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March 19, 2019 
 
Board of County Commissioners 
Manatee County Government 
Building & Development Services Department 
1112 Manatee Avenue West, 4th Floor 
Bradenton, FL  34205 
 
RE: Revised Specific Approval Requests 

HC Properties, LLC/Shops at Harrison Ranch 
 
Honorable Commissioners: 
 

On behalf of the Applicant, we are respectfully requesting Manatee County’s approval of 
the following Specific Approvals with the request to modify the General Development Plan 
previously approved by the Board of County Commissioners via PDMU-11-12(G).   
 

Where possible, the strict application of the Land Development Code has been included 
in the design of the site.  The General Development Plan application for the project within the 
Planned Development Mixed Use district includes requests for Specific Approval of requirements 
for development under standard district regulations that shall be designed so as to be sensitive 
to the impacts of the specific approval requested.  Additionally, the property is located within the 
North Central Overlay District (NCO).  LDC Section 403.12.B.2 allows for a property owner to 
request Specific Approval where there are circumstances where property configuration prohibits 
complete compliance with the requirements of the NCO.   

 
We are respectfully requesting the following Specific Approval to the Land Development 

Code for the Preliminary Site Plan: 
 

1. North Central Overlay District Commercial and Office Uses Roadway Buffer - Section 
403.12.D.4(a) 

 
The Applicant is requesting a Specific Approval for an alternative to Section 403.12.D.4(a) 
of the LDC.  This Specific Approval will allow for a thirty-foot roadway buffer along US 
301 and Harrison Ranch Boulevard, consistent with the thirty-foot landscape easement.   
 
A second Specific Approval is also requested to Section 403.12.D.4(a) to reduce the 
number of required Evergreen Understory Trees from six to three.  This approval will 
allow the installation of all other required plant materials within the thirty-foot buffer 
meeting the intent of the requirement to provide opacity when viewed from the edge of 
pavement from the nearest outside travel lane of US Highway 301 North within three 
years of Certificate of Occupancy.  This will also allow establishment of the tree canopy 
without crowding from the reduced width buffer requested above.  The three required 
Evergreen Understory Trees per linear foot will be placed in the northern buffer to 
enhance the screening of the project adjacent to the Harrison Ranch Subdivision. 
 
There are unique circumstances for this request.  Little commercial development has 
occurred in the Parrish area since the adoption of the North Central Overlay (NCO) 
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District.  The Petzoldt, Curtis & Burnside, Kent/Xpress Storage US 301 North project 
approved under PDC-10-15 received a specific approval for a variable width buffer along 
Old Tampa Road.  The 301 Oxford, LLLP/301 Oxford project approved under PDMU-15-
14(Z)(P) received specific approval for a twenty-five-foot buffer along US 301.  The 
proposed roadway buffers will continue to provide a well-designed landscape buffer in 
keeping with the intent of the NCO regulations to ensure screening of the commercial 
uses from US Highway 301 and Harrison Ranch Boulevard.   
 

2. North Central Overlay District Building Scale and Mass – Section 403.12.G.6(a) 
 

The Applicant is requesting a Specific Approval for an alternative to Section 403.12.G.6(a) 
of the LDC.  This Specific Approval will allow for a retail building utilized principally by 
a single tenant to exceed 75,000 square feet outside of the Retail Office Residential or 
Mixed Use Future Land Use categories of the Comprehensive Plan.  Little commercial 
development has occurred in the Parrish area since the adoption of the North Central 
Overlay (NCO) District.  There are few large parcels that are suitable for development of 
large, principally single-tenant retail buildings within the North Central Overlay District 
also within the Retail Office Residential or Mixed Use Future Land Use categories.  The 
area is and may continue to be generally devoid of the types of goods and services offered 
to the community by large retailers.  Consequently, the current and future residents of 
this area must travel relatively greater distances to find the goods and services offered by 
large retailers.  In keeping with the County’s general objective to locate goods and services 
closer to residents thereby reducing traffic in more heavily traveled areas, the request is 
in keeping with the ULI How Will We Grow Report and the policies of the Comprehensive 
Plan to provide services in proximity of residential users.   
 
To address compatibility of the proposed retail building, in excess of 75,000 square feet, 
the building design will meet all design requirements of the North Central Overlay 
District point system outlined in Table 4-11 and Table 4-12.  Hours of delivery will be 
restricted as noted in Stipulation A.5 of the drafted zoning ordinance.  A decorative wall 
will be installed pursuant to Stipulations A.7 and A.8. 
 
Thank you for your consideration.  Please do not hesitate to contact me with any questions 

regarding the Special Approval requests. 
 
Very truly yours, 
ZNS ENGINEERING, L.C. 

 
RACHEL WHITCOMB LAYTON, AICP 
Director of Planning 
cc: Jeb Mulock, PE, ZNS Engineering, LC 
 John Falkner, HC Properties, LLC 
 Steve Cerven, HC Properties, LLC 
 Tom Brown, HC Properties, LLC 


