
May 14, 2015 Planning Commission Meeting 
Agenda Item #3 

 
 
Subject 
Z-14-05-24/7 Development Holdings, LLC/ SR 70 and 66th Rezone- MEPS360- DTS20140473- Quasi-Judicial- 
Rossina Leider  
 
Briefings 
None 
 
Contact and/or Presenter Information 

Presenter: 

   Rossina Leider, Planner 

   941-748-4501 x 6859 

Contact: 

   Bobbi Roy, Planning Coordinator  

   941-748-4501 x6878 

 
 
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, I move to recommend ADOPTION of Manatee County Zoning Ordinance No. Z-14-05, as 
recommended by staff.  

 
 
Enabling/Regulating Authority 

Manatee County Comprehensive Plan 

Manatee County Land Development Code   

 
 
Background Discussion 

• This is a straight rezone request for a 2.75± acre vacant site (120,000 square feet) from A (General 
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Agriculture) to GC (General Commercial). The site is within the R/O/R (Retail/Office/Residential) FLUC. 
• The site is located on the northwest corner of SR 70 and 66th Street East, and until 2014 was part of a 
bigger property partially developed with educational uses (Braden River High School and Manatee Technical 
Institute) owns by the Manatee County School Board. 
• The R/O/R FLUC list retail, wholesale or office commercial uses which function in the market place as 
neighborhood, community, or region-serving in the range of potential uses, with a maximum Floor Area Ratio 
(FAR) of 0.35 and 1.0 for hotels only (special approval is required for projects exceeding 0.25 FAR except for 
mini-warehouse). R/O/R FLUC exempts commercial projects from commercial locational criteria requirements 
(i.e. within 1,500 feet of two functionally classified roadways designated as Collector or higher). 
• The range of uses permitted in the GC zoning district include retail sales, eating establishment, bank, hotel, 
office, gas pumps, convenience stores, etc.  Developments within the GC zoning district are limited to a 
maximum building size of 50,000 square feet, with a minimum lot width of 75 feet and lot size of 7,500 
square feet, and a maximum FAR of 0.25 (without Special Approval) except for a mini-warehouse (0.35).   
• The site exceeds the minimum lot width and lot size for the GC zoning district. The maximum potential 
building area will be 30,000± square foot, except for a mini-warehouse use which allows a maximum of 
42,000± square foot building.  
• The site will have direct access to 66th Street East, a two lane local street that provides connection to Braden 
River High School & Manatee Technical Institute to the north and west, and to Pleasant Lake RV Resort & 
Campbell Commercial Subdivision to the east. Any potential access point along SR 70 shall be determined by 
the FDOT at the time of Final Site Plan submittal. 
• Compliance with the standards of the GC zoning district and all other requirements of the LDC will be 
reviewed and verified with future site plan approval for this site. 
• Staff recommends approval. 

  

 
  

 
 
County Attorney Review 
Other (Requires explanation in field below) 
 
Explanation of Other 
Sarah Schenk reviewed and responded by email.  
 
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 
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Attachment:  Maps Future Land Use, Zoning, Aerial- SR 70 & 66th Z1405- 5-14-15.pdf 
Attachment:  Staff Report SR 70 & 66th ST Rezone- Z-14-05- 150514.pdf 
Attachment:  24 7 Zoning Disclosure affidavit.pdf 
Attachment:  Affidavit of Publishing - SR 70 and 66th St. Rezone - Z-14-05 - Sarasota Herald Tribune - 5-14-
15PC.pdf 
Attachment:  Affidavit of Publishing - SR 76 and 66th Street Rezone - Z-14-05 - Bradenton Herald - 5-14-15 
PC.pdf 
 

Manatee County Government Administrative Center
Commission Chambers, First Floor

9:00 a.m. - May 14, 2015



MEMORANDUM 

 

Building and Development Services Department 
Public Hearings  

1112 Manatee Avenue West, 4th Floor  
Phone number: (941) 748-4501 ext. 6878  

LARRY BUSTLE * CHARLES B. SMITH * JOHN R. CHAPPIE * ROBIN DiSABATINO * VANESSA BAUGH * CAROL WHITMORE * BETSY BENAC 

 District 1 District 2 District 3 District 4 District 5 District 6 District 7 

 

 

 

THIS MEMO AND THE CHANGES INDICATED BELOW ARE REFLECTED IN THE ELECTRONIC AGENDA (E-
AGENDA)  
 

Minutes for Approval – April 9, 2015  

 

Item 2. -  PDR-15-01(Z)(P) – Soho Mendoza, LLC/Willow Hammock – DTS20150012 – MEPS387 
– Stephanie Moreland –  Revised Stipulations and revision to Preliminary Site Plan to eliminate 
Billboard Signs – See attached  

 

Item 3. – Z-14-05 – 24/7 Development Holdings, LLC/SR 70 and 66th Rezone – MEPS360 – 
DTS20140473 – Rossina Leider – Traffic Impact Statement – see attached  

 

 
 
 
 
 
 
 

 
 
 
 
cc:  Planning Commissioners – 4 
 Tom Gerstenberger, Stormwater Engineering Division Manager  

Joel Christian, Environmental Review Manager  
 Sarah Schenk, Assistant County Attorney  

William Clague, Deputy County Attorney  
Bobby Jones, Development Review Specialist   
Rossina Leider, Planner 
Stephanie Moreland, Principal Planner 
Bobbi Roy, Planning Coordinator 
Danielle Walker  
Board Records  

  Counter Copy 
 
 
  

To: Robin Meyer, AICP, Development Services Division 

Manager/Zoning Official  

From: Bobbi Roy, Planning Coordinator 

Date: May 13, 2015 

Subject: Agenda Update for the May 14, 2015 Planning Commission 
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From: Jason Utley
To: "groth@bohlereng.com"
Cc: Nelson Galeano; Steve Kollar; Susan Barfield; Mark Mayer; Rossina Leider
Subject: SR 70 & 66th Street East Rezone - Traffic Impact Statement Approval Letter
Date: Monday, March 23, 2015 12:13:00 PM
Attachments: 2015-03-13_SR70_&_66th_Street_E_TIS_AJ15022tis.pdf

 
RE: SR 70 & 66th Street East Rezone - Traffic Impact Statement Approval Letter

Petition # Z-14-05/MEPS-360/DTS#20140473

Consultant: Bohler Engineering

Dear Mr. Roth,

 

Manatee County Transportation Planning Division staff have reviewed and approved the Traffic Impact

 Statement (TIS), dated March 13, 2015, to rezone a 2.76 +/- acre parcel of land from Agricultural (A) to

 Commercial General (CG).  The TIS was prepared by Atlantic Traffic & Design Engineers, Inc.  Based on

 the data provided in this document the Applicant has addressed the Comprehensive Plan requirements,

 and provided appropriate traffic-related information to substantiate the findings.

 

Please note that concurrency has not been granted as a part of this approval letter and prior to

 preparation of a Traffic Impact Analysis (TIA) for the subject project at the Preliminary Site Plan (PSP) or

 Final Site Plan (FSP) stage, the Applicant will need to coordinate with Manatee County Transportation

 Planning staff for an updated methodology. 

 

If you have any questions or require further assistance, please contact Clarke Davis (941.708.7450

 x7272, clarke.davis@mymanatee.org) or me at the number below.

 

Thanks,

 
 
Jason Utley, AICP

Transportation Systems Modeler

Manatee County Government

941.708.7478

jason.utley@mymanatee.org

1022 26th Avenue East

Bradenton, FL  34208  

mailto:groth@bohlereng.com
mailto:Nelson.Galeano@mymanatee.org
mailto:steve.kollar@mymanatee.org
mailto:susan.barfield@mymanatee.org
mailto:mark.mayer@mymanatee.org
mailto:rossina.leider@mymanatee.org
mailto:clarke.davis@mymanatee.org
mailto:jason.utley@mymanatee.org
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INTRODUCTION 


Atlantic Traffic & Design Engineers, Inc. (ATDE) has prepared this Traffic Impact 


Statement to examine the rezoning of an approximately 2.76 acre parcel located on the northwest 


corner of the SR 70 intersection with 66th Street East in Manatee County.  The subject property is 


currently zoned Agricultural (A).  As the parcel is proposed to be developed with a commercial 


use, the applicant has requested a rezone from Agricultural (A) to Commercial General (CG).   


The site is located on the northwest corner of the unsignalized SR 70 intersection with 66th 


Street East and is currently undeveloped, as shown on Figure 1 in the Appendix.  A variety of 


commercial uses are located to the east of the subject property along SR 70 and the Manatee 


Technical Institute is located to the west of the property.  Along the site frontage, SR 70 provides 


three lanes to accommodate each direction of travel and is separated by a grass median.   


This Traffic Impact Statement has been prepared to compare the projected traffic generation 


of the allowable land uses of the existing property zoning and the proposed zoning/FLUC.  The 


proposed zoning/FLUC anticipates the development of 11,000 square feet of retail space and a 


3,000 square foot fast-food restaurant with drive-thru at this time. 
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 EXISTING CONCURRENCY REGULATED ROADWAY 
SEGMENT DATA 


The subject property is located along westbound SR 70 (from 66th Street East to 63rd Street 


East) and southbound 66th Street East (from SR 70 to 52nd Avenue East).  Information for the 


adjacent roadways has been obtained from the 2012 Florida Department of Transportation 


(FDOT) Quality/Level of Service Handbook Tables and the most current Manatee County 


Concurrency Transportation Link sheet located in the Appendix.  Table I summarizes the 


existing conditions of the concurrency regulated SR 70 roadway segment.  As 66th Street East is 


not a concurrency regulated roadway, it was not given further consideration in this Traffic 


Impact Statement.  Note, the existing roadway segment is functioning at or above the Level of 


Service Standard for the roadway segment. 


TABLE I 
EXISTING ROADWAY LINK INFORMATION 


Link Street From To 
Existing 
Traffic 
Volume 


Vested 
Traffic 
Volume 


Peak 
Hour 
Total 


Cross 
Section 


Peak Hour 
Two-Way LOS 


Standard 
Service Volume 


5% Peak Hour 
Two-Way LOS 


Standard 
Service 
Volume 


3111 SR 70 66th 
Street 


63rd 
Street 
East 


3,886 1,376 5,262 6D 5,660* 283 


LOS Standard D Existing LOS C 
*5% adjustment included for right-turn lane 
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FUTURE LAND USE CATEGORY 


The subject property is currently zoned Agricultural (A).  Given the nature of the intended 


uses for this FLUC which include farming establishments, limited trip generation can be 


expected.  Therefore, in efforts to perform a conservative analysis, no allowable development 


was assumed for the subject property. 


The proposed zoning for the subject property is Commercial General (CG) and the 


anticipated uses at this time include 11,000 square feet of retail space and a 3,000 square foot 


fast-food restaurant with drive-thru.  The maximum FAR for the proposed zoning without special 


approval is 0.25.  Therefore in efforts to perform a maximum of maximums analysis for the 


proposed zoning, 30,000 square feet of retail space was considered. 


TRIP GENERATION 


Trip generation projections were prepared based on data published by the Institute of 


Transportation Engineers (ITE) in the 9th Edition of Trip Generation.  Specifically, ITE Land 


Use Code 820: “Shopping Center” was utilized for the retail space and ITE Land Use Code 934: 


“Fast-Food Restaurant with Drive-Thru” was utilized for the fast-food restaurant with drive-thru.  


The ITE trip generation summaries are provided in the Appendix.  Table II compares the total 


weekday evening peak hour trip generation for each of the proposed land uses with the 


maximum square footage allowable considered under the rezoning.  


TABLE II 
ITE TRIP GENERATION 


WEEKDAY EVENING PEAK HOUR  


ITE LUC Land Use Estimated Gross Floor 
Area 


Total PM Peak 
Hour Trips 


820 Shopping Center 11,000 SF 137 


934 Fast-Food Restaurant 
with Drive-Thru 3,000 SF 98 


Total Anticipated Rezoning Trip Generation 235 


As can be seen in Table II, the proposed rezoning of the subject property is calculated to 


generate a maximum of 235 trips during the evening peak hour with consideration of the 


anticipated development.   
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Table III summarizes the weekday evening peak hour trip generation for the maximum of 


maximums analysis of the proposed zoning utilizing 30,000 square feet of retail space. 


TABLE III 
ITE TRIP GENERATION 


WEEKDAY EVENING PEAK HOUR  


ITE LUC Land Use Estimated Gross Floor 
Area 


Total PM Peak 
Hour Trips 


820 Shopping Center 30,000 SF 267 


TRIP ASSIGNMENT 


No access is currently provided to the subject property as it is undeveloped.  Under the 


proposed conditions, this analysis assumes ingress and egress would be provided to the 


development along both of the property frontages.  The trip assignment for the proposed daily 


traffic volumes has been assumed to be 100% oriented to SR 70.  Table IV summarizes the 


evening peak hour trips for the proposed development on each of the adjacent concurrency 


regulated roadway. 


TABLE IV 
PROPOSED TRIP DISTRIBUTION TO ROADWAY SEGMENTS 


EVENING PEAK HOUR 


Link Street From To Cross 
Section 


Number of Total 
Trips  


(% distribution) 


5% Peak Hour Two-
Way LOS Standard 


Service Volume 


3111 SR 70 66th Street 
East 


63rd Street 
East 6D 267 (100%) 283 


 
ANALYSIS 


The proposed FLUC change is projected to generate an increase in evening peak hour trips 


oriented to the roadway segments is not expected to exceed 5% of the two-way LOS standard 


service volume for either roadway segment.  Table V summarizes the existing and proposed 


evening peak hour traffic volumes for the SR 70 roadway segment and provides a comparison to 


the proposed peak hour service volume.  As previously noted, 66th Street East is not a regulated 


roadway, and therefore it is assumed the future land use change would have minimal impact on 


the roadway. 
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TABLE V 
LAND USE COMPARISON 


EVENING PEAK HOUR 


Zoning Designation Peak Hour 
Total 


Site Generated 
Trips 


Total 
Trips 


LOS Standard 
Service Volume 


Available 
Capacity 


Agricultural (A) 5,262 0 5,262 5,660 398 
Commercial General (CG) 5,262 267 5,529 5,660 131 


It should be noted no passerby trip credits were applied to the projected trips generated by the 


retail space. 
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CONCLUSIONS 


In summary, the proposed change in FLUC for Agricultural (A) to Commercial General (CG) 


is not expected to have any negative traffic related impacts on the SR 70 roadway segments 


adjacent to the subject property.  This Traffic Impact Statement has been prepared for the 


purposes of rezoning only, and it is understood by the applicant that a more detailed Traffic 


Impact Statement or Traffic Impact Analysis may be required as part of the Site Plan submission. 
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TECHNICAL APPENDIX 
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Trip Generation Summary - Phase 1


Project:


Alternative:


Open Date:


Analysis


Average Weekday Driveway Volumes


AJ15022


Alternative 1


2/16/2015


2/16/2015


ITE Land Use Enter Exit Enter Exit


Average Daily Trips


AM Peak Hour PM Peak Hour


Enter Exit TotalTotal Total


Adjacent Street Traffic Adjacent Street Traffic


820 CENTERSHOPPING 1


11 Gross Leasable Area 1000 SF


1377166


934 FASTFOODDT 1


3 Gross Floor Area 1000 SF


984751


Unadjusted Driveway Volume


Unadjusted Pass-By Trips


Adjusted Driveway Volume


0 0 0 0 0 0 117 118 235


0 0 0 0 0 0 48 48 96


0 0 0 0 0 0 83 84 167


Internal Capture Trips 0 0 0 0 0 0 34 34 68


0 0 0 0 0 0 34 34 68


0 0 0 0 0 0 49 50 99


Adjusted Pass-By Trips


Adjusted Volume Added to Adjacent Streets


Total AM Peak Hour Internal Capture = 0 Percent


Total PM Peak Hour Internal Capture = 29 Percent


1TRIP GENERATION 2013,  TRAFFICWARE, LLC


Source: Institute of Transportation Engineers,  Trip Generation Manual 9th Edition, 2012







Trip Generation Summary - Phase 2


Project:


Alternative:


Open Date:


Analysis


Average Weekday Driveway Volumes


AJ15022


Alternative 1


2/16/2015


2/16/2015


ITE Land Use Enter Exit Enter Exit


Average Daily Trips


AM Peak Hour PM Peak Hour


Enter Exit TotalTotal Total


Adjacent Street Traffic Adjacent Street Traffic


820 CENTERSHOPPING 2


30 Gross Leasable Area 1000 SF


267139128


Unadjusted Driveway Volume


Unadjusted Pass-By Trips


Adjusted Driveway Volume


0 0 0 0 0 0 128 139 267


0 0 0 0 0 0 44 47 91


0 0 0 0 0 0 128 139 267


Internal Capture Trips 0 0 0 0 0 0 0 0 0


0 0 0 0 0 0 44 47 91


0 0 0 0 0 0 84 92 176


Adjusted Pass-By Trips


Adjusted Volume Added to Adjacent Streets


Total AM Peak Hour Internal Capture = 0 Percent


Total PM Peak Hour Internal Capture = 0 Percent


1TRIP GENERATION 2013,  TRAFFICWARE, LLC


Source: Institute of Transportation Engineers,  Trip Generation Manual 9th Edition, 2012
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INTRODUCTION 

Atlantic Traffic & Design Engineers, Inc. (ATDE) has prepared this Traffic Impact 

Statement to examine the rezoning of an approximately 2.76 acre parcel located on the northwest 

corner of the SR 70 intersection with 66th Street East in Manatee County.  The subject property is 

currently zoned Agricultural (A).  As the parcel is proposed to be developed with a commercial 

use, the applicant has requested a rezone from Agricultural (A) to Commercial General (CG).   

The site is located on the northwest corner of the unsignalized SR 70 intersection with 66th 

Street East and is currently undeveloped, as shown on Figure 1 in the Appendix.  A variety of 

commercial uses are located to the east of the subject property along SR 70 and the Manatee 

Technical Institute is located to the west of the property.  Along the site frontage, SR 70 provides 

three lanes to accommodate each direction of travel and is separated by a grass median.   

This Traffic Impact Statement has been prepared to compare the projected traffic generation 

of the allowable land uses of the existing property zoning and the proposed zoning/FLUC.  The 

proposed zoning/FLUC anticipates the development of 11,000 square feet of retail space and a 

3,000 square foot fast-food restaurant with drive-thru at this time. 
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 EXISTING CONCURRENCY REGULATED ROADWAY 
SEGMENT DATA 

The subject property is located along westbound SR 70 (from 66th Street East to 63rd Street 

East) and southbound 66th Street East (from SR 70 to 52nd Avenue East).  Information for the 

adjacent roadways has been obtained from the 2012 Florida Department of Transportation 

(FDOT) Quality/Level of Service Handbook Tables and the most current Manatee County 

Concurrency Transportation Link sheet located in the Appendix.  Table I summarizes the 

existing conditions of the concurrency regulated SR 70 roadway segment.  As 66th Street East is 

not a concurrency regulated roadway, it was not given further consideration in this Traffic 

Impact Statement.  Note, the existing roadway segment is functioning at or above the Level of 

Service Standard for the roadway segment. 

TABLE I 
EXISTING ROADWAY LINK INFORMATION 

Link Street From To 
Existing 
Traffic 
Volume 

Vested 
Traffic 
Volume 

Peak 
Hour 
Total 

Cross 
Section 

Peak Hour 
Two-Way LOS 

Standard 
Service Volume 

5% Peak Hour 
Two-Way LOS 

Standard 
Service 
Volume 

3111 SR 70 66th 
Street 

63rd 
Street 
East 

3,886 1,376 5,262 6D 5,660* 283 

LOS Standard D Existing LOS C 
*5% adjustment included for right-turn lane 
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FUTURE LAND USE CATEGORY 

The subject property is currently zoned Agricultural (A).  Given the nature of the intended 

uses for this FLUC which include farming establishments, limited trip generation can be 

expected.  Therefore, in efforts to perform a conservative analysis, no allowable development 

was assumed for the subject property. 

The proposed zoning for the subject property is Commercial General (CG) and the 

anticipated uses at this time include 11,000 square feet of retail space and a 3,000 square foot 

fast-food restaurant with drive-thru.  The maximum FAR for the proposed zoning without special 

approval is 0.25.  Therefore in efforts to perform a maximum of maximums analysis for the 

proposed zoning, 30,000 square feet of retail space was considered. 

TRIP GENERATION 

Trip generation projections were prepared based on data published by the Institute of 

Transportation Engineers (ITE) in the 9th Edition of Trip Generation.  Specifically, ITE Land 

Use Code 820: “Shopping Center” was utilized for the retail space and ITE Land Use Code 934: 

“Fast-Food Restaurant with Drive-Thru” was utilized for the fast-food restaurant with drive-thru.  

The ITE trip generation summaries are provided in the Appendix.  Table II compares the total 

weekday evening peak hour trip generation for each of the proposed land uses with the 

maximum square footage allowable considered under the rezoning.  

TABLE II 
ITE TRIP GENERATION 

WEEKDAY EVENING PEAK HOUR  

ITE LUC Land Use Estimated Gross Floor 
Area 

Total PM Peak 
Hour Trips 

820 Shopping Center 11,000 SF 137 

934 Fast-Food Restaurant 
with Drive-Thru 3,000 SF 98 

Total Anticipated Rezoning Trip Generation 235 

As can be seen in Table II, the proposed rezoning of the subject property is calculated to 

generate a maximum of 235 trips during the evening peak hour with consideration of the 

anticipated development.   
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Table III summarizes the weekday evening peak hour trip generation for the maximum of 

maximums analysis of the proposed zoning utilizing 30,000 square feet of retail space. 

TABLE III 
ITE TRIP GENERATION 

WEEKDAY EVENING PEAK HOUR  

ITE LUC Land Use Estimated Gross Floor 
Area 

Total PM Peak 
Hour Trips 

820 Shopping Center 30,000 SF 267 

TRIP ASSIGNMENT 

No access is currently provided to the subject property as it is undeveloped.  Under the 

proposed conditions, this analysis assumes ingress and egress would be provided to the 

development along both of the property frontages.  The trip assignment for the proposed daily 

traffic volumes has been assumed to be 100% oriented to SR 70.  Table IV summarizes the 

evening peak hour trips for the proposed development on each of the adjacent concurrency 

regulated roadway. 

TABLE IV 
PROPOSED TRIP DISTRIBUTION TO ROADWAY SEGMENTS 

EVENING PEAK HOUR 

Link Street From To Cross 
Section 

Number of Total 
Trips  

(% distribution) 

5% Peak Hour Two-
Way LOS Standard 

Service Volume 

3111 SR 70 66th Street 
East 

63rd Street 
East 6D 267 (100%) 283 

 
ANALYSIS 

The proposed FLUC change is projected to generate an increase in evening peak hour trips 

oriented to the roadway segments is not expected to exceed 5% of the two-way LOS standard 

service volume for either roadway segment.  Table V summarizes the existing and proposed 

evening peak hour traffic volumes for the SR 70 roadway segment and provides a comparison to 

the proposed peak hour service volume.  As previously noted, 66th Street East is not a regulated 

roadway, and therefore it is assumed the future land use change would have minimal impact on 

the roadway. 
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TABLE V 
LAND USE COMPARISON 

EVENING PEAK HOUR 

Zoning Designation Peak Hour 
Total 

Site Generated 
Trips 

Total 
Trips 

LOS Standard 
Service Volume 

Available 
Capacity 

Agricultural (A) 5,262 0 5,262 5,660 398 
Commercial General (CG) 5,262 267 5,529 5,660 131 

It should be noted no passerby trip credits were applied to the projected trips generated by the 

retail space. 
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CONCLUSIONS 

In summary, the proposed change in FLUC for Agricultural (A) to Commercial General (CG) 

is not expected to have any negative traffic related impacts on the SR 70 roadway segments 

adjacent to the subject property.  This Traffic Impact Statement has been prepared for the 

purposes of rezoning only, and it is understood by the applicant that a more detailed Traffic 

Impact Statement or Traffic Impact Analysis may be required as part of the Site Plan submission. 
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TECHNICAL APPENDIX 





FREEWAYS
CD

5,540 6,700
8,370 10,060
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(Multipty motorized vehicle volumes shown below by number of

directional roadway lanes to detemine two-way maximum seruice
volumes.)
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volumes )

SidewalkCoverage B C D
0-49% :t {< 250
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TABLE 4
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Trip Generation Summary - Phase 1

Project:

Alternative:

Open Date:

Analysis

Average Weekday Driveway Volumes

AJ15022

Alternative 1

2/16/2015

2/16/2015

ITE Land Use Enter Exit Enter Exit

Average Daily Trips

AM Peak Hour PM Peak Hour

Enter Exit TotalTotal Total

Adjacent Street Traffic Adjacent Street Traffic

820 CENTERSHOPPING 1

11 Gross Leasable Area 1000 SF

1377166

934 FASTFOODDT 1

3 Gross Floor Area 1000 SF

984751

Unadjusted Driveway Volume

Unadjusted Pass-By Trips

Adjusted Driveway Volume

0 0 0 0 0 0 117 118 235

0 0 0 0 0 0 48 48 96

0 0 0 0 0 0 83 84 167

Internal Capture Trips 0 0 0 0 0 0 34 34 68

0 0 0 0 0 0 34 34 68

0 0 0 0 0 0 49 50 99

Adjusted Pass-By Trips

Adjusted Volume Added to Adjacent Streets

Total AM Peak Hour Internal Capture = 0 Percent

Total PM Peak Hour Internal Capture = 29 Percent

1TRIP GENERATION 2013,  TRAFFICWARE, LLC

Source: Institute of Transportation Engineers,  Trip Generation Manual 9th Edition, 2012



Trip Generation Summary - Phase 2

Project:

Alternative:

Open Date:

Analysis

Average Weekday Driveway Volumes

AJ15022

Alternative 1

2/16/2015

2/16/2015

ITE Land Use Enter Exit Enter Exit

Average Daily Trips

AM Peak Hour PM Peak Hour

Enter Exit TotalTotal Total

Adjacent Street Traffic Adjacent Street Traffic

820 CENTERSHOPPING 2

30 Gross Leasable Area 1000 SF

267139128

Unadjusted Driveway Volume

Unadjusted Pass-By Trips

Adjusted Driveway Volume

0 0 0 0 0 0 128 139 267

0 0 0 0 0 0 44 47 91

0 0 0 0 0 0 128 139 267

Internal Capture Trips 0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 44 47 91

0 0 0 0 0 0 84 92 176

Adjusted Pass-By Trips

Adjusted Volume Added to Adjacent Streets

Total AM Peak Hour Internal Capture = 0 Percent

Total PM Peak Hour Internal Capture = 0 Percent

1TRIP GENERATION 2013,  TRAFFICWARE, LLC

Source: Institute of Transportation Engineers,  Trip Generation Manual 9th Edition, 2012
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P.C. 5/14/15  
 
 
 
 
 
 

Z-14-05 – 24/7 DEVELOPMENT HOLDINGS, LLC/SR 70 & 66th REZONE 
(MEPS00000360, DTS #20140473) 

                                                                                                                                                                                                                                                                              
 

An Ordinance of the Board of County Commissioners of  Manatee County, Florida, 
amending the official zoning atlas (Ordinance No. 90-01, the Manatee County 
Land Development Code), relating to zoning within the unincorporated area; 
providing for the rezoning of approximately 2.75 acres on the northwest corner of 
SR 70 East and 66th Street East, Bradenton from A (General Agriculture) to GC 
(General Commercial) zoning district; setting forth findings; providing a legal 
description; providing for severability, and providing an effective date.  
 
 

 
P.C.: 05/14/2015                              B.O.C.C.:  06/04/15 

 
 
 
 
 
 

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, I move to recommend ADOPTION 
of Manatee County Zoning Ordinance No. Z-14-05, as recommended by staff.  
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PROJECT SUMMARY 

CASE#    
 
Z-14-05 (MEPS00000360, DTS #20140473) 

PROJECT NAME    24/7 Development Holdings, LLC/SR 70 & 66th  

APPLICANT(S): 24/7 Development Holdings, LLC 

PROPOSED ZONING: GC (General Commercial) 

EXISTING ZONING: A (General Agriculture) 

 

CASE MANAGER: Rossina Leider 

STAFF RECOMMENDATION: 
 
APPROVAL  
  

 

DETAILED DISCUSSION 

The request is for a rezone of a vacant site, approximately 2.75 acres (±120,000 square feet) from 
A (General Agriculture) to GC (General Commercial). The site is located on the northwest corner 
of SR 70 and 66th Street East, and until 2014 was part of a bigger property partially developed with 
educational uses (Braden River High School and Manatee Technical Institute) owns by the 
Manatee County School Board. 

The site is within the R/O/R FLUC which list retail, wholesale or office commercial uses that 
function in the market place as neighborhood, community, or region-serving in the range of 
potential uses, with a maximum Floor Area Ratio (FAR) of 0.35 and 1.0 for hotels only (special 
approval is required for projects exceeding 0.25 FAR except for mini-warehouse). Also, R/O/R 
FLUC exempts commercial projects from commercial locational criteria requirements (i.e. within 
1,500 feet of two functionally classified roadways designated as Collector or higher).  

The current A zoning district is intended to preserve agricultural lands and allow for other uses 
consistent with agricultural operations.  The A zoning district limits commercial retail uses to farm 
equipment and supply establishments, while commercial service uses are limited to medical 
professional offices, veterinary clinics, bed and breakfast, funeral home/chapel and lawn care 
/landscaping establishments. 

The GC zoning district is intended to provide a variety of retail uses and services in free-standing 
parcels or shopping centers to serve the community’s general commercial needs. The proposed 
GC zoning is consistent with the R/O/R FLUC designation, the existing GC zoning east of the site, 
and development trends and timing within the nearby area.   
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The site is large enough to accommodate the building(s) and provide adequate setbacks, buffers, 
access points, parking, and loading areas as is required for commercial sites according to Policies 
2.10.4.3.(1) and (2) of the Comprehensive Plan. In addition, the subject property exceeds the 
minimum lot area (7,500 sq. ft.) required for the GC zoning district, and at time of development, 
future structures will be required to comply with LDC Figure 6-2 (Schedule of Area, Height, Bulk 
and Placement Regulations).   

The site will have direct access to 66th Street East, a two lane local street that provides connection 
to educational sites to the north and west (Braden River High School & Manatee Technical 
Institute), and to commercial areas to the east (Pleasant Lake RV Resort & Campbell Commercial 
Subdivision). Any potential access point along SR 70 shall be determined by the FDOT at the time 
of Final Site Plan submittal.  
 
Staff recommends approval.  

SITE CHARACTERISTICS AND SURROUNDING AREA 

ADDRESS: SR 70 East & 66th Street East,  Bradenton 

GENERAL LOCATION: Northwest corner of SR 70 & 66th Street East 

ACREAGE: 2.75± acres (approximately 120,000 sq. ft.) 

EXISTING USE(S): Vacant 

FUTURE LAND USE CATEGORY(S): R/O/R (Retail/Office/Residential)  

INTENSITY 

Max F.A.R. permitted: 
- .25 (.35 with Special Approval in GC Zoning 

District and R/O/R FLUC) 
- .35 for mini-warehouse use without Special 

Approval in GC Zoning District 

OVERLAY DISTRICT(S): N/A 

SURROUNDING USES & ZONING 

NORTH  
Access driveway & stormwater facility of the 
Braden River High School zoned A (General 
Agriculture) 

WEST 
Vacant parcel of the Manatee Technical Institute 
zoned A (General Agriculture) 

SOUTH 

Across SR 70,  single-family residential units and 
stormwater facility at Fairway Gardens 
subdivision (Tara DRI) zoned PDR (Planned 
Development Residential) 

EAST 
Across 66th Street East, vacant property (Campbell 
Commercial Subdivision), and further east, 
financial institution (Synovus Bank) zoned GC 
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(General Commercial). To the northeast,  
recreational vehicle park (Pleasant Lake RV 
resort) zoned PDRV (Planned Development 
Recreational Vehicle) 

 
 

SITE DESIGN DETAILS 

LOT SIZE(S):   
±120,000 sq. ft. Exceeds minimum lot size (7,500 
sq. ft.) and lot width (75 feet) required for the GC 
Zoning District 

SETBACKS: (min. required in GC 
Zoning District) 

Front 25’ 

Side 
10’/20’ (adjacent to residential use or 
zoning) 

Rear 
15’/20’ (adjacent to residential use or 
zoning) 

OPEN SPACE: 
15% (18,000 sq. ft.) required in GC Zoning District. 
No site plan submitted at this time 

ACCESS: 
(*) Potential access along SR 70 will be 
determined by FDOT at the time of 
future Final Site Plan submittal  

One access point along 66th Street East. (*) 

FLOOD ZONE(S): 
X per FIRM Panel 12081C0328E, effective 
3/17/2014. 
 

AREA OF KNOWN FLOODING: 
N/A 
Watershed/Basin: Lower Braden River. 
Downstream of Evers Reservoir 

UTILITY CONNECTIONS: Water and sewer available 

ENVIRONMENTAL INFORMATION 

Overall Wetland Acreage: 
No site plan submitted; unable to determine at this 
time 

Proposed Impact Acreage: 
No site plan submitted; unable to determine at this 
time 
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NEARBY DEVELOPMENT 

 
 

NON-RESIDENTIAL 

PROJECT  SQ. FT. FAR FLUC 
YEAR 

APPROVED 

Manatee County School Board 
Rezone from A to GC 
(Blackrock Commercial)  

Max. Potential: 
108,900/                   

152,460 for 
mini-warehouse 

Max. Potential:  
0.25 max. /0.35 

mini-warehouse 
R/O/R 2014 

Taco Bell  3,000 0.02 RES-6 2006 

Synovus Bank (fka United 
Bank) 

4,130 0.097 R/O/R 2006 

POSITIVE ASPECTS 

 The site has frontage along an arterial roadway (SR 70). 

 Logical expansion of the adjacent GC zoning district to the east. 

 The surrounding area to the east consist of established commercial and services uses 
(commercial subdivision and RV Park). 

 Sewer and water are available in this area.  

 The commercial zoning will allow for a variety of retail and service uses to serve 
surrounding residences and visitors to the area. 

NEGATIVE ASPECTS 

 Access will be provided via a local street (66th Street East). 

MITIGATING MEASURES 

 All requirements of GC zoning and LDC provisions regarding access, traffic mitigation 
measurements, parking, buffering, stormwater management, etc. will be assessed at future 
site plan submittal. 

 A potential access point along SR 70 shall be determined by FDOT at Final Site Plan 
submittal. At that time, the applicant shall be required to apply for a permit with FDOT. 

 
STAFF RECOMMENDED STIPULATIONS 

Not applicable. This is a “straight rezone” from A to GC. Stipulations are not attached to a 
straight rezone.   All requirements of GC zoning district will be reviewed with future site plan or 
building permit approvals. These requirements include the range of permitted uses and the size of 
the project (gross building area and F.A.R), setbacks, building height, buffers, parking, access, 
adverse impacts, etc. 
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REMAINING ISSUES OF CONCERN 

None 

 

COMPLIANCE WITH THE LAND DEVELOPMENT CODE 
SECTION 504.5 -  REZONE CRITERIA 

Factors for Review and Adoption of Proposed Amendments 

1. Compatibility.  Is the requested change compatible with the existing development 
pattern and the zoning of nearby properties?   

To the north is Braden River High School. To the west, there is the Manatee Technical 
Institute - SR 70 Campus zoned A (General Agriculture), and further west, is a vacant 
commercial property recently zoned GC (General Commercial). To the east, there is a vacant 
commercial property and a financial office zoned GC. To the northeast, is a residential use 
(Pleasant Lake RV Resort - recreational vehicle park) within the PDRV (Planned 
Development Recreational Vehicle) zoning district. To the south, across SR 70, there is a 
residential subdivision (Fairway Gardens at Tara) zoned PDR (Planned Development 
Residential). 
 
The proposed zoning (GC) is compatible with the existing development pattern and zoning of 
nearby properties along the SR 70 corridor and a logical expansion of adjacent commercial 
zoning district. 

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? 

Until 2014, the site was part (southeast corner) of a ±180 acre overall property owned by the 
Manatee County School Board, zoned A (General Agriculture), and partially developed with 
educational uses (Manatee Technical Institute and Braden River High School). The 
southwest corner of the above referenced property (±10 acres) was sold as well in 2014 and 
has been rezoned to GC (Blackrock rezone). 
 
Also, SR 70 has changed to a six lane divided road and a segment of 66th Street east 
(adjacent to the site) is now a two lane road leading to the school sites. The proposed 
amendment to GC zoning is consistent with the development trend in this segment of the SR 
70 since its development pattern is characterized by commercial, residential, and educational 
uses. 

3. Comprehensive Plan.  Does the current zoning or the proposed zoning better conform 
to the current Comprehensive Plan? 

The R/O/R FLUC permits retail, wholesale, or office commercial uses that function in the 
marketplace as neighborhood, community, or region-serving, as well considered short-term 
agricultural uses.  
  
According to LDC Section 602.1.2.1, the intent of the current A zoning district is to “preserve 
agricultural lands and promote general agricultural economic activity, and allow for the co-
existence of other uses generally consistent with agricultural activities.” Also, per LDC 
Section 602.1.5.3 the purpose of the GC district is to provide for a variety of retail and service 
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uses in free-standing parcels or shopping centers to serve the community’s general 
commercial needs (i.e. retail sales, eating establishments, banking, professional offices, gas 
pumps, convenience stores, etc.).  
 
GC and A zoning districts are appropriate for the R/O/R FLUC. However, the proposed GC 
zoning better conforms the Comprehensive Plan since adjacent parcels to the east are zoned 
GC, and there is a broad range of established commercial uses along the nearby segments 
of the SR 70.   

4. Conflicts with Public Improvements.  Will the proposed change conflict with existing 
or planned public improvements?   
No, it does not appears that this rezone change will conflict with existing or planned public 
improvements.   

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? 

The applicant provided a Traffic Impact Statement (TIS) dated March 13, 2015 to 
evaluate maximum potential traffic impacts associated with the rezone of the site. 
 
Based on the data provided in this document, the Manatee County Public Works 
Department, Transportation Planning Division recommends approval of the Traffic 
Impact Statement. The applicant has addressed the Comprehensive Plan 
requirements, and provided appropriate traffic-related information to substantiate the 
findings. At the time of Final Site Plan a complete Traffic Analysis will be required 
when a use is established for this site. 

 
(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? 
GC zoning is intended to provide for various retail uses and services on freestanding 
parcels or shopping centers serving the general needs of the community. This is a 
commercial development that will not create a demand for schools, streets, 
recreational areas or facilities, and non-impacts to population are expected. Any 
CLOS requirements will be reviewed with future submittals when a specific use is 
proposed. 

 
 (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? 

The site is on the northwest corner of SR 70 and 66th Street east. This area of the 
County counts with existing public facilities and infrastructure to support the 
proposed zoning amendment as follows: 
 
Water:          36” potable water main along SR 70 
Sewer:           6” sanitary force main along SR 70 
Reclaimed:  12” reclaimed water main at SR 70 and 60th Street East ½ mile west 
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No insufficient public facilities issues have been raised by staff during review 
process; however, a public facility analysis will be performed by staff when the 
applicant submits a Final Site Plan specifying the intensity of the use proposed. 

6. Changes to Surrounding Area.  Will the proposed change adversely affect the public 
health, safety or welfare of the surrounding area? 
It appears that the proposed zoning amendment should have no adverse impact on the 
health, safety, or welfare of the neighborhood. At Final Site Plan stage, staff will review in 
detail any potential adverse impacts when a particular use is proposed. 

7. Compliance with LDC.  Is the proposed amendment in conformance with all applicable 
requirements of this Code? 
The GC zoning district allows a minimum lot size of 7,500 square feet, a minimum lot width of 
75 feet, and a maximum building size of 50,000 square feet.  The range of uses permitted in 
the GC zoning district include retail sales, eating establishment, bank, hotel, and office.   
 
The maximum Floor Area Ratio (FAR) in the GC zoning district is 0.25 (without Special 
Approval) allowing a maximum of 30,000 ± square foot of building area, except for a mini-
warehouse use which allows a maximum 0.35 FAR (42,000 ± square foot building area). 
 
Compliance with the standards of the GC zoning district and all other requirements of the 
LDC will be reviewed and verified with future site plan approval for this site. 

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 east of 
the site has commercial designation compatible with the R/O/R FLUC. 

9. Expanding Districts. Is the proposed amendment the logical expansion of adjacent 
zoning districts? 
The proposed amendment may be considered a logical expansion of adjacent commercial 
zoning districts to the east, and will reflect the development commercial pattern of the north 
side of SR 70 corridor.  

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 immediate surrounding 
area along the north side of SR 70 is characterized by commercial, office, residential and 
residential support uses.   

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?   
Environmental impacts, if any, will be determined and appropriately addressed during the 
review process of future Final Site Plan. 
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13. Lighting.  Will the proposed change allow uses that require so much outdoor lighting 
that even the light from shielded fixtures may reflect off-site with potentially adverse 
effects on residential areas?   
 Lighting is specifically regulated by LDC Section 709 and a “Lighting Plan” shall be reviewed 
and approved as part of the Final Site Plan submittal in order to address any potential 
adverse impacts.   

14. County Wide Changes.  Will the proposed change adversely affect the health, safety 
and welfare of the County as a whole?   
The proposed change should not adversely affect the safety, and welfare of the County as a 
whole.  The commercial zoning will allow for a variety of retail and service uses for 
surrounding residences and visitors to the area. 

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 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. 
Further development will require site plan review. 

 

COMPLIANCE WITH MANATEE COUNTY LAND DEVELOPMENT CODE (LDC) 

Note: Compliance with the standards of the GC zoning district and all other applicable 
requirements of the LDC will be reviewed and verified with future site plan approvals 
for this site. 

 

COMPLIANCE WITH COMPREHENSIVE PLAN 

The site is in the R/O/R 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 of this rezone is appropriate given development trends in the area. Along the north side 
of SR 70, the surrounding area to the east of the site is characterized by a mix of commercial uses 
zoned GC.  Further to the west, at the intersection of SR 70 and Caruso Road, there is a mix of 
commercial retail and commercial services uses zoned GC and PDC.  
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Policy 2.2.1.17.2 Range of Potential Uses.  
Uses permitted in the R/O/R Future Land Use Category include retail, wholesale or office 
commercial uses which function in the market place as neighborhood, community, or region 
serving. 

Uses permitted in the GC zoning district are consistent with the R/O/R Future Land Use Category.  

Policy 2.2.1.17.3 Range of Potential Density/Intensity. 
The maximum Floor Area Ratio in the R/O/R FLUC is 0.35 (0.25 without Special Approval).  The 
maximum building area for neighborhood, community, or region-serving uses is large – 300,000 
square feet.  Special Approval is required for building area that exceeds 50,000 square feet.  
 
The site has potential for a total of 30,000± square foot of gross building area (without Special 
Approval) and 42,000± square foot gross building area for a mini-warehouse use. 
 
Policy 2.6.1.1 Compatibility.  
As previously detailed in this staff report, the range of land uses permitted in GC zoning will be 
compatible with surrounding land uses and zoning in the nearby area to east along the north side 
of SR 70. The GC zoning district also establishes lot sizes, setbacks, open space requirements, 
and Floor Area Ratio that will be comparable with surrounding development and zoning districts, 
thereby assuring compatibility. 
 

 
TRANSPORTATION 

 

Major Transportation Facilities 
The site is adjacent to SR 70, which is designated as a six (6) lane arterial in the Comprehensive 
Plan’s Future Traffic Circulation Map and has a planned right of way width which is determined by 
the Florida Department of Transportation.  
 
Transportation Concurrency 
The Applicant is only seeking Rezoning approval at this time, and thus, cannot obtain 
transportation concurrency until the Preliminary Site Plan (PSF)/Final Site Plan (FSP) review 
stage(s) of this project.  At that time, the Applicant will be required to submit a traffic analysis to 
determine if any off-site concurrency-related improvements are required by the project (see 
Certificate of Level of Service Compliance table below).  However, the applicant did provide a 
Traffic Impact Statement (TIS) for the rezone to evaluate maximum potential traffic impacts 
associated with the rezoning of the property. 
 
Access  
The site will have access onto 66th Street East. Any potential access point along SR 70 shall be 
permitted by FDOT at Final Site Plan stage. At the time of the TIA review, all proposed access 
points will be evaluated to determine if any site-related improvements will be required for the site. 
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CERTIFICATE OF LEVEL OF SERVICE (CLOS) COMPLIANCE 
TRANSPORTATION CONCURRENCY  

 
CLOS APPLIED FOR:         No (A CLOS application cannot be filed with a straight rezone) 
 
TRAFFIC STUDY REQ’D:   Yes (A TIS was submitted and reviewed, however, a detailed 

study will be required at PSP or FSP) 

 NEAREST ROADWAY LINK(S) 
ADOPTED 

LOS 
FUTURE LOS 
(W/PROJECT) 

SR 70  3111 D D 

OTHER CONCURRENCY COMPONENTS 

Solid waste landfill capacity, transportation and preliminary drainage intent will be reviewed at the 
time of application for concurrency.  Potable water and waste water will be reviewed at the time of 
FSP/Construction Drawings. 

ATTACHMENTS 
1. Applicable Comprehensive Plan Policies 
2. Zoning Disclosure Affidavit  
3. Copy of Newspaper Advertising  
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APPLICABLE COMPREHENSIVE  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: 

  
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 multiple-use 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 region-
serving commercial uses with a variety and permitted intensity of 
use which allows for a multi-purpose commercial and office node, 
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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 region-serving.  
Also residential uses, lodging places, public or semi-public uses, 
schools, recreational uses, appropriate water-dependent/ water-
related/water-enhanced uses (see also Objectives 4.2.1 and 
2.10.4), and short-term 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 
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Maximum Square Footage for Neighborhood,  
   Community, or Region-Serving Uses:   Large 300,000sf 

 
 
Policy:   2.2.1.17.4  Other Information: 
 

 a) All mixed and multiple-use projects shall 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 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 non-residential projects, or part thereof, exceeding 0.25 

FAR shall also require special approval except mini-
warehouse. 

 
 d) Non-residential 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. 
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 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 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 re-
establish and/or continue such use, the use shall 
now be prohibited from development within the 
R/O/R designation. 

 

Policy:  2.10.4.2  Prohibit the consideration of any development order establishing 
the potential for commercial development, where the proposed 
project site is inconsistent with commercial locational criteria.  
Consistency shall be determined through the application of the 
commercial location review process described in the operative 
provisions contained in this Element.  Permitted exceptions to 
these requirements are limited to: 

 
     - existing commercial uses that are legally permitted, and 

that are in place at time of comprehensive plan adoption.  
However, where such uses are nonconforming to other 
development regulations, nothing in this policy shall 
render those uses conforming to the subject regulations. 
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     - redevelopment of an existing commercial use which does 
not meet the commercial locational criteria, subject to the 
finding by the Board of County Commissioners that the 
proposed project is consistent with the general welfare of 
Manatee County residents. 

 
     - locations designated as Retail/Office/ Residential or Low 

Intensity Office (OL), Medium Intensity Office (OM) or 
Mixed Use (MU) or within the MU-C Mixed Use 
Community and its Sub Areas which are inconsistent with 
commercial locational criteria [see 2.2.1.16.4(b) and 
2.2.1.17.4(e)]. 

 
     - Recreational vehicle parks. However, com-pliance with 

Policy 2.10.5.2 shall be required. 
 
     - Establishments providing nursing services as described 

in Chapter 464, F.S. 
 
     - Sale of agricultural produce at roadside stands. 
 
     - Small commercial uses associated with a permanent 

roadside agricultural stand. Maximum commercial square 
footage shall be 3,500 square feet of the project. 
Development must be located on functionally classified 
rural arterial or rural collector roadway. Planned 
development approval required. 

 
     - Agricultural service establishments (e.g. farm equipment 

sales and service). 
 
     - Low intensity commercial recreational facilities (e.g., 

driving range). 
 
     - rural recreational facilities located in the Ag/R future land 

use category meeting adverse impact standards as 
established within the Manatee County Land 
Development Code.  All such uses must receive Special 
Approval. 

 
     - Appropriate water-dependent, water -related, and water-

enhanced commercial uses, as described under 
Objective 4.2.1. 

 
     - Commercial uses located within Port Manatee. 
 
     - Professional office uses not exceeding 3,000 square feet 

in gross floor area within the Res-6, Res-9, RES-12, and 
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Res-16 future land use categories may be exempted from 
compliance with any locational criteria specified under 
Policies 2.10.4.1 and detailed in the operative provisions 
provided such office is located on a roadway classified as 
a minor or principal arterial on the roadway functional 
classification map, 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 
2.2.1.12.4, 2.2.1.13.4, 2.2.1.15.4). 

 
     - commercial uses located within the rural community of 

Myakka City which is designated as those lands on Sheet 
29 f the Future Land Use Map shown as Res-3 or Res-1 
on May 11, 1989, provided that they are located along 
State Road 70 within 1,500 feet from its intersection with 
Wauchula Road, and located within 1,000 feet along 
Wauchula Road from its intersection with State Road 70.  
Further, properties developed commercially, or having 
commercial zoning in place at the time of adoption of this 
Comprehensive Plan if they have frontage on State Road 
70 and are within three-quarters mile of the State Road 
70 and Wauchula Road intersection are also exceptions.  
Furthermore, all commercial uses allowable under this 
provision will be exempt from the one-half mile spacing 
requirement denoted in Policy 2.10.4.3(4). 
 

- Small commercial (professional) office uses which 
operate as an accessory use to a residential religious 
development.  Such accessory office uses which do not 
serve the general public but which serve the residential 
religious development may locate in residential future 
land use categories (RES-1, RES-3, UF-3, RES-6, RES-
9, RES-12 and RES-16)  
 

- and may be exempted from compliance with any 
locational criteria specified under Policies 2.10.4.1 and 
detailed in the operative provisions (see also 2.2.1.9, 
2.2.1.10, 2.2.1.11, 2.2.1.12.4, 2.2.1.13.4, 2.2.1.14.4 and 
2.2.1.15.2). 

 
     - Neotraditional developments that have commercial and 

office developments located internal to the project and 
whose main project access is located on a road 
designated as a collector or higher. 

 
     - DRI’s and Large Project developments that have mixed 

uses with a residential component and meet minimum 
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development characteristics (see Neo-Traditional 
Development definition for development characteristics), 
have commercial uses located internal to neighborhoods 
and whose main neighborhood access is located on a 
road designated as a collector or higher. 

 
 

- Commercial uses located within the Parrish area for 
properties fronting US 301, from Moccasin Wallow Road 
to the realigned Fort Hamer Road.  These commercial 
uses are limited to a building footprint of 5,000 square 
feet except at nodes. 

      
    No exception to commercial locational criteria provided for under 

this policy shall be used as a precedent for establishing other 
commercial development inconsistent with this Comprehensive 
Plan. 

     
    Nothing in this policy shall require the issuance of a 

development order solely on the basis of compliance with 
commercial locational criteria.  Compliance with other 
commercial development standards contained in Policy 2.10.4.3 
below, and with all other goals, objectives, and policies of this 
Comprehensive Plan is also required for issuance of a 
development order approving commercial uses.  In particular, 
compliance with the policies of Objectives 2.6.1 and 2.6.2 is 
mandatory for approval of any commercial use within a 
residential designation. 

 
Policy:   2.10.4.3             Require that all proposed commercial uses meet, in addition to 

commercial locational criteria, the following commercial 
development standards: 

 
     1) Any proposed commercial site must be sized and 

configured to provide for adequate setbacks, and buffers 
from any adjacent existing or future residential uses. 

 
2) Any proposed commercial site must be configured and 

sized to allow for orientation of structures, site access 
points, parking areas, and loading areas on the site in a 
manner which minimizes any adverse impact on any 
adjacent residential use. 

 
3) No proposed commercial site shall represent an intrusion 

into any residential area.  As used in this standard, 
"intrusion" means located between two residential uses 
or sites which are not separated by the right-of-way of 
any roadway functionally classified as collector or higher, 
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unless the proposed commercial use meets the definition 
of "infill commercial development," demonstrated through 
evaluation of existing land use patterns in this vicinity of 
the proposed use, and pursuant to guidelines contained 
in commercial locational criteria found in the operative 
provisions of this Element.  Permitted exceptions listed in 
Policy 2.10.4.2 shall not be required to meet this 
development standard.  No such intrusion shall be found 
in neotraditional developments approved as such by the 
County, as a mixture of uses are encouraged within those 
projects.  No such intrusion shall be found in DRI and 
Large Project developments where commercial uses are 
internal to neighborhoods, approved as such by the 
County, as a mixture of uses are encouraged within those 
neighborhoods. 

 
4) Commercial nodes meeting the requirements specified in 

the operative provisions of this Element shall, 
additionally, be spaced at least one-half mile apart, as 
measured between the center of two nodes.  However, 
where two commercial nodes have been established by 
the development of commercial uses prior to plan 
adoption, and are spaced less than the minimum required 
one-half mile, then a waiver of this commercial 
development standard may be considered.  
Preferentially, in instances where previous development 
has not established a pattern of land uses inconsistent 
with commercial locational criteria or development 
standards, nodes shall be spaced no less than one mile 
apart.  Neotraditional projects shall be exempt from this 
requirement.  DRI and Large Project developments that 
have mixed uses with a residential component that 
receive approval to locate commercial uses internal to 
neighborhoods shall be exempt from this requirement. 
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