTHERLY R/W, A DISTANCE OF 512.00 FT. TO THE INTERSECTION WITH THE NORTHERLY 
INTERCHANGE R/W OF STATE ROAD 93 (INTERSTATE 75), AND STATE ROAD 70; THENCE N 
60°14'02" W. ALONG SAID NORTHERLY INTERCHANGE R/W, A DISTANCE OF 217.32 FT. TO THE 
INTERSECTION WITH THE NORTHERLY LIMITED ACCESS R/W OF SAID STATE ROAD 93 
(INTERSTATE 75), THENCE N 70°20'03" W. ALONG SAID NORTHERLY LIMITED ACCESS R/W, 
400.78 FT.; THENCE N 66°31'12" W, ALONG SAID LIMITED ACCESS R/W, A DISTANCE OF 493.00 
FT. TO THE P.C. OF A CURVE CONCAVE TO THE NORTHEAST, HAVING A RADIUS OF 216.00 FT.; 
THENCE RUN NORTHWESTERLY, ALONG SAID LIMITED ACCESS R/W AND THE ARC OF SAID 
CURVE, THROUGH A CENTRAL ANGLE OF  48°55'49",  A DISTANCE OF 184.46 FT. TO THE P.T. 
OF SAID CURVE;  THENCE  N 17°35'24" W, ALONG SAID LIMITED ACCESS R/W, A DISTANCE OF 
250.16 FT. TO THE P.C. OF A CURVE CONCAVE TO THE SOUTHWEST, HAVING A RADIUS OF 
1300.23 FT.;  THENCE RUN NORTHWESTERLY, ALONG SAID LIMITED ACCESS R/W AND THE 
ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 15°33'05", A DISTANCE OF 352.91 FT. 
TO THE P.T. OF  SAID CURVE; THENCE N 33°08'29" W, ALONG SAID LIMITED ACCESS R/W, A 
DISTANCE OF 513.14 FT. TO THE P.C. OF A CURVE CONCAVE TO THE NORTHEAST, HAVING A 
RADIUS OF  1338.39 FT.; THENCE RUN NORTHWESTERLY AND NORTHERLY, ALONG SAID 
LIMITED ACCESS R/W AND THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 
32°55'25", A DISTANCE OF 769.08 FT. TO THE P.T. OF SAID CURVE; THENCE N 00°13'03" W, 
ALONG SAID LIMITED ACCESS R/W, A DISTANCE OF 4772.30 FT. TO THE INTERSECTION WITH 
THE NORTH LINE OF SECTION 12, TOWNSHIP 35 S., RANGE 18 E.; THENCE S 89°26'05" E, 
ALONG THE NORTH LINE OF SAID SECTION 12, A DISTANCE OF 1251.28 FT. TO A CONCRETE 
MONUMENT FOUND MARKING THE NORTHWEST CORNER OF THE EAST ½ OF SAID SECTION 
12; SAME BEING THE INTERSECTION WITH THE WEST LINE OF A 330.0 FT. WIDE FLORIDA 
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POWER & LIGHT CO. EASEMENT, AS DESCRIBED AND RECORDED IN OFFICIAL RECORDS 
BOOK 612, PAGE 508, AFORESAID PUBLIC RECORDS; THENCE S 00°25'44" E, ALONG SAID 
WEST LINE, SAME BEING THE WEST LINE OF SAID EAST ½ OF SECTION 12, A DISTANCE OF 
2561.96 FT. MORE OR LESS TO THE INTERSECTION WITH THE PHYSICAL CENTERLINE OF A 
30.0 FT. WIDE FLORIDA GAS TRANSMISSION COMPANY EASEMENT (FORMERLY KNOWN AS 
HOUSTON TEXAS GAS & OIL CORPORATION, A DELAWARE CORPORATION) AS DESCRIBED 
AND RECORDED IN DEED BOOK 399, PAGE 117, AFORESAID PUBLIC RECORDS; THENCE N 
59°39'32" E, ALONG SAID PHYSICAL CENTERLINE 63.89 FT.; THENCE N 59°36'32" E, ALONG SAID 
PHYSICAL CENTERLINE, A DISTANCE OF 316.93 FT. TO THE INTERSECTION WITH THE EAST 
LINE OF SAID 330.0 FT. WIDE POWER & LIGHT COMPANY EASEMENT, SAME BEING THE WEST 
LINE OF THAT CERTAIN PARCEL OF LAND AS DESCRIBED AND RECORDED IN OFFICIAL 
RECORDS BOOK 1029, PAGE 3035, AFORESAID PUBLIC RECORDS; THENCE S 00°25'44" E, 
ALONG SAID EASEMENT LINE AND THE WEST LINE OF SAID CERTAIN PARCEL, A DISTANCE OF 
2932.78 FT. TO THE INTERSECTION WITH THE SOUTH LINE OF SAID EAST ½ OF SECTION 12, 
SAME BEING THE NORTH LINE OF THE EAST ½ OF SAID SECTION 13; THENCE S 01°10'44" W, 
ALONG SAID EAST EASEMENT LINE AND THE WEST LINE OF SAID CERTAIN PARCEL, A 
DISTANCE OF 2180.91 FT.; THENCE RUN ALONG THE SOUTHERLY LINE OF SAID CERTAIN 
PARCEL IN OFFICIAL RECORDS BOOK 1029, PAGE 3035, THE FOLLOWING COURSES AND 
DISTANCES;  N 74°57'17" E, A DISTANCE OF 109.85 FT. TO A POINT ON A CURVE WHOSE 
RADIUS POINT LIES N 74°57'17" E, 290.00 FT.; THENCE RUN SOUTHEASTERLY ALONG THE ARC 
OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 36°25'25", A DISTANCE OF 184.36 FT. TO 
THE P.T. OF SAID CURVE; THENCE S 51°28'08" E, 69.79 FT.; THENCE S 67°12'08" E, 132.97 FT.; 
THENCE S 76°52'08" E, 119.24 FT.; THENCE N 83°31'52" E, 306.67 FT.; THENCE S 06°28'08" E, 
180.22 FT.; THENCE S 19°39'57" W, 360.60 FT. TO THE POINT OF BEGINNING. 
 
CONTAINING 265.86 ACRES MORE OR LESS. 
 
PARCEL “B” 
 
COMMENCE AT A CONCRETE MONUMENT FOUND MARKING THE NORTHEAST CORNER OF 
THE SOUTHEAST 1/4 OF SECTION 13, TOWNSHIP 35 S., RANGE 18 E., THENCE S 01°00'42" W, 
ALONG THE EAST LINE OF SAID SOUTHEAST 1/4 OF SECTION 13, A DISTANCE OF 279.10 FT. 
FOR A POINT OF BEGINNING: THENCE CONTINUE S 01°00'42" W, ALONG SAID EAST  LINE OF 
THE SOUTHEAST 1/4, A DISTANCE OF 542.12 FT. TO THE INTERSECTION WITH THE 
NORTHERLY R/W OF STATE ROAD 70, AS SHOWN ON F.D.O.T. R/W  MAP, SECTION 13075-2402; 
THENCE N 70°20'03" W, ALONG SAID NORTHERLY R/W.  1492.94 FT., THENCE N 33°10'32" W, 
ALONG SAID NORTHERLY R/W 1.61 FT. TO THE INTERSECTION WITH THE SOUTHERLY LINE OF 
THAT CERTAIN PARCEL OF LAND AS DESCRIBED AND RECORDED IN OFFICIAL RECORDS 
BOOK 1029, PAGE 3035, AFORESAID PUBLIC RECORDS; THENCE RUN ALONG THE SOUTHERLY 
LINE OF SAID CERTAIN PARCEL THE FOLLOWING COURSES AND DISTANCES; N 19°39'57" E, 
215.12 FT.;  THENCE N 83°57'11" E, A DISTANCE OF 410.86 FT. TO THE P.C. OF A CURVE 
CONCAVE TO THE NORTHWEST.  HAVING A RADIUS OF 283.00 FT.;  THENCE RUN 
NORTHEASTERLY ALONG THE ARC OF SAID CURVE THROUGH A CENTRAL ANGLE OF 
32°37'41", A DISTANCE OF 161.16 FT.;  THENCE S 43°52'49" E, 121.17 FT.;  THENCE S 10°11'25"E, 
72.10 FT.; THENCE S 43°52'49" E, 240.00FT.;  THENCE S 34°24'49" E, 88.00 FT.;  THENCE N 
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- 35 - 

85°27'11" E. 175.71 FT.; THENCE N 75Ε17'11" E, 113.23 FT.; THENCE N  34°52'11" E. 120.63 FT.; 
THENCE S 74°45'26" E, 103.64 FT. TO THE POINT OF BEGINNING. 
 
CONTAINING 11.84 ACRES MORE OR LESS. 
 
SUBJECT TO EASEMENTS, RESERVATIONS AND RESTRICTIONS OF RECORD. 
 
SECTION  6.  SEVERABILITY 
 
If any provision or portion of this Ordinance is declared by any court of competent jurisdiction to be void, 
unconstitutional, or unenforceable, then all remaining provisions and portions of this Ordinance shall 
remain in full force and effect. If any section, sentence, clause, or other provision of this Ordinance shall 
be held to be invalid or unconstitutional by a court of competent jurisdiction, such invalidity or 
unconstitutionality shall not be construed as to render invalid or unconstitutional the remaining sections, 
sentences, clauses, or provisions of this Ordinance. 
 
SECTION  7.  EFFECTIVE DATE 
 
This ordinance shall take effect upon later of: 1) the date of the filing of this ordinance with the 
Department of State, State of Florida, and 2) the expiration of 45 days after the filing of Ordinance 13-
25, the Development Order for Creekwood, with the Department of Economic Opportunity, unless a 
notice of appeal is filed pursuant to Section 380.07.F.S.  
 
PASSED AND DULY ADOPTED, by the Board of County Commissioners of Manatee County, Florida on 
the 17th day of December, 2013 3rd day of April, 2014. 
 
 
        BOARD OF COUNTY COMMISSIONERS 
        OF MANATEE COUNTY, FLORIDA 
 
 
 
                                                                         By:  _____________________________ 
                                                                                                             Larry Bustle, Chairman 
 
                   
ATTEST: R.B. SHORE 
  Clerk of the Circuit Court 
 
 
 
   By:________________________________                                                                        
                                           Deputy Clerk 
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MASTER SIGN PLAN 
January 23, 2014 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

PLANNING COMMISSION
Manatee County Government Administrative Center

1112 Manatee Avenue West

Page 429 of 494



TABLE OF CONTENTS 
 
INTRODUCTION……………………………………………………………………………………………………………….........1 
 
GENERAL SIGN REQUIREMENTS………………………………………………………………………………………………1 
 
PROHIBITED SIGNS………………………………………………………………………………………………………….........1 
 
INSPECTION OF SIGNS……………………………………………………………………………………………………..........1 
 
MASTER SIGN PLAN…………………………………………………………………………………………………….............2 
 
AERIAL……………………………………………………………………………………………………..................................3 
 
SIGN ELEVATIONS…………………………………………………………………………………………………….............4-7 
 
EXISTING P-5 MONUMENT SIGN….……………………………………………………………………………..............8 
 
MONUMENT SIGN ELEVATION…………………………………………………………………................................9 
 
SIZE CHART……………………………………………………………………………………………………………………………10 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 
 
 
 

PLANNING COMMISSION
Manatee County Government Administrative Center

1112 Manatee Avenue West

Page 430 of 494



INTRODUCTION: 
 

 The intent of this Master Sign Plan and Criteria Package is to define and establish guidelines 
which contribute to aesthetically pleasing, harmonious signage along I-75 for Parcel MU. These 
guidelines define the Design and Construction Standards for Creekwood East, Parcel MU. 
 
General Sign Requirements 

1. All signs and their installation shall comply with all local building and electrical codes. 
2. Sign company to be fully licensed with the County and State and shall provide proof of full 

Workman’s Compensation and general liability insurance. 
3. Signage along Lena Road will comply with Section 724 of Manatee County Land Development 

Code. 
4. All sign fabrication work shall be of excellent quality. All logo images and type-styles shall be 

accurately reproduced. Lettering that approximates type styles shall not be acceptable. 
5. Signs must be made of durable rust-inhibited materials that are. 
6. All materials used in signage construction and installation must be new. No used material will be 

allowed. 
7. Signs shall be set back 5’ back from Property Line. 
8. Sign orientation may be changed to improve visibility. 
9. Required landscaping may not be removed or relocated to increase sign visibility without 

Manatee County Staff approval. 
10. Sign faces are examples. The total number of individual business may be different than shown 

but in no instance will the overall dimension of the sign face be increased. 
 

Prohibited Signs 
1. Signs constituting a Traffic Hazard. No person shall install or maintain, or cause to be installed or 

maintained, any sign which simulates or imitates in size, color, lettering or design any traffic sign 
or signal, or which makes use of the words “STOP, “LOOK”, “DANGER” or any words, phrases, 
symbols, or characters in such a manner as to interfere with, mislead or confuse traffic. 

2. Sign in Proximity to Utility Lines: Signs which have less horizontal or vertical clearance from 
authorized communication or energized electrical power lines that are prescribed by the laws 
are prohibited.  

3. Painted letters will not be permitted. 
4. No exterior or window signage will be permitted on any part of the building except in 

accordance with Manatee County Sign code. 
5. Those signs prohibited by the Manatee County Sign code. 

 
Inspection of Signs: 
 Inspections will be conducted in accordance with Manatee County Building Department’s Code 
Compliance, any discrepancies and/or code violations will be corrected accordingly. 
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P-1

P-2

P-4
POLE SIGN

P-5

P-3
POLE SIGN

SHEET

PLAN
MANATEE COUNTY, FLORIDA

LOCATED IN:

CREEKWOOD EAST
PARCEL MU MASTER

SIGN
SECTION 13, TOWNSHIP 35 SOUTH, RANGE 18 EAST

NOTE: POLE SIGNS &
PYLON SIGNS WILL BE
SIMILAR IN DESIGN AS
DELINEATED IN EXHIBITS
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P-1

P-2

P-4
POLE SIGN

P-5

P-3
POLE SIGN

SHEET

PLAN
MANATEE COUNTY, FLORIDA

LOCATED IN:

CREEKWOOD EAST
PARCEL MU MASTER

SIGN
SECTION 13, TOWNSHIP 35 SOUTH, RANGE 18 EAST

NOTE: POLE SIGNS &
PYLON SIGNS WILL BE
SIMILAR IN DESIGN AS
DELINEATED IN EXHIBITS
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SHEET

PLAN
MANATEE COUNTY, FLORIDA

LOCATED IN:

CREEKWOOD EAST
PARCEL MU MASTER

SIGN
SECTION 13, TOWNSHIP 35 SOUTH, RANGE 18 EAST

(PYLON SIGN)

NOTES:
    1. SIGN FACE MAY CHANGE 
    2. SIGN IS TO BE USED FOR LOTS 8-12
    3. MAX. DISPLAY SHALL BE 132.75 SQ. FT.

SIGNS DESIGNED BY ROBSON SIGNS
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SHEET

PLAN
MANATEE COUNTY, FLORIDA

LOCATED IN:

CREEKWOOD EAST
PARCEL MU MASTER

SIGN
SECTION 13, TOWNSHIP 35 SOUTH, RANGE 18 EAST

NOTES:
    1. TENANT NAMES MAY CHANGE 
    2. SIGN IS TO BE USED FOR LOTS 6-7

SIGNS DESIGNED BY ROBSON SIGNS

(PYLON SIGN)
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SHEET

PLAN
MANATEE COUNTY, FLORIDA

LOCATED IN:

CREEKWOOD EAST
PARCEL MU MASTER

SIGN
SECTION 13, TOWNSHIP 35 SOUTH, RANGE 18 EAST

NOTES:
    1. TENANT NAMES MAY CHANGE 
    2. SIGN IS TO BE USED FOR LOTS 13, 14 & 15
    3. SIGN FACE MAY BE USED FOR A SINGLE TENANT AT THE DISCRETION OF THE LOT OWNER.

SIGNS DESIGNED BY ROBSON SIGNS

(POLE SIGN)
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SHEET

PLAN
MANATEE COUNTY, FLORIDA

LOCATED IN:

CREEKWOOD EAST
PARCEL MU MASTER

SIGN
SECTION 13, TOWNSHIP 35 SOUTH, RANGE 18 EAST

NOTES:
    1. TENANT NAMES MAY CHANGE 
    2. SIGN IS TO BE USED FOR LOTS 4 & 5
    3. SIGN FACE MAY BE USED FOR A SINGLE TENANT AT THE DISCRETION OF THE LOT OWNER(S).

SIGNS DESIGNED BY ROBSON SIGNS

(POLE SIGN)
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EXISTING P-5 MONUMENT SIGN 
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SHEET

PLAN
MANATEE COUNTY, FLORIDA

LOCATED IN:

CREEKWOOD EAST
PARCEL MU MASTER

SIGN
SECTION 13, TOWNSHIP 35 SOUTH, RANGE 18 EAST

FINISHED GRADE

NOTES:
   1. PYLON OR POLE SIGNS MAY BE SUBSTITUTED WITH MONUMENT SIGN TO ENHANCE VISIBILITY. 

EXHIBIT P-6
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SIZE CHART 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

*NOTE: PYLON OR POLE SIGNS MAY BE SUBSTITUTED WITH MONUMENT SIGN TO ENHANCE VISIBILITY.  

 

 

 

 

 

 

 

SIGN DIMENSIONS MAXIMUM 
INDIVIDUAL 

DISPLAY/COMBINED 
EXHIBIT P-1 
Lots 8-12 

25’ HEIGHT 
12’ WIDTH 

14’ 9” HEIGHT 
9’ WIDTH OR 
132.75 Sq Ft. 

EXHIBIT P-2 
Lots 6 & 7 

25’ HEIGHT 
12’ WIDTH 

14’ 9” HEIGHT 
9’ WIDTH OR 
132.75 Sq. Ft. 

EXHIBIT P-3 
Lots 13, 14, 15 

25’ HEIGHT 
12’ WIDTH 

14’ 9” HEIGHT 
9’ WIDTH OR 
132.75 Sq. Ft. 

EXHIBIT P-4 
Lots 4 & 5 

25’ HEIGHT 
12’ WIDTH 

14’ 9” HEIGHT 
9’ WIDTH OR 
132.75 Sq. Ft. 

P-5 EXISTING 
PYLON  
(TO REMAIN) 

N/A N/A 

P-6* 
Optional Monument Sign 
Alternative 

 

12’ HEIGHT 
12’ WIDTH 

8’ HEIGHT 
11’ WIDTH OR 
88 Sq. Ft. 
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926 Tamiami Trail, Bradenton, Florida 34205 | t: 941.708.5400 | f: 941.708.5405 | PE 29275 | LC26000429 | www.allisongause.com 

Engineering 
 

Landscape 
Architecture 

 
Planning 

 
Environmental 

Consultants 
 

Consulting 
Arborist 

 

 
November 18, 2013 

 
Mr. Jason Utley 
Transportation System Modeler 
Manatee County Government 
1022 26th Ave. East 
Bradenton, FL 34208 

 
Re: Creekwood East Memory Care Facility 
 Rezone Application for Lots 8-15 
  
Dear Mr. Utley; 

The following is being submitted to address traffic impact as part of the rezone application for lots 8-15 
of the Creekwood subdivision. The application for rezone is to allow a 150 bed assisted living facility 
(memory care facility) in exchange for 10,000 square foot commercial development within parcel MU of 
the Creekwood subdivision. 
 
Although the rezone application will include lots 8-15, the proposed project is located only within lots 8-
12 of the Creekwood subdivision. Parcel identification numbers for these lots are 1731002469, 
1731002509, 1731002559, 1731002609, and 1731002659.  
 
Manatee County Ordinance Z-84-76(R9) allocates, by parcel and zoning, the allowed development within 
the Creekwood subdivision based on square footage and land use. Lots 8-15 of Creekwood are zoned 
“Planned Development Industrial” (PDI), with a future land use classification of “mixed use” (MU). 
Currently, the mixed use classification permits the development of office, hotel, and commercial as seen 
in the development matrix below.  
 
Development by Parcels – Creekwood Subdivision 
 

LAND USE PARCEL SQUARE FOOTAGE 
Commercial C 447,000 
 C-6 20,000 
 C-7 15,000 
***** MU/C-4/C-5 121,000 

 
Mini-Warehouse C-5 80,000* 
Office G 125,000** 
 MU/C-4 100,000* 
Industrial I 800,000*** 

 
 

Hotel MU 100 rooms 
Residential A 170 units 
 B 322 units 
 C 106 units 
 D 520 units 
 E 132 units 

  
As part of the rezone application for this project, the applicant requests a decrease in the allowable 
commercial square foot allowances on the development matrix by up to 10,000 sq. ft. in exchange for 
permission to include up to 150 beds in an Assisted Living Facility (Memory Care Facility) within lots 8-12. 
Table 2 compares the p.m. peak hour trips generated by a 10,000 square foot commercial Variety Store 
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As~u~~ed Lnvnng 
(254) 

Average Vehicle Trip Ends vs : Occupied Beds 
On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 
One Hour Between 4 and 6 p.m. 

Number of Studies: 2 
Average Number of Occupied Beds: 69 

Directional Distribution: 50% entering, 50% exiting 

Trip Generation per Occupied Bed 
Average Rate Range of Rates Standard Deviation 

0.29 0.29 0.30 .. 

Data Plot and Equation Caution ~ Use Carefully .. Small Sample Size 
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Fitted Curve Equation: Not given 

522 Trip Generation, 9th Edition o Institute of Transportation Engineers 
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*70 trips generated @ 10,000 square feet gross floor area
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March 13, 2014 - Planning Commission Meeting 
Agenda Item #7 

 
 
Subject 
PDW-01-01(P)(R) – PS BAY, LLC - PARROT COVE MARINA - DTS 20130126 - QUASI - JUDICIAL - SHELLEY 
HAMILTON 
 
Briefings 
None 
 
Contact and/or Presenter Information 

Shelley Hamilton 

Principal Planner 

941-748-4501, ext. 6863 

 
 
Action Requested 

RECOMMENDED MOTION: 

Based upon the staff report, evidence presented, comments, and finding the request to be CONSISTENT with 
the Manatee County Comprehensive Plan and the Manatee County Land Development Code, as conditioned 
herein, I move to recommend ADOPTION of Manatee County Zoning Ordinance No. PDW-01-01(P)(R); 
APPROVAL of the Preliminary Site Plan with Stipulations A.1 - A.9, B.1 - B.2, and C.1 - C.2.; GRANTING 
Special Approval for 1) a project adjacent to a perennial stream, and 2) a parcel located within the CEA 
Overlay District (Comprehensive Plan Policy 2.2.2.4.4) and the CHHA Overlay District (Comprehensive Plan 
Policy 2.2.2.5.4); ADOPTION of the Findings for Specific Approvals, as previously approved by the Board and 
as recommended by staff. 

 
 
Enabling/Regulating Authority 

Manatee County Comprehensive Plan 

Manatee County Land Development Code 

 
 
Background Discussion 

•Mr. Bob Gertz, representing Parrot Cove Marina, LLC,  requests approval of a Preliminary Site Plan to amend 
the original approval to allow: 
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 - An additional 6 boat slips; 
 - 10 live-aboards; 
 - The elimination of three boat trailer parking spaces; and 
 - The splitting of the property to create two stand-alone parcels; 

•Staff supports all requests, except the elimination the three boat trailer parking spaces. 

•The property was zoned PDW in 2002.  The original site plan was approved at the same, with a Final Site 
Plan approved in 2004.  Revisions were granted in 2005 and 2006.  The site is located off of Cortez Road, at 
Palma Sola Bay, on 36th Avenue East.   The marina has been in existence since prior to 1960. 

•At the time of original rezoning, in 2002, Specific Approvals were granted, as follows: 

 - Reduction of the front yard setback; 
 - Allow the off-street parking and loading conditions to remain in the condition existing at the time of the 
approval; 
 - Deletion of the requirement that all vehicle use areas containing more than on-thousand (1,000) square feet 
to be landscaped; 
 - Deletion of the requirement for a ten foot wide roadway buffer; and 
 - Allow Foundation Landscaping of less than twenty (20) square feet per 1,000 square feet of proposed gross 
floor area. 

•Specific Approvals have been requested for the following: 

 - Allow development adjacent to a perennial stream; and 
 - Allow a development within any portion of the CHHA, CEA and CPA overlay. 

•Staff recommends approval with stipulations. 

 
 
County Attorney Review 
Other (Requires explanation in field below) 
 
Explanation of Other 

William Clague reviewed and responded via email on 02/14/2014. 

 
 
Reviewing Attorney 
Clague 
 
Instructions to Board Records 
n/a 
 
Cost and Funds Source Account Number and Name 
n/a 
 

PLANNING COMMISSION
Manatee County Government Administrative Center

1112 Manatee Avenue West

Page 458 of 494



Amount and Frequency of Recurring Costs 
n/a 
 
 
Attachment:  Maps - Future Land Use, Zoning and Aerial - Parrot Cove Marina - PDW-01-01(P)(R) - 03-13-
2014 PC.pdf 
Attachment:  Staff Report - Parrot Cove - PDW-01-01(P)(R) - DTS20130126 - 03-13-2014 PC.pdf 
Attachment:  Copy of Newspaper Adv - Parrot Cove Marina - PDW-01-01(P)(R) - 03-13-2014 PC.pdf 
Attachment:  Site Plan - Parrot Cove Marina - PDW-01-01(P)(R) - DTS20130126 - 03-13-2014 PC.pdf 
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P.C.  3/13/2014 
 
 
 
 
 

PDW0101(P)(R) – PS Bay, LLC/ Parrot Cove Marina  
DTS #20130126 

 
An Ordinance of the Board of County Commissioners of Manatee 
County,  Florida,  regarding  land  development,  approving  an 
amendment  to  a  Preliminary  Site  Plan  for  a  marina  on 
approximately 0.45 acres at 11510 36th Avenue West, Bradenton, 
subject to amended stipulations as conditions of approval; setting 
forth  findings;  providing  a  legal  description;  providing  for 
severability, and providing an effective date.  

 
 
P.C.:  3/13/2014      B.O.C.C.:  4/03/2014 
 
 
 
 
 
 

RECOMMENDED MOTION: 
 
Based  upon  the  staff  report,  evidence  presented,  comments,  and  finding  the 
request  to  be  CONSISTENT with  the Manatee  County  Comprehensive  Plan  and 
the Manatee County  Land Development Code,  as  conditioned herein,  I move  to 
recommend  ADOPTION  of  Manatee  County  Zoning  Ordinance  No.  PDW01
01(P)(R); APPROVAL of the Preliminary Site Plan with Stipulations A.1  A.9, B.1  
B.2,  and  C.1    C.2.;  GRANTING  Special  Approval  for  1)  a  project  adjacent  to  a 
perennial  stream,  and  2)  a  parcel  located  within  the  CEA  Overlay  District 
(Comprehensive  Plan  Policy  2.2.2.4.4)  and  the  CHHA  Overlay  District 
(Comprehensive  Plan  Policy  2.2.2.5.4);  ADOPTION  of  the  Findings  for  Specific 
Approvals, as previously approved by the Board and as recommended by staff. 
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PROJECT SUMMARY 

CASE#       
 
PDW0101(P)(R)  (DTS # 20120126) 
 

PROJECT NAME        PS Bay, LLC/Parrot Cove Marina 

APPLICANT(S):  PS Bay, LLC (Bob Gertz) 

EXISTING ZONING: 

 
PDW/CHHA (Planned Development – 
Waterfront/Coastal High Hazard)     .45 + 
acres 
 

PROPOSED USE(S):  Existing Marina 

CASE MANAGER:    Shelley Hamilton 

 
STAFF RECOMMENDATION:  
 

 
APPROVAL w/stipulations  
 

SITE CHARACTERISTICS AND SURROUNDING AREA 

ADDRESS:   11510 36th Avenue West; Bradenton, FL 

GENERAL LOCATION:   Cortez Road/Palma Sola Bay 

ACREAGE:   .45 ±  acres  

EXISTING USE(S):  Marina 

FUTURE LAND USE CATEGORY(S):  RES6 (Residential Single Family – 6 du/acre) 

SPECIAL APPROVAL(S): 

1)  Adjacency to a perennial stream 
consistent with Comprehensive Plan 
Policy 3.2.2.1 

 
2)  Parcel  partially  located  within  the 

CHHA  Overlay  District  – 
Comprehensive  Plan  Policy  2.2.2.5.4, 
within  the  CEA  Overlay  District  – 
Comprehensive Plan Policy  2.2.2.4.4), 
and within  the CPA  (Coastal  Planning 
Area; 
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OVERLAY DISTRICT(S): 

CHHA (Commercial High Hazard) Overlay 
Area 
CEA (Coastal Evacuation Area) 
CPA (Coastal Planning Area) 
 

SURROUNDING USES & ZONING 

NORTH  Palma Sola Bay 

SOUTH  Residential/PDR and RSMH4.5 (Sunny 
Shores MHP) 

EAST   Residential/PDR and RSMH4.5 (Sunny 
Shores MHP) 

WEST  County Park/PDPI 

SITE DESIGN DETAILS 

RECREATIONAL AMENITIES:  30 Boat Slips (existing); 36 proposed 
Public Boat Ramp (existing) 

FLOOD ZONE(S)   V17 with a Base Flood Elevation of 13’ per 
FIRM Panel 120153 0306B, revised 3/15/84 

AREA OF KNOWN FLOODING   Storm Surge 

UTILITY CONNECTIONS 
Existing water main – private 
Sewer is public 
 

DETAILED DISCUSSION 

Future Land Use 
The .45 + acre subject property is located within a RES6 (Residential – 6 dwelling units per 
acre) on the Future Land Use Map.  The RES6 Future Land Use category allows appropriate 
waterdependent/waterrelated/waterenhanced uses. 
 
Zoning  
The  property  is  zoned  PDW/CHHA  (Planned  Development  Waterfront).    The  PDW  zone 
district was approved on this property on March 26, 2002, with 18 stipulations and five Specific 
Approvals ((PDW0101(Z)IP)].  A Preliminary Site Plan was also approved at the same time.  
A  Final  Site  Plan  [PDW0101/FSP0295)]  was  approved  on  October  22,  2004,  with 
subsequent revisions and approvals granted on May 20, 2005, and June 26, 2006. 
 
The  PDW district  ensures  that  development  within  coastal  areas  is  compatible  with  this  its 
natural  character  through  the  design  and  construction  techniques  that  preserve  waterfront 
vistas. 
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History 
The marina has been in existence since before 1960.  It has been damaged through the years 
by  storms  and weathering.    The  rezoning  in  2002 was  to  validate  the  property,  providing  a 
layout of the features as they existed at the date of application of the rezoning.  The Specific 
Approvals granted at the time of the rezoning related to: 
 
•  Reduction of the front yard setback; 
•  Allow the offstreet parking and loading conditions to remain in the condition existing at 

the time of the approval; 
•  Deletion  of  the  requirement  that  all  vehicle  use  areas  containing  more  than  one

thousand (1,000) square feet to be landscaped; 
•  Deletion of the requirement for a ten (10) foot wide roadway buffer; and 
•  Allow Foundation Landscaping of less than twenty (20) square feet (1,000) square feet 

of proposed gross floor area. 
 
There  are  currently  30  boat  slips  existing  on  the  property,  with  the  associated  docks  that 
service  the  boat  slips.    There  is  also  a  caretaker’s  residence  on  the  property,  the  required 
parking for the marina, a public boat ramp and an existing bathroom/shower facility. 
 
New Application 
This new application will  amend  the original Preliminary Site Plan approval.   All  stipulations 
and Specific Approvals contained in the original ordinance, as well as requirements contained 
in  the  Final  Site  Plan  approval  letters,  were  reviewed,  and  will  be  carried  over  to  a  new 
ordinance, if still applicable.  If the revised Preliminary Site Plan is approved, a new Final Site 
Plan will need to be filed and approved in order for the additional boat slips to be provided on 
the subject property. 
 
The new application submitted is specifically requesting the following changes: 
 
•  Add six boat slips to what currently existing on the property (30 slips). 

 
Staff  supports  this  requested  change.    The  request  has  been  added  to  the 
Submerged Land Lease reviewed by the State of Florida. 
  

•  Move the garbage area from the west end of the property to the east end of the property, 
by the road just west of the boat ramp; 

 
Staff supports this requested change. 
  

•  Eliminate  the  three  (3)  boat  trailer  parking  spaces  in  the  yard  on  the  west  side  of  the 
home; 
 
Staff does not support this request to eliminate the trailer parking spaces; however 
staff  agrees  that  the  location of  the  trailer parking spaces may be moved.   While 
trailers presently are placed on the park area to the west of the property, there is a 
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sign posted on  the County park property  that does not allow  this  to occur.   Staff 
understands that the boat ramp is used by not  just people who use the boat slips 
on site, but is also used by others that use the ramp.  Provision must remain for the 
safe parking of at least three boat trailers that may utilize the site. 
 

•  Divide  the  property  into  two  (2)  separate  parcels.    The  parking  spaces  have  been 
rearranged  in  order  for  the  correct  number  of  parking  spaces  to  be  provided  for  each 
parcel.   Also, each parcel will have separate bathroom and shower  facilities, as well as 
water,  sewer  and  electricity  connections  in  accordance  with  Manatee  County 
requirements. 
 
Staff supports this requested change. 
 

•  Provision  of  a  certain  number  of  liveaboards  at  the  marina.    Any  vessel  in  which 
person(s) stay three (3) consecutive nights shall be considered a liveaboard. 
 
Justification:          Currently  the  LDC  considers  anyone  who  spends more  than  three  (3) 

consecutive nights on their boat as a liveaboard.  Since the marina was 
built  in  the  1960’s,  it  has  had  a  history  of  having  liveaboards.    Other 
marinas in Manatee County allow liveaboards.  The applicant would like 
to  have  that  same  option  in  order  to  offer  the  same  rental  options  to 
boaters as others marinas in the area.  The applicant has installed waste 
pumpout hookups at the boat slips and requires all of the tenants to use 
them.    The  applicant  has  also  received  approval  from  the  Florida 
Department  of  Environmental  Protection  for  liveaboards,  and  has 
amended the Submerged Land Lease to allow for them.  Staff supports a 
total  of  10  liveaboards  and  the  applicant  is  in  agreement  with  that 
limitation. 

 
•  Site Data – Item #10: 

−  Allow crushed shell in the parking area; 
 
Justification:     The crushed shell has been used in the parking area since the marina was 

originally opened. 
 
Staff supports this request and a stipulation has been added to accomplish this.  
 

Existing Stipulations 
Several of the existing stipulations have been satisfied, and can, therefore, be eliminated.  For 
example,  the elimination of  fueling pumps and  tanks and  the provision of signs and channel 
markers have already occurred, and therefore, the stipulations are no longer necessary. 
 
Staff Recommended Stipulations 
The  following stipulations are either carried  forward  from  the original approval or have been 
identified by the County agencies during their review of the application; 
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A.  DESIGN AND LAND USE CONDITIONS: 
 

1.  The total number of slips shall be limited to 36. 
 

2.  A  maximum  of  10  liveaboards  shall  be  permitted  at  this  marina  facility.    Any 
vessel in which person(s) stay three (3) consecutive nights shall be considered a 
liveaboard. 
 

3.  The manufactured home and garage shall be utilized as a singlefamily residence.  
No repair of boats, retail, or office uses shall be permitted in a structure, except 
home  office  uses  on  the  top  floor  related  to  the  maintenance  of  paperwork 
generated by  the operation of  the marina.   All uses of  the structure shall  be  in 
compliance with applicable FEMA regulations. 
 

4.  Only maintenance and minor repair of vessels in the water shall be allowed. 
 

5.  There shall be a provision made for three 10’ x 35’ boat trailer parking spaces in 
the  general  location  as  shown  on  the  Preliminary  Plan  submitted  with  the 
application. 
 

6.  No  additional  pole  lights  shall  be  permitted  on  the  upland  portion  of  this  site.  
The two existing pole lights shall conform to the requirements of Section 709.2.2 
of the Land Development Code. 
 

7.  Prior  to  revised  Final  Site  Plan  approval,  the  marina  shall  demonstrate 
compliance  with  the  Land  Development  Code,  Section  722.1.8.4,  relating  to 
minimum fire flow criteria. 
 

8.  A Hurricane Evacuation Plan shall be approved by the Public Safety Department 
prior to Final Site Plan approval. 
 

9.  Any  additional  boat  slips  or  additional  facilities  on  the  upland  portion  of  the 
property,  or  any  reconfiguration  of  parking  spaces  anticipated  will  require  a 
revised Final Site Plan be submitted for review and approval. 
 

B.  INFRASTRUCTURE CONDITIONS: 
 

1.   At  the  time of Final Site Plan submittal,  the marina shall demonstrate adequate 
capacity  to  handle  sewer,  either  by  means  of  onsite  pumped  and  treatment 
facilities or connection to a treatment plan pursuant to Section 603.14.4.10 of the 
Land Development Code. 

 
2.  The parking area shall be constructed using crushed shell. 
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C.  ENVIRONMENTAL CONDITIONS: 
 

1.  The existing boat basin shall not be dredged or altered,  including maintenance 
dredging,  unless  permitted  by  all  regulatory  agencies  having  jurisdiction 
(Federal, State, and County agencies). 
 

2.  A  Construction  Water  Quality  Monitoring  Program  and  proposed  sampling 
locations are required to be included in the ESCP information the Final Site Plan, 
in accordance with Section 519 of the Land Development Code. 

 

POSITIVE ASPECTS 

•  This facility has been in operation as a marina with boat slips and a boat ramp since 
before 1960. 

•  The only addition to the facility planned is an additional bathroom/shower trailer and six 
additional boat slips, as allowed by the Submerged Land Lease. 
 

NEGATIVE ASPECTS 

 
N/A 
 

MITIGATING MEASURES 

•  A  stipulation  is  included  that  ensure  that  the  existing  boat  basin  is  not  dredged  or 
altered unless permitted by all  regulatory agencies having  jurisdiction  (Federal, State 
and County agencies. 

•  A stipulation  is also  included to  require Water Quality Monitoring  to ensure continued 
protection of Palma Sola Bay. 
 
REMAINING ISSUES OF CONCERN – NOT RESOLVED OR STIPULATED  

 
N/A 
 
 

  
 

COMPLIANCE WITH THE LAND DEVELOPMENT CODE  
 

 
Physical Characteristics:  
There  is  adequate  upland  on  the  subject  parcel  to  support  splitting  the  property  into  two 
separate  parcels.    There  are  existing  buildings  on  the  two  parcels  to  conduct  the  marina 
business on either.  Each parcel will have separate bathroom and shower facilities, as well as 
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water,  sewer  and electricity  connections  in  accordance with Manatee  County  requirements.  
Finally,  there  is ample  room  to provide  the  required number of parking spaces  to  serve  the 
number of designated boat slips and accessory structures for each parcel. 
 
Public Utilities, Facilities and Services:  
The site is currently served by Sunny Shores Water Company, a private company within the 
Manatee County Utilities system.  There are separate connections for both water and sewer 
on both of the proposed parcels, so there is no need for any new connections to either parcel.  
The new shower and restroom trailer will be connected to that system.  
  
Major Transportation Facilities:  
There is a maintained travel way on the subject property for 36th Avenue West.  The asphalt 
travel way is located along the north side of 36th Avenue West and is wholly within the public 
street rightofway. 
 
Compatibility:  
There  has  been  a  marina  on  the  property  since  before  1960.    The  property  is  located  on 
Palma  Sola  Bay  and  the  continued  protection  of  the  waterway  bottom  and  grassbeds  of 
Palma Sola Bay has been ensured with stipulations. 
 
Access:  
Access to the subject property is from 36th Avenue West.   
 
Natural and Historic Features, Conservation and Preservation Areas:  
The project will continue to provide protection of the bottom and seagrass areas nearby.  No 
dredging  is  proposed and  signage marks  the  edges of  the  seagrass  bed.   Three  signs  are 
located along the north side of the seagrass bed, and one sign is located along the east side 
on the seagrass bed adjacent to the marina access channel.  There is also signage about the 
importance of seagrasses located adjacent to the parking lot near the existing boat ramp. 
 
Density/Intensity:  
The site has been  in operation as a marina, with a boat ramp, since before 1960.  Although 
the number of slips has varied over time,  ranging between twentyfive and fortyfive through 
the years,  the upland area has always been sufficient  to provide  the  necessary  support  for 
operation of the facility. 
 
Signs:  
As stated above,  the seagrass beds are marked for protection.   There are also navigational 
aids  in place adjacent  to  the site.     Finally,  “no wake” signs have been placed at  the end of 
each dock.  
 
Mixed Use or Entranceway Designation: 
The property is not located in an entranceway. 
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Utility Standards:  
The marina is currently supplied with water and sewer from a private company, Sunny Shores 
Water Company, not directly from Manatee County.  The new shower and restroom trailer will 
be  connected  to  the Sunny Shores Water Company  facility.   There are separate water and 
sewer connections that exist for the two proposed parcels, therefore no new connections will 
be needed.  The water and sewer connections are shown on the Preliminary Plan. 
 
Stormwater Management:  
Project Located in Flood Prone Area:                         Yes 
Type of Flooding (i.e., rainfall, riverine, 
      storm surge, etc.):                                                  Storm surge 
Project Subject to flow reduction:                                N/A 
Project subject to OFW:                                              Yes; Palma Sola Bay/Sarasota  Bay 
Estuarine System 
Watershed/Basin:                                                        Palma Sola Bay 
Project located within Floodplain and/or Floodway:    Project is inside 100 year FEMA 

floodplain (Zone VE) 
Drainage Easements/Access Easements required 
     for Existing system(s):                                            N/A 
Impairment:                                                                 Appears impaired for nutrients, 
                                                                                              fecal coliform, mercury, 
                                                                                              verify with FDEP (WBID’s 1883 

and 1888) 
 

 
ENVIRONMENTAL INFORMATION 

 
Wetlands 
There are no wetlands within the project boundary on land.  The only wetland is the adjacent 
water body, Palma Sola Bay. 
 
Uplands 
There are no upland habitats onsite. 
 
Endangered Species 
There are no endangered species onsite as this is a developed site with an existing marina 
use 
 
Trees 
Any trees and landscaping will be detailed on the Final Site Plan. 
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TRANSPORTATION 

 
Major Transportation Facilities 
The site currently has access to 36th Avenue West, which is a rural standard local road. 
 
Transportation Concurrency 
Transportation  concurrency  was  evaluated  as  part  of  the  review  of  this  project.  It  was 
determined that no Traffic Impact Statement or Study was required to be submitted by the 
applicant.    The  results  of  a  county  staff  review,  indicated  that  the  impacted  roadway 
segment is expected to operate above the adopted level of service (LOS) “D” performance 
standard with projectrelated  traffic and with no offsite concurrencyrelated  improvements 
being required for the project (see Certificate of Level of Service Compliance table below). 
 
Access 
In conjunction with  transportation concurrency, a review of access  issues was undertaken 
by County staff.  The site plan indicates access onto 36th Avenue West.  The results of the 
access review indicated that no siterelated improvements will be required for this project. 
 

CERTIFICATE OF LEVEL OF SERVICE (CLOS) COMPLIANCE 

 
TRANSPORTATION CONCURRENCY 

 
CLOS APPLIED FOR:           Y __√___   N ___ _   
TRAFFIC STUDY REQ’D:     Y _____     N __√__ 
 

 NEAREST THOROUGHFARE  LINK(S)  ADOPTED 
LOS 

FUTURE LOS 
(W/PROJECT) 

Cortez Road/S.R. 684  2315  “D”  “B” 
 
In summary, the results of this application review demonstrate that no offsite or siterelated 
improvements are required for this project. 
 

OTHER CONCURRENCY COMPONENTS 
 

Solid waste  landfill capacity and preliminary drainage  intent have been  reviewed with  this 
Preliminary Site Plan.   Potable water and wastewater will be reviewed at  the time of Final 
Site Plan/Construction Drawings submittal. 
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COMPLIANCE WITH COMPREHENSIVE PLAN 

 
The site is in the RES6 Future Land Use Category. A list of Comprehensive Plan 
Policies applicable to this request is attached. This project was specifically reviewed 
for compliance with the following policies: 
 
Policy 2.1.2.7 Appropriate Timing. The use of the subject property is not changing.  The 
marina has existed on the property since prior to the 1960’s. The surrounding area is 
characterized by a community park and mobile home parks that frequently utilize the 
facilities on site.   
 
Policy 2.2.1.12.1 Intent. The site is intended to continue the use as a marina.  The 
intent of the RES6 designation is to provide for a complement of residential support uses, 
in addition to the residential low density, urban residential environment. 
 
Policy 2.2.1.12.2 Range of Potential Uses.  The potential uses include suburban or urban 
residential uses, neighborhood retail uses, low intensity recreational uses, and appropriate 
waterdependent/waterrelated/waterenhanced uses.  The marina has been an 
established on the subject property since prior to the 1960’s. 
 
Policy 2.6.1.1 Compatibility. The Preliminary Site Plan recognizes the uses on the 
property and the surrounding development.  It continues to ensure compatibility with, and 
sensitivity with those surrounding uses.  
 

 
SPECIFIC APPROVAL – ANALYSES, RECOMMENDATIONS, FINDINGS 

 
When the PDW zone district was approved for the subject property on March 26, 2002, 
Specific Approvals were approved for the following instances: 
 

•  Reduce of the front yard setback; 
•  Allow the offstreet and loading conditions to remain in the condition existing at 

the time of the approval; 
•  Delete the requirement that all vehicle use areas containing more than one 

thousand (1,000) square feet to be landscaped; 
•  Delete the requirement for a ten (10) foot wide roadway buffer; and 
•  Allow Foundation Landscaping of less than twenty (200) square feet per one 

thousand (1,000) square feet of proposed gross floor area. 
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SPECIAL APPROVAL – ANALYSES, RECOMMENDATIONS, FINDINGS 

 
1.  Comprehensive  Plan  Policy  3.2.2.1.,  requires  any  project  that  is  adjacent  to  any 

perennial  lake or stream obtain special approval  to ensure  that project  impacts on 
these waterbodies are identified and minimized. 
 
Staff Analysis and Recommendation 

 
The  site  plan  and  accompanying  documentation  submitted  with  the  application 
demonstrates that there are no impacts proposed to the Palma Sola Bay area.   
 
The LDC Section 605 details the Special Approval process and states that this is a 
“process requiring an additional level of review that only needs to occur as a single 
development application; in this case, the application is seeking to revise an existing 
marina to add additional boat slips and allow liveaboards.  The marina has existed 
in  this  location  since  prior  to  the  1960’s  and  no  impacts  are  proposed  to  the 
protected area of Palma Sola Bay.   Land Development Code Section 605.3 states 
that a Special Approval shall continue in effect until such time as the use for which 
the special approval is granted discontinues for a period exceeding one year.  
 
The  LDC  Section  605.5  states  that  “Special  Approval may  be  granted  only  upon 
findings  that  the  project  will  have  no  significant  detrimental  impacts  on  natural 
resources, adjacent land uses, or public facilities and only when the specific criteria 
for  the use have been satisfied.    It  is staff’s opinion  that  the application submitted 
includes  all  information  necessary  to  make  a  finding  that  the  Special  Approval 
should be approved. 
 
Finding for Special Approval 
Notwithstanding the requirements of Comprehensive Plan Policy 3.2.2.1, the Board 
finds that  the purpose of  the Comprehensive Plan, specifically the  intent to require 
all new project adjacent to a perennial stream be established pursuant to the special 
approval  process.    The  information  submitted  with  the  Special  Approval,  in 
conjunction with the Preliminary Plan application, ensures that all criteria for the use 
proposed have been satisfied. 
 

2.  Comprehensive  Plan  Policy  2.2.2.5.4.,  states  that,  “Any  project  which  is  at  least 
partially within the CHHA Overlay District shall be submitted for approval under the 
special  approval  process…”    Similarly, Comprehensive Plan  Policy  2.2.2.4.4,  also 
requires  that  “any project which  is at  least partially within  the CEA Overlay District 
shall be submitted for approval under the special approval process…” 
 
Staff Analysis and Recommendation 
The purpose of  the CHHA and  the CEA Overlay Districts, and  the CPA  is  to  “limit 
the  amount  of  infrastructure  with  the  CHHA  and  CEA  Overlay  Districts,  and  the 
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CPA, and thereby limit the magnitude of public loss and involvement in mitigating for 
loss  private  infrastructure  to  Manatee  County  residents.  “    It  is  the  intent  of  this 
overlay  district  to  prohibit  permanent  structures  from  being  placed  in  this  district.  
The  only  new  structure  that  will  be  located  on  the  subject  property  is  a 
bathroom/shower  trailer  that will  provided  for  the  existing mobile  home  to  provide 
facilities  for  the boat slips on  the western end of  the property once  the property  is 
split. 
   
Finding for Special Approval 
Notwithstanding  the  requirements  of  Comprehensive  Plan  Policy  2.2.2.5.4.,  the 
Board  finds  that  the purpose of  the Comprehensive Plan,  specifically  the  intent  to 
require  any  project  which  is  at  least  partially  within  the  CHHA  and  CEA Overlay 
Districts  to  be  submitted  and  reviewed  under  the  special  approval  process.    The 
Special Approval ensures  that services are available  to ensure  the  transitioning of 
these lands, is satisfied to an equivalent degree by the proposed design. 
 
 

ATTACHMENTS 
1. Applicable Comprehensive Plan Policies 
2. Copy of Newspaper Advertising 
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ATTACHMENT #1 

APPLICABLE COMP PLAN POLICIES 
 

FUTURE LAND USE 
 
Policy 2.2.1.12                 RES6:  Establish the Residential 6 Dwelling Units/Gross Acre 

future land use category as follows: 
 
Policy 2.2.1.12.1            Intent:  To identify, textually in the Comprehensive Plan’s goals, 

objectives,  and  policies,  or  graphically  on  the  Future  Land 
Use Map, areas which are established for a low density urban, 
or  a  clustered  lowmoderate  density  urban,  residential 
environment.  Also, to provide for a complement of residential 
support  uses  normally  utilized  during  the  daily  activities  of 
residents of these low or lowmoderate density urban areas. 

 
Policy 2.2.1.12.2              Range of Potential Uses (see Policies 2.1.2.3 – 2.1.2.7, 2.2.1.5):  

Suburban  or  urban  residential  uses,  neighborhood  retail 
uses,  shortterm  agricultural  uses  other  than  special 
agricultural  uses,  agriculturallycompatible  residential  uses, 
public or semipublic uses, schools, low intensity recreational 
uses,  and  appropriate  waterdependent/waterrelated/water
enhanced uses (see also Objectives 4.2.1 and 2.10.4). 

 
Policy 2.2.1.12.3                Range of Potential Density/Intensity: 
 
                                            Maximum Gross Residential Density: 
 
                                            6 dwelling units per acre 
 
                                                Minimum Gross Residential Density:  5.0 only in CRA’s and 

UIRA  for  residential  projects  that  designate  a  minimum  of 
25% of the dwelling units as “affordable Housing.” 

 
                                           Maximum Net Residential Density: 
 
                                           12 dwelling units per acre 
 
                                               16  dwelling  units  per  acre within  the CRA’s  and UIRA  for 

residential  projects  that designate a minimum of  25% of  the 
dwelling  units  as  “Affordable  Housing.”  (except  within  the 
WO  or  CHHA  Overlay  Districts,  pursuant  to  Policies  2.3.1.4 
and 4.3.2.5) 

 
                                            Maximum Floor Area Ratio: 
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                                            0.23 (o.35 for miniwarehouse uses only) 
                                            1.00 inside the CRA’s and UIRA 
 
                                             Maximum Square Footage for Neighborhood Retail Uses: 
                                             Medium (150,000 sf.) 
 
Policy 2.2.1.12.4                Other Information: 
 

a)   All  mixed  and  multipleuse  projects  require  special 
approval, as defined herein, and as further defined in any 
land  development  regulations  developed  pursuant  to  § 
163.3202, F.S. 

b)  All  projects  for  which  gross  residential  density  exceeds 
4.5 dwelling units per acre, or in which any net residential 
density  exceeds  6  dwelling  units  per  acre  shall  require 
special approval. 

c)  Any nonresidential project exceeding 30,000 square  feet 
of gross building area shall require special approval. 

d)  Professional  office uses not  exceeding 3,000 square  feet 
in gross  floor area within  the category may be exempted 
from  compliance  with  any  locational  criteria  specified 
under  Policies  2.10.4.1  and  2.10.4.1  and  detailed  in  the 
Land  Use  Operative  Provisions  Section  E(1)  provided 
such office is located on a roadway classified as a minor 
or  principal  arterial,  however,  not  including  interstates 
and  shall  still  be  consistent  with  other  commercial 
development  standards  and with  other  goals,  objectives, 
and  policies  in  this  Comprehensive  Plan  (see  also 
2,10.4.2). 

 
Policy 2.2.1.13                 RES9:  Establish the Residential  9 Dwelling Units/Gross Acre 

future land use category as follows: 
 
Policy 2.2.1.13.1            Intent:  To identify, textually in the Comprehensive Plan’s goals, 

objectives,  and  policies,  or  graphically  on  the  Future  Land 
Use  Map,  areas  which  are  established  for  a  lowmoderate 
urban,  or  a  clustered  moderate  urban  residential 
environment.  Also, to provide for a complement of residential 
support  uses  normally  utilized  during  the  daily  activities  of 
residents of these urban areas. 

 
Policy 2.2.1.13.2              Range of Potential Uses (see Policies 2.1.2.3 – 2.1.2.7, 2.2.1.5):  

Suburban  or  urban  residential  uses,  neighborhood  retail 
uses,  dormitories,  shortterm  agricultural  uses  other  than 
special agricultural uses, agriculturallycompatible residential 
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uses,  public  or  semipublic  uses,  schools,  low  intensity 
recreational  uses,  and  appropriate  waterdependent/water
related/waterenhanced  uses  (see  also  Objectives  4.2.1  and 
2.10.4). 

 
Policy 2.2.1.13.3                Range of Potential Density/Intensity: 
 
                                            Maximum Gross Residential Density: 
 
                                            9 dwelling units per acre 
 
                                                Minimum Gross Residential Density:  7.0 only in CRA’s and 

UIRA  for  residential  projects  that  designate  a  minimum  of 
25% of the dwelling units as “affordable Housing.” 

 
                                           Maximum Net Residential Density: 
 
                                           16 dwelling units per acre 
 
                                               20  dwelling  units  per  acre within  the CRA’s  and UIRA  for 

residential  projects  that designate a minimum of  25% of  the 
dwelling  units  as  “Affordable  Housing.”  (except  within  the 
WO  or  CHHA  Overlay  Districts,  pursuant  to  Policies  2.3.1.4 
and 4.3.2.5) 

 
                                            Maximum Floor Area Ratio: 
 
                                            0.23 (0.35 for miniwarehouse uses only) 
                                            1.00 inside the CRA’s and UIRA 
 
                                            Maximum Square Footage for Neighborhood Retail Uses: 
                                            Medium (150,000 sf.) 
 
Policy 2.2.1.13.4                Other Information: 
 

a)   All  mixed  and  multipleuse  projects  require  special 
approval, as defined herein, and as further defined in any 
land  development  regulations  developed  pursuant  to  § 
163.3202, F.S. 

b)  All projects for which gross residential density exceeds 6 
dwelling  units  per  acre,  or  in  which  any  net  residential 
density  exceeds  9  dwelling  units  per  acre  shall  require 
special approval. 

c)  Any nonresidential project exceeding 30,000 square  feet 
of gross building area shall require special approval. 

d)  Professional  office uses not  exceeding 3,000 square  feet 
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in gross  floor area within  the category may be exempted 
from  compliance  with  any  locational  criteria  specified 
under  Policies  2.10.4.1  and  2.10.4.1  and  detailed  in  the 
Land  Use  Operative  Provisions  Section  E(1)  provided 
such office is located on a roadway classified as a minor 
or  principal  arterial,  however,  not  including  interstates 
and  shall  still  be  consistent  with  other  commercial 
development  standards  and with  other  goals,  objectives, 
and  policies  in  this  Comprehensive  Plan  (see  also 
2,10.4.2). 

 
Policy 2.2.2.4                CEA:  Establish the Coastal Evacuation Area Overlay District as 

follows: 
 
Policy 2.2.2.4.1             Definition:  The geographic area which lies within the evacuation 

area for a Category 1 Hurricane as established by the Manatee 
County Emergency Management Division of  the Public Safety 
Department  in  conjunction  with  the  Tampa  Bay  Regional 
Planning Council, as updated on a period basis. 

 
Policy 2.2.2.4.2               Purpose: 

a)   To limit population in the Category 1 Hurricane evacuation 
area requiring evacuation during storm events. 

b)   To  limit  the  amount  of  infrastructure,  both  private  and 
public,  within  the  CEA  Overlay  District  and  thereby  limit 
magnitude of public  loss and  involvement  in mitigating  for 
loss of private infrastructure to Manatee County residents. 

c)  To,  through  exercise  of  the  police  power,  increase  the 
degree of protection  to public and private property, and  to 
protect the lives of residents within the CEA, and reduce the 
risk of exposing lives or property to storm damage. 

d)  To  accomplish  shoreline  stabilization  along  coastal  areas 
by  limiting  development  activity  which  may  adversely 
impact shoreline stability. 

e)  To  protect  coastal  water  quality  by  reducing  impervious 
surface  along  coastal  areas,  thereby  reducing  the  risk  of 
incomplete treatment of stormwater runoff before discharge 
into coastal waters. 

f) To encourage, establish, and maintain the capacity of natural 
vegetative communities in mitigating the negative effects of 
storm  surge  and  tidal  velocity,  and  the  erosive  effect  of 
wave action. 

 
Policy 2.2.2.4.3             Applicable Goals, Objectives, and Policies:  Goals, objectives, 

and  policies  pertaining  to  the  CEA  Overlay  District  are 
contained  under  Objectives  4.3.1.,  4.3.2.,  4.4.2.,  and  4.4.3  of 
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the Coastal Management Element. 
 
                                               Compliance with all goals, objectives, and policies listed in 

this  subsection,  and with  other  applicable  goals,  objectives, 
policies,  and  development  regulations  is  required  for  all 
activity within the CEA Overlay District. 

 
Policy 2.2.2.4.4                  Effect of Mapping: 
 

a)   Any  project  which  is  at  least  partially  within  the  CEA 
Overlay District shall be submitted for approval under the 
special  approval  process,  except  in  the  instance  of  any 
project  on  lands  owned,  leased  or  operated  by  the 
Manatee  County  Port  Authority.    The  area  designated 
under  the  CEA  Overlay  District  on  the  Future  Land  Use 
Map  shall  also  be  subject  to  all  goals,  objectives,  and 
policies  overlaid  by  the  CEA  Overlay  District,  except 
where  policies  associated  with  the  CEA  Overlay  District 
conflict with such goals,  objectives  and policies.    In  this 
event,  policies  associated  with  the  CEA  Overlay  shall 
override other goals, objectives and policies. 
 

Policy 2.2.2.4.5                Development Restrictions/conditions 
 

a)   Prohibit  any  amendment  to  the  Future  Land  Use  Map 
which would  result  in  an  increase  in  allowable  residential 
density on sites within the Coastal Evacuation Area. 

 
Policy 2.2.2.5                    CHHA:  Establish the Coastal High Hazard Area Overlay 

District, as follows: 
 
Policy 2.2.2.5.1                         Definition:  The geographic area below the Category 1 storm 

surge  line  as  established  by  a  Sea,  Lake,  and  Overland 
Surges  from Hurricanes  (SLOSH)  computerized  storm surge 
model, pursuant  to applicable  law, as updated on a periodic 
basis. 

 
Policy 2.2.2.5.2                  Purpose: 

a)  To  limit  population  in  the  Coastal  High  Hazard  Area 
Overlay District. 

b)  To  limit  the amount of  infrastructure, both private and 
public,  within  the  CHHA  Overlay  District  and  thereby 
limit  magnitude  of  public  loss  and  involvement  in 
mitigating  for  loss of private  infrastructure  to Manatee 
County residents. 

c)  To,  through exercise of  the police power,  increase  the 
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degree of protection to public and private property, and 
to protect  the  lives  of  residents within  the CHHA,  and 
reduce  the  risk of exposing  lives or property  to storm 
damage.  

d)  To  accomplish  shoreline  stabilization  along  coastal 
areas  by  limiting  development  activity  which  may 
adversely impact shoreline stability. 

e)  To protect coastal water quality by reducing imperious 
surface along coastal area, thereby reducing the risk of 
incomplete  treatment  of  stormwater  runoff  before 
discharge into coastal waters. 

f)  To  encourage,  establish,  and maintain  vegetative  and 
spatial  buffer  zones,  in  order  to maintain  the  capacity 
of  natural  vegetative  communities  in  mitigating  the 
negative effects of storm surge, and tidal velocity, and 
the erosive effect of wave action. 

 
Policy 2.2.2.5.3                Applicable Goals, Objectives, and Policies:  Goals, objectives, 

and  policies  pertaining  to  the  CHHA  Overlay  District  are 
contained under Objectives 4.3.1, 4.3.2, 4.4.2 and 4.4.3 of the 
Coastal  Management  Element.    Compliance  with  all  goals, 
objectives, and policies listed in these subsections, and with 
other applicable goals, objectives, policies, and development 
regulations  is  required  for  all  activity  within  the  CHHA 
Overlay District. 

 
Policy 2.2.2.5.4                 Effect of Mapping: 

a)   Any project which is at least partially within the CHHA 
Overlay District  shall  be  submitted  for  approval under 
the special approval process, except in the instance of 
any project on lands owned, leased, or operated by the 
Manatee  County  Port  Authority.    The  area  designated 
under  the  CHHA  Overlay  District  on  the  Future  Land 
Use Map  shall  also  be  subject  to  all  goals,  objectives 
and policies  for  any  future  land use category overlaid 
by the CHHA District, except where policies associated 
with  the  CHHA  Overlay  conflict  with  such  goals, 
objectives  and  policies.    In  this  event,  policies 
associated with the CHHA Overlay shall override other 
goals,  objectives  and  policies.    The  extent  and 
coverage  of  the  area  designated  as  CHHA  is  an 
approximation,  and  is  subject  to  a  more  precise 
determination  on  any  project  within,  or  proximate  to, 
that area shown on the Future Land Use Map as CHHA.  
At  the  time of review of any such project  for  issuance 
of  any  development  order  establishing  total  or  partial 
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development potential, evaluation of a predevelopment 
topographic  survey  of  the  site  shall  be  utilized  to 
determine the extent of the CHHA District Overlay. 

b)  See also objectives listed under Policy 2.2.2.5.3. 
 

Policy 2.2.2.5.5                 Development Restrictions/Conditions 
 
a)   Prohibit  any  amendment  to  the  Future  Land Use Map 

which  would  result  in  an  increase  in  allowable 
residential  density  on  sites  within  the  Coastal  High 
Hazard Area Overlay District. 

 
Objective 2.6.1                  Compatibility Through Screening, Buffering, Setbacks, and 

Other Mitigative Measures: 
 
                                                Require suitable separation between adjacent land uses to 

reduce  the  possibility  of  adverse  impacts  to  residents  and 
visitors, to protect the public health, and to provide for strong 
communities.  

 
Policy 2.9.4.4                  Protect natural waterfront vistas as a defining characteristic of 

Manatee County.   Protection measures may  include, but not 
be limited to the following: 

                                            
−  increased waterfront setbacks and buffers, 
−  additional plantings of native vegetation. 
−  maintaining  conservation  areas  in  public  or  joint 

ownership arrangements, 
−  provision of joint boat docking facilities. 
−  limitations on height and size of structures. 

 
CONSERVATION 
 
Policy 3.2.2.1                Require all projects that are adjacent to any perennial lake or 

stream,  as  reflected  in  the  Manatee  County  Soil  Survey, 
obtain  special  approval  to  ensure  that  project  impacts  on 
these waterbodies are  identified and minimized.    (See Policy 
2.3.1.2) 
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