PD Modification Application: MM 24-0675
Zoning Hearing Master Date: May 19, 2025

Hillsborough
County Florida

£

BOCC LUM Meeting Date: July 22, 2025

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Energy Industrial Park LLC

FLU Category: EIP
Service Area: Urban

Site Acreage:  +/-2,978.04 acres

Community
Plan Area: None
Overlay: None

Introduction Summary: \

PD 10-0692 rezoned the +/-2,978.04-acre subject property from Agricultural Rural (AR) Agricultural, Single Family (AS-
1) to Planned Development located southwest of the intersection of E. State Road 60 and S. Dover Road and west of
Turkey Creek Drive. The Planned Development (PD) was approved for an Energy Industrial Park (EIP), now known as
Energy Innovation Park, as described in the Future Land Use Element of the Hillsborough Comprehensive Plan.

The main uses of the property are for the research and generation of renewable energy in any of its forms (such as
solar panel farms, aquaculture, agriculture, biomass and research facilities) as well as allowing for other renewable
energy generating technologies that are still being developed; and an area not to exceed 700 acres to be used for
industrial/office/commercial park.

Proposed MM 24-0675: The proposed Major Modification requests toallow greater blending of the Energy Uses and
Industrial uses within the PD to permit already allowed uses to be located within proposed sub-pockets and allow
commercial uses in a 17-acre sub-pocket located along State Road 60. More specifically, the applicant proposes to
amend the following:
e Allow proposed sub-pocket (H;) comprising 119.37 acres to develop with Industrial, Research, Manufacturing,
Warehousing and Distribution.
e Allow proposed sub-pocket (C;) comprising 17 acres to develop with Ancillary Commercial and Office.
e Allow Industrial, Research, Manufacturing, Warehousing and Distribution Uses within Pocket G.
e Reduce the number of energy uses required from two uses to one energy use.
e Apportion the maximum of 7,350,000 square feet of building area betweenthe Turkey Creek Preserve (“TCP”)
and University Energy Park (“UEP”).

Associated Comprehensive Plan Amendment (HC/CPA 23-15) amended the text within the EIP element of the
Hillsborough County Comprehensive Plan on April 10, 2025 BoCC hearing. In part, the CPAadded language regarding
when there is more than one owner within the Planned Development, the land area for the Energy Uses may be
allocated between the property owners under Policy 59.1 #1 and amended Policy 59.1 #4 stipulating that when there
is more than one owner within the PD zoning, the production output may be allocated between the property owners.
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APPLICATION NUMBER: MM 24-0675

ZHM HEARING DATE: May 19, 2025
BOCC LUM DATE: July 22, 2025 Case Reviewer: Tim Lampkin, AICP

Existing Approval(s): Proposed Modification(s):

1. Pocket C allows Energy Uses including Renewable
Alternative Energy, Resource Recovery (Biomass),
Energy Research, and Agricultural. Industrial,
Research, Manufacturing, Warehousing and
Distribution are also allowed within Pocket C.

1. Amend Pocket C by creating a subarea Pocket C;
within Pocket C continuing the allowance of the
current Energy uses. In addition to current
Energy uses & Industrial, Research,
Manufacturing, Warehousing and Distribution;
new proposed uses include Commercial & Office
Uses within proposed Pocket C,

2. Pocket Hallows Energy Uses including Renewable
Alternative Energy, Resource Recovery (Biomass),
Energy Research, and Agricultural.

2. Amend Pocket H by creating a subarea Pocket H;
allowing current uses. In addition to current uses
new proposed uses include Industrial, Research,
Manufacturing, Warehousing and Distribution
Uses within proposed Pocket H,

3. Pocket G allows Energy Uses including Renewable
Alternative Energy, Resource Recovery (Biomass),
Energy Research, and Agricultural.

3. Inaddition to the Energy Uses, Pocket G is
proposed to allow Industrial, Research,
Manufacturing, Warehousing and Distribution
Uses.

4. Two different energy uses are required for the
overall Energy Industrial Park: wind, solar,
biomass gasification, aquaculture, hydroponics,
and algae systems.

4. Reduce the number of energy uses required
from two to one energy use type due to two
property owners for the overall Energy Industrial
Park: wind, solar, biomass gasification,
aquaculture, hydroponics, and algae systems.

5. No proportionate share. Energy uses required for

the entire PD. 5. Apportion proportionate share of energy uses as

12% for Turkey Creek Preserve and 88% for
University Energy Park based upon the Pocket
6. Minimum Energy Uses area is 40 percent. Versity &y P
Acreages for Energy Uses.
6. Decrease minimum Energy Uses area to 20
percent.

| Additional Information: ‘

PD Variation(s): None Requested as part of this application

) None Requested.
Waiver(s) to the Land Development Code:

Planning Commission Recommendation: Development Services Recommendation:
Consistent Approvable, subject to proposed conditions
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APPLICATION NUMBER: MM 24-0675
ZHM HEARING DATE: May 19, 2025
BOCC LUM DATE: July 22, 2025 Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA
2.1 Vicinity Map
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Context of Surrounding Area:

The +/-2,978.04-acre subject site is located on the south of State Road 60, east of South Dover Road, west of Turkey
CreekRoad and north of Durant Road. The immediate areais a mix of uses with the Hillsborough County Fairgrounds
and an area designated Commercial General located to the north of State Road 60, Edward Medard Conservation Park
located to the east across Turkey Creek Road, a CSX railroad right-of way bisecting and southeast of the subject site.
Located to the west and south of the subject property is predominantly residential and undeveloped property.
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APPLICATION NUMBER: MM 24-0675

ZHM HEARING DATE:
BOCC LUM DATE:

May 19, 2025
July 22, 2025

Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map
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Subject Site Future Land Use Category:

This FLU category was recently changed from Energy Industrial Park (EIP)
to Energy Innovation Park (EIP) as part of text amendment HC/CPA 24-06.

Maximum Density/F.A.R.:

Energy Innovation Park
0.25 FAR — commercial/office/lodging/security housing uses.
0.50 FAR — energy uses; 0.75 FAR industrial uses.

Typical Uses:

Typical uses in the EIP category include industrial, manufacturing and
processing, alternative renewable energy production, agricultural and
residential.
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APPLICATION NUMBER: MM 24-0675

ZHM HEARING DATE: May 19, 2025
BOCC LUM DATE: July 22, 2025 Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

@ Hillsborough

County Forida
ZONING MAP

MM 24-0675

Folio: 86121.0000, 86122 0000,
+Multiple

] #rrLicaTioN SITE
[ zoning BounDARY
PARCELS

34-20-21

Adjacent Zonings and Uses

Location: Zoning: Ma?(lmum Denslty/F:A.IR.. Allowable Use: Existing Use:
Permitted by Zoning District:
PD 10-0692 .
Pocket C1 State Road 60 Right of Way Road
Pocket G:
Energy Uses including
Renewable Alternative
Energy, Resource
0.50 Max. FAR for Recovery (Biomass),
North Energy Uses Energy Research,
PD 10-0692 Agricultural. New
Pocket H1 0.35 Max. FAR for Industrial, | proposed uses include Vacant
Research, Manufacturing, Industrial, Research,
Warehousing and Distribution | Manufacturing,
Uses. Warehousing and
Distribution Uses.
TECO Power Line
Corridor / Crowe Rd.
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APPLICATION NUMBER: MM 24-0675

ZHM HEARING DATE: May 19, 2025
BOCC LUM DATE: July 22, 2025 Case Reviewer: Tim Lampkin, AICP
PD 10-0692 AR: 1 du/5 acres & Butler Rd. | AG and SF Residential

SF Residential and Vacant

Pocket G AS-1: 1 du/acre
Pocket C:
Energy Uses including
PD 10-0692 .
Renewable Alternative Energy, State Road 60 State Road
Pocket C1 i
Resource Recovery (Biomass),
Energy Research, Agricultural.
Pocket H:
Packet Reneable Atermatics
0.50 Max. FAR for
Energy, Resource
Energy Uses Recovery (Biomass)
PD 10-0692 A RV oo Vacant
Pocket H1 0.35 Max. FAR for Industrial, ne'rgy esearch, acan
. Agricultural.
Research, Manufacturing, .
. 2 Industrial, Research,
Warehousing and Distribution .
Uses Manufacturing,
South ' Warehousing and
Distribution Uses.
Pocket Hi.
Energy Uses including
Renewable Alternative
0.50 Max. FAR for Energy, Resource
Energy Uses Recovery (Biomass),
Energy Research
PD 10-0692 . . ’
0.35 Max. FAR for Industrial, Agricultural. New Vacant
Pocket G ) .
Research, Manufacturing, proposed uses include
Warehousing and Distribution | Industrial, Research,
Uses. Manufacturing,
Warehousing and
Distribution Uses.
PD 10-0692
PD 04-0466: . .
Pocket C1 283 Recreational Vehicles RV Park Citrus Hills RV Park
PD 10-0692 . .
AR: 1 du/5 acres & Butler Rd. | AG and Residential AG, SF Residential, Vacant
East Pocket H1
AS-1: 1 du/acre
Turkey Creek Rd. and
PD 10-0692 urkey tree an AG and Residential AG, SF Residential, Vacant
AR: 1 du/5 acres
Pocket G
PD 10-0692
AG and Residential
Pocket C1 AR: 1 du/5 acres and Residentia Vacant
Pocket H:
0.50 Max. FAR for PocketH:
£ U Energy Uses including
PD 10-0692 nergy Uses Renewable Alternative
West
Pocket H1 0.35 Max. FAR for Industrial, Energy, Resgurce Vacant
. Recovery (Biomass),
Research, Manufacturing,
. L Energy Research,
Warehousing and Distribution .
Agricultural.
Uses.
PD 10-0692 AR: 1 du/5 acres AG and SF Residential SF Residential and Vacant
Pocket G
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APPLICATION NUMBER: MM 24-0675

ZHM HEARING DATE:

BOCC LUM DATE: July 22, 2025

May 19, 2025

Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.4 Approved Site Plan (partial provided below for size and orientation purposes. See Section 8.1 for full site plan)
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APPLICATION NUMBER: MM 24-0675
ZHM HEARING DATE: May 19, 2025
BOCC LUM DATE: July 22, 2025 Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)
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APPLICATION NUMBER: MM 24-0691

ZHM HEARING DATE: May 19, 2025
BOCC LUM DATE: July 22, 2025 Case Reviewer: Tim Lampkin, AICP

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)

Adjoining Roadways (check if applicable)

Road Name Classification Current Conditions Select Future Improvements
B Corridor Preservation Plan
incipal 4 Lanes [® Site Access Improvements
SR 60 FDOT Principa [JSubstandard Road
Arterial - Rural Ssufficient ROW Width O Substandard Road Improvements
B Other - TBD
> Lanes [ Corridor Preservation Plan
Turkey Creek Rd. County Collector 5 Substandard Road [® Site Access Improvements
- Rural ] Sufficient ROW Width BJ Substandard Road Improvements
= Other — ROW Dedication
. [ Corridor Preservation Plan
Choose an item. Lanes .
. L1 Site Access Improvements
Choose anitem. | [ Substandard Road O substandard Road | ;
[ Sufficient ROW Width tbstandard FRoad Improvements
[1 Other
. LI Corridor Preservation Plan
Choose an item. Lanes O site A |
Choose an item. | [JSubstandard Road - Sltz tccr.;ss dn;prodwlaments ¢
OSufficient ROW Width vbstandard foad improvements
[1 Other
Project Trip Generation CJNot applicable for this request
Average Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing 31,988 1.847 3.021
Proposed 42 433 1.917 3,595
Difference (+/-) (+) 10,445 (+) 70 (+) 574

*Trips reported are based on gross external trips unless otherwise noted.

Connectivity and Cross Access [JNot applicable for this request

Project Boundary Primary Access Conn’:gt{::ilt:rr}:lccess Cross Access Finding
North X Pedestrian & Vehicular None Meets LDC
South None None Meets LDC
East X Pedestrian & Vehicular None Meets LDC
West None None Meets LDC

MNotes:

Design Exception/Administrative Variance [Not applicable for this request

Road Name/Nature of Request Type Finding
Turkey Creek Rd./ Substandard Road Design Exception Requested Approvable
Choose an item. Choose an item.
Choose an 1tem. Choose an item.
Choose an item. Choose an item.
MNotes:
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APPLICATION NUMBER: MM 24-0675

Case Planner: Tim Lampkin, AICP

ZHM MEETING DATE:
BOCC LUM DATE:

May 19, 2025
July 22, 2025

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY

INFORMATION/REVIEWING AGENCY

Environmental: Comments Obiections Conditions Additional
: Received ) Requested | Information/Comments
. . . Yes ] Yes Yes
Environmental Protection Commission
O No No ] No
Natural Resources ves L es ves
[INo No ] No
X
Conservation & Environ. Lands Mgmt. ves L es L Ves
] No No No

Check if Applicable:
Wetlands/Other Surface Waters

[] Use of Environmentally Sensitive Land
Credit

] Wellhead Protection Area

L] Significant Wildlife Habitat
[] Coastal High Hazard Area
Urban/Suburban/Rural Scenic Corridor
[] Adjacent to ELAPP property

XSurface Water Resource Protection Area  [] Other:
Public Facilities: Comrr'nents Objections ol E Ad.dltlonal
Received Requested | Information/Comments
Transportation See “T tati
. . Yes [ Yes Yes ee “lransportation
Design Exc./Adm. Variance Requested OnN No ON Agency Review Comment
0 0 2
Off-site Improvements Provided Sheet”.
Service Area/ Water & Wastewater See  Water  Resource
.
XUrban [ City of Tampa E Lis T\les T\Ies Services Comment Sheet
0 o
[(JRural [ City of Temple Terrace Water & Wastewater.
Hillsborough County School Board
Adequate C1K-5 [(J6-8 [l9-12 ®N/A | D Yes OYes L Yes
O No [J No ] No
Inadequate [ K-5 [16-8 [19-12 XIN/A
Impact/Mobility Fees
Retail - Shopping Center Warehouse Manufacturing

(Per 1,000 s.f.)
Mobility: $13,562.00

(Per 1,000 s.f.)
Mobility: $1,377.00

(Per 1,000 s.f.)
Mobility: $3,315.00

Fire: $313.00 Fire: $34.00 Fire: $57.00
Light Industrial Utility

Mobility: $4,230.00 Mobility: $10,795.00

Fire: $57.00 Fire: $57.00

Urban Mobility, Central Fire - various commercial and office uses, industrial, research, manufacturing, and distribution, utility uses.

83121.0000; 86122.0000; 86128.0000; 86131.5000; 86131.7000
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APPLICATION NUMBER: MM 24-0675

ZHM MEETING DATE: May 19, 2025

Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: July 22, 2025

Comments Conditions Additional

otz l e kL Received ALl Requested | Information/Comments

Planning Commission
(] Meets Locational Criteria  XIN/A

[J Locational Criteria Waiver Requested Yes O Inconsistent Yes See “Hillsborough County
] Planning Commission

0 Minimum Density Met N/A 0 No Consistent | [ No Review”.

[IDensity Bonus Requested

Consistent XlInconsistent
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APPLICATION NUMBER: MM 24-0675

ZHM MEETING DATE: May 19,2025 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: July 22, 2025

5.0 IMPLEMENTATION RECOMMENDATIONS

5.1 Compatibility

The subject property is located on approximately 2,978.04-acres. located southwestof the intersection of E. State Road
60 and S. Dover Road and west of Turkey Creek Drive. The primary use approved for PD 10-0692 was for a Resource
Recovery Facility as defined by the Land Development Code (LDC). Pursuant tothe Comprehensive Plan EIP policy, Energy
Uses are defined as alternative energy production, resource recovery facilities, agricultural, processing, research facilities
supporting such uses or the manufacture and/or distribution of such technologies.

There is an associated but not concurrent comprehensive plan amendment (HC/CPA 23-15), amending the text of the
Energy Innovation Park (EIP) as described in the Future Land Use Element of the Hillsborough Comprehensive Plan,
approved for adoption at the April 10, 2025, BoCC meeting.

The Renewable Energy Producing Facilities, which may be chosen by the developer per PD 10-0692, included minimum
amounts of the following:

Type TCP (east) UEP (west)
Wind 60 KW 440 KW
Solar 0.12 Megawatt 0.88 Megawatt

Biomass Gasification

3.6 Megawatts

26.4 Megawatts

Aquaculture

120,000 Pounds

880,000 Pounds

Hydroponics 24,000 Pounds 176,000 Pounds
Algae Systems 1.8 Acres 13.2 Acres
Wind 60 KW 440 KW

The request apportions the energy use requirements between the two property owners of the EIP. Additionally, the
applicant proposes flexibility to construct the energy use within the overall PD; whereas the current PD requires a
minimum of two different energy uses. The applicant also requests to allow greater blending of the Energy Uses and
Industrial uses within the PD to permit already allowed uses to be located within proposed sub-pockets and allow
commercial uses in a 17-acre sub-pocket located along State Road 60. The proposed use expansions are predominantly
via the creation of sub-pockets with the exception of Pocket G which currently only permits Energy Uses and the
applicant proposes to allow Industrial, Research, Manufacturing, Warehousing and Distribution Uses.

The applicant does not propose expanding the maximum square feet of any uses and only allows an overall expansion
of uses already allowed within the overall PD to additional Pockets for a more synergistic development.

The applicant has not requested any variations from the general site development requirements found in Parts 6.05.00,
Parking and Loading; 6.06.00, Landscaping, Irrigation and Buffering Requirements; or 6.07.00, Fences and Walls of the
Land Development Code. The application shall be required to be in compliance with all other requirements of the

Hillsborough County Land Development Code.

Planning Commission staff finds the proposed Major Modification CONSISTENT with the Unincorporated Hillsborough
County Comprehensive Plan.

Transportation staff has found the request approvable, subject to conditions.

5.2 Recommendation
Based upon the above considerations, staff finds the request is APPROVABLE, subject to conditions
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APPLICATION NUMBER: MM 24-0675

ZHM MEETING DATE: May 19, 2025 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: July 22, 2025

Prior to Site Plan Certification the following shall be amended:

e Add zoning district to the northeast of Pocket G above Butler Rd. to AS-1.

e Revise TCP Pocket Detail, Pocket C; Max. FAR from 0.35 to 0.25 Max. FAR.

e Revise the “Flexible Zone” to include “Commercial”.

e Add Security housing or lodging “other related housing” to Development Standards Item 5, add 0.25 FAR.

e Under “TCP Pocket Detail” revise “B. Use 3 — Maximum Build Out 883,681 sf” to “B. Use 3 — Maximum Build Out
733,681 sf”.

e Under “TCP Pocket Detail” Remove “Ancillary” under note #4 and Add “Max. FAR 0.25)

e Under “TCP Pocket Detail” Add “ Use 3 Max. FAR = 0.35; Use 4 Max. FAR = 0.25; Add subscript to MAX. FAR Pocket
C, referencing footnote. Revise Max. FAR for Pocket F to 0.35.

e Under “TCP Pocket Detail”, Use Key, Add “Max. FAR 0.35) in parenthesis for [tem #3.

e Restore the vehicular cross connection between the eastern and western portions of the project.

Staff finds the request approvable, subject to the following conditions listed below, and based on the generalsite plan
submitted April 30, 2025.

1. The Planned Development (PD) is approved for an Energy hadustrial Innovation Park (EIP) as describedin the Future
Land Use Element of the Hillsborough Comprehensive Plan. The primary use is for a Resource Recovery Facility as
defined by the Land Development Code (LDC). As statedin the Comprehensive Plan EIP policy, Energy Uses are
defined as alternative energy production., Renewable alternative energy production or researchincludes but is not
limited to the following uses: agriculture, aquaculture, solar technology, windmills or similar machines designed for
the capture of wind power, resource recovery facilities, agricultural; processing, renewable energy research facilities
supporting suchuses facilities and supporting structures andfacilities such as greenhouses, silos, barns, warehouses,
classrooms, research laboratories, or the manufacture and/or distribution of such technologies. Other renewable
alternative energy technologies may be considered with a modification tothe Renewable Energy Producing Facilities
pursuant to a minor modification. A minimum of 40 20 percent of the gross BB land area shall be developed with
Energy Uses.

The project shall be phased such that ne-lessthantwo-of the Energy Use(s), are constructed and are ready to
operate in accordance with Hillsborough County Building Department permits before a Certificate of Occupancy can
be issued for any non-renewable energy oriented Industrial, Research, Manufacturing, Institutional, Warehousing,

and Dlstrlbutlon use or Retall/CommerC|aI use. Eu#ther-a#eithepubhemnpmvement-ﬁae%&es-peqwﬁed-puﬁsuam

eons#ueﬁhe—cemawng—unpmvemenLEaemneMs—w%mder—Each developer S respon5|ble portlon of the

required Renewable Energy Producing Facilities is as follows:

e Turkey Creek Preserve (TCP)—12 percent of Production Outputs for renewable energy production.
e University Energy Park (UEP) —88 percent of Production Outputs for renewable energy production.

Each developer shall construct their proportionate share of either (i) two (2) Renewable Energy Producing Facilities
with the proportioned stated production outputs, or (ii) one (1) Renewable Producing Facility with double the
production portioned output stated therein. The election of either Option i orii shall be determined at the time of
the first increment of development for its proportionate share of the renewable energy production.
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APPLICATION NUMBER:

ZHM MEETING DATE:
BOCC LUM DATE:

MM 24-0675

May 19, 2025
July 22, 2025

Case Planner: Tim Lampkin, AICP

Further, all of the public improvement facilities required pursuant to the Energy Use Building Department Permits
must be accepted for maintenance, and all of the private Improvement Facilities completed and inspected, as
required herein; or alternatively, construction plans for all Improvement Facilities must be approved by the County,
and a Financial Guarantee inthe amount of 125 percent of the cost to construct the remaining Improvement Facilities
is in proper order.*

Any building permits for restricted uses filed prior to two Energy Uses being in compliance with the above
requirements shallinclude documentation from the permit applicant acknowledging that final permit approvals (i.e.,
Certificates of Occupancy) from the County will not be issued until such time that the above requirements for the
two Energy Uses are satisfied. If applicable, said documentation shall also include verification that third party end
users of the building(s) have been notified of the above permit restrictions. Commercial and Office uses shall not
exceed 10 percent of the gross land area.

Once a developer completes their portion of the Renewable Energy Producing Facilities, that developer’s allocation
of non-renewable oriented Industrial, Research, Manufacturing, Institutional, Warehousing, and Distribution use or
Commercial and Office use shall be able to obtain a Certificate of Occupancy for any other use.

The Renewable Energy Producing Facilities, which may be chosen by the developer, by type, are:

TYPE MINIMUM PRODUCTION OUPUTS
TCP (east) UEP (west) Total
Wind 60 KW 440 KW 500 KW
Solar 0.12 Megawatt 0.88 Megawatt 1 Megawatt

Biomass Gasification

3.6 Megawatts

26.4 Megawatts

30 Megawatts

Aquaculture

120,000 Pounds

880,000 Pounds

1,000,000 Pounds

Hydroponics

24,000 Pounds

176,000 Pounds

200,000 Pounds

Algae Systems

1.8 Acres

13.2 Acres

15 Acres

Wind

60 KW

440 KW

500 KW

The applicant will submit documentation certifying that these minimum standards have been met.

The approved uses for each pocket are as follows:
e Pockets A, B, C, Cy, G, and H; (limited to a total of 700 gross acres identified within these 3 6 Pockets)
Industrial, Research, Manufacturing, Warehousing and Distribution, and Ancillary Commercial and Office
Uses or Energy Uses;
Maximum of 7,350,000 square feet of building area at build out.

\ aalilaa¥a 0-000-sqg e feet of building Q owedinPh

Turkey Creek Preserve (TCP)

Pockets C;, G, H4,are limitedto 83.3 acres of the 700 gross acres, and 883,681 square feet of building area subject
to the following:
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APPLICATION NUMBER: MM 24-0675

ZHM MEETING DATE: May 19, 2025 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: July 22, 2025

e Maximum of 883,681 square feet of Industrial, Research, Manufacturing, Institutional, Warehousing,
and Distribution of which a maximum of 150,000 square feet may be Commercial and Office.

University Energy Park (UEP
Pockets A and B are limited to 616.7 acres of the 700 gross acres, and 6,466, 319 square feet of building are
subject to the following:

e Maximum of 6,466,319 square feet of industrial/warehouse, of which a maximum of 350,000 square
feet may be commercial/office.

e Pockets D, F, G, H, H;, and parts of B and C - Energy Uses as defined herein and one Helistop;

Resource Recovery (Biomass) Facilities and Helistop shall only be permittedin Pockets Hand H; shall
not be permitted within 1,200 feet of the southern property boundary;

Two Energy Uses shallbe built subject tothe above regulation;*
These uses shall occur on a minimum of 40 20 percent of total gross land area of the PD;
e Pocket E — Renewable Alternative Energy, Energy Research, Agricultural uses;

e Pockets | andJ — Exterior Buffers;

e Open Space shall represent a minimum of 15 percent of the totalacreage of the PD, as described by
the EIP Comprehensive Plan policy;

e Research personnel lodging qualifies as student housing and is ancillary to research, energy and
education functions and is a permitted use. Up to 200 units shall be permitted;

o  Ancillary-Commercial and Office uses are those permitted in the Commercial, General (CG), unless
otherwise prohibited herein;

e Open storage shall be permitted as accessory to the primary use only; open storage shall not be
permitted for commercial and/or office use;

e Communication Facilities, Wireless;
e Agricultural use shall be permitted in all Pockets and are those uses permittedin the AR zoning

district;
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e Industrial/Manufacturing/Warehousing/Distribution uses are those permitted in the M zoning
district, including the emergency temporary storage of debris, unless otherwise referenced herein.
Emergency temporary storage of debris is permitted in Pocket H and Pocket H;;

o The following uses are prohibited: Hotels and motels, junkyards, and temporary labor pools.

2. A Site Data Table shall be included with each Land Development Code (LDC) Site Development permit application
submittal. The table shall document compliance with the percentages of uses and the locations and restrictions
as outlined in Condition 1.

3. The development standards shall be as follows, unless otherwise referenced herein;

Floor Area Ratio (FAR) 0.25 percent commercial/office
0.35 percent for non-energy uses
0.50 percent for all other uses

Resource Recovery Facility LDC Section 6.11.84 regulations
Helistop, Private Use LDC Section 6.11.47 regulations
Communication Facilities, Wireless LDC Section 6.11.29 regulations, except as

referenced herein
Agricultural uses AR zoning district standards
Commercial/Office uses/Lodging CG zoning district standards
Industrial/Manufacturing/Warehousing
/Distribution M zoning district standards,

Unless otherwise referenced
herein

Commercial/office/lodging structures with a permitted height greater than 20 feet shall be
setback an additional two feet for every one foot of structure height over 20 feet, except as
referenced herein with a maximum of 50 feet.

For M uses and the Energy Production Facilities in Parcels B and D, the 2-to-1 ratio shall apply
up to 50 feet, over 50 feet in height, the setback shall be 4 feet for every 1 foot of structure
height over 50 feet adjacent to a property line containing a residential use, otherwise the 2-to-
1 ratio applies. For Energy Production Facilities located in Parcel H and H,, the 2-foot setback
for every 1-foot of structure height will be measured from Buffer | and not the property line, as
long as it does not conflict with the following_1,200 foot setback. The two to one setbackdoes
not apply adjacent to interior property lines or the TECO power line corridor.

The Resource Recovery (Biomass) Facilityand the Helistop (in the location identified on the site
plan) shall only be permitted in Pocket H and H;.

The Resource Recovery (Biomass) Facility shall not be permitted within 1,200 feet of the
southern property boundary in Pocket H

The existing berms located along the western and southern property boundaries shall remain
and are subject to the EIP Comprehensive Plan policy
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e A 200-foot buffer/screen thatincludes the existing berm identified as Pockets | and J shall not
be removed and be maintained as open space as described inthe EIP Comprehensive Plan policy

e Communication towers, windmills, and solar trees may be up to 300 feet high; setback 2 feet
for every 1 foot of structure height.; the structures cannot be placed in the buffer of Pockets B,
E, or | and the setbackis measuredfrom the buffer line and not the property line. These uses
shall not be permitted in Pockets C, F, G and J. These uses shall not be located within 600 feet
from the property line where a residence is located. This setback does not apply when adjacent
to interior property lines or the TECO power line corridor.

e Security housing or lodging to research, energy, and education functions of the project is
allowed and shall be subject to an FAR of 0.25 and shall not be subject to residential dwelling
unit criteria.

4. To implement FLU Policy 4.16.3 which states, “Enhanced buffering is required where the effects of
lighting, noise, odors, and other such factors would adversely affectadjacentland uses. Where adjacent
to single-family residential uses or zoning outside the EIP, a minimum buffergreater than that required
by the Land Development Code shall be provided. The width and type shall be determined within the
applicable Planned Development (PD) zoning”. The following enhanced buffering and screening are

required.

e A 20-foot vegetated Bufferin compliance with Type “B” screening per LDC Section 6.06.06, shall
be required along Turkey Creek Road frontage adjacent to the Industrial, Research,
Manufacturing, Warehousing and Distribution uses (Pockets G and H1).

e A 40-foot wide buffer with Type “C” screening shall be provided along the north and west
boundaries of Pockets G adjacent to the residentially developed or zoned property.

5. Developmentand operation of the EIP shall be coordinated with all appropriate Federal, State, regional
and local agency regulations, including but not limited to the U.S. Army Corps of Engineers, Department
of Environmental Protection, Department of Natural Resources, and Southwest Florida Water
Management District. Further, the property owner and/or future developerof the land subject to the
superfund site will continue to cooperate and coordinate with the U.S. Environmental Protection
Agency, the Department of Environmental Protection and Hillsborough County (the "Agencies") in
connection with the Agencies' obligations related to the superfundsite. All restrictions set forth by the
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6.

10.

I1.

The EIP shall be served by public water and wastewater services and by reclaimed water services, as

All capital improvement costs associated with the provision of public facilities and services as

determined by the appropriate regulatory agency or public service provider, including, but not limited
to, public water and wastewater shall be responsibility of the developer of the EIP and not the
responsibility of Hillsborough County. Should there be more than one developer associated with the
EIP, each developerwill be responsible for its public facilities and services. This does not preclude the
potential opportunities of public/private options, obtaining of grants or alternative funding. All
necessary public facilities and services shall be provided concurrent with the development. Fhegeneral

A

Prior to using Turkey Creek Road for hauling, contact the Hillsborough County Public Works
Departmentto determine the condition and maintenance of Turkey Creek Road. Ifthe County portion
of the Turkey Creek Road haul route falls below acceptable standards, as determined by the
Hillsborough County Public Works Department all hauling on Turkey Creek Road shall cease. Prior to
resuming hauling on Turkey Creek Road, the haul route shall be repaired to Hillsborough County Public
Works Department acceptable standards.

ationTechnical Manua andard he

The Developer shall provide vehicular and pedestrianinternal cross-access toall parcels within the site. Truck
traffic is subject to compliance with the County Truck Route Plan. Trucks leaving the site on Turkey

Creek Road shall only proceed to

the north. i

-. allla' Qn
a P33 2

Per the EIP Comprehensive Plan policy, all hon-secured facilities shall demonstrate vehicular and
pedestrian connectivity between uses and pockets throughout the PD as Site Development plans are
submitted. i j j
commercialproperty-

The general design, number and location of the access point(s) shall be regulated by the Hillsborough
County Access Management regulations as found in the Land Development Code (Land Development
Code Section 6.04). The design and construction of curb cuts are subject to approval by the
Hillsborough County Planning and Growth Management Department. Final design, if approved by
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Hillsborough County Planning and Growth Management Department may include, but is not limited

too: left turn lanes, acceleration lane(s) and deceleration lane(s). Access pomts may be restricted in

12.

13.

14.

15.

The applicant may be required to improve/widen Turkey Creek Road adjacent to the site to
Hillsborough County Transportation Technical Manual standards. If the Developer can provide signed
and sealed documentation that the current pavement and right-of-way width on Turkey Creek Road
meets the current standards for a two lane rural collector roadway, the Developer may not be

requwed to dedlcate right- of way or W|den the roadway Lf-wa#amed-aneLappwgved-by-EDQI—the

The Developer shall provide vehicular and pedestrian internal cross-access to all parcels within the
site. All pedestrian cross-access shall be paved to the project boundary and designed to County

standards and be |dent|f|ed on the preliminary S|te plan except for secured parcels Rner—to-LD%me

The Developer shall provide for vehlcular cross-access from Parcel A to the adJacent western
commercial property.

Concurrent with each increment of development, the developer shall provide a traffic analysis, sighed

by a Professional Engineer, which analyzes whether turn lanes are required pursuant to Sec.
6.04.04.D. of the LDC and/or pursuant to Florida Department of Transportation (FDOT) criteria, as
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16.

17.

18.

applicable, and which shows the length of the left and right turn lanes needed to serve development
traffic at the project driveways. The access related turn lanes shall be constructed to FDOT and/or
Hillsborough County standards. At a minimum, and unless otherwise approved by FDOT for access
connections along SR 60, the Developer shall be required to construct any turn lane found to be
warranted, and at a minimum shall construct the following improvements:

a. UEP Driveway A - Construct/Extend Eastbound right lane and westbound left turn lane on SR
60.

b. UEP Driveway B - Construct/Extend Eastbound right lane and westbound left turn lane on SR
60.

C. UEP Driveway C - Construct/Extend Eastbound right lane and westbound left turn lane on SR
60.

d. UEP Driveway D - Construct/Extend Eastbound right lane and westbound left turn lane on SR
60.
TCP Driveway B - Construct/Extend Northbound left turn lane on Turkey Creek Dr.

f. TCP Commercial Driveway — Construct/Extend Eastbound right turn lane and westbound left

turn lane on SR 60.

At the request of Hillsborough County or the Florida Department of Transportation (FDOT), the
developer shall conduct a signal warrant analysis for any project driveway along SR 60 and/or Turkey
Creek Rd. The developer shallinstall all traffic signals found meet warrants .Fhe post-development

Prior to LDC Site Development submittal, the developer shall meet with HART staff regarding the

specifics of the transit vehicle circulation system, the location for a transit vehicle staging area, the
two bus stop locations within the development, installation of a shelter and other required transit
amenities, and the necessary easements. Wetlandlimits shown-are to-be considered-as-conceptual-only-
Wetlands ¢! lepicted existwithi . .

An evaluation of the property supports the presumption that listed animal species may occur or have
restricted activity zones throughout the property. Pursuant to the Land Development Code (LDC), a
wildlife survey of any endangered, threatened or species of special concern in accordance with the
Florida Fish and Wildlife Conservation Commission Wildlife Methodology Guidelines shall be required.
This survey information must be provided upon submittal of the preliminary plans through the Land
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19.

20.

21.

Development Code’s Site Development or Subdivision process. Essential Wildlife Habitat as defined
by the LDC must be addressed, if applicable, in consideration of the Site Plan and area of influence
being reviewed. Please note thatinformationalcommentsoffered by EP aff datedJulyv 8 2010 are sti

The applicant has adjusted the location of the northern proposed crossing of Turkey Creek to avoid areas
currently designated as wetland mitigation for wetland impacts associated with Turkey Creek Preserve. A
conservation easement has not yet been recorded but is required over wetland mitigationareas; however, the
potential exists for revising the mitigation plan and relocating the wetland mitigation suchthat the areas along
Turkey Creekwould no longer be designated as mitigation. In this case, those areaswould no longer be required
to be under conservation easement. As noted in the recommended condition above, there is no reliance that
revisions to the existing mitigation plan will be approved.

Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle and
pedestrian access may be permitted anywhere along the PD boundaries.-Be-advised-that-in-accordance

O the A D)

Construction access shall be limited to those locations shown on PD site plan which are also proposed
vehicular access connections. The developer shall include a note in each site/construction plan
submittal which indicates same. Beadvised-thatthe applicant mustconform tothe Rules of the EPC dyrin
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22.

23.

24,

Notwithstanding anything herein these conditions or on the PD site plan to contrary, no development
shall be permitted within the TCP parcels that cause cumulative development within the TCP parcels
to exceed 12,576 gross average daily trips, 260 gross a.m. peak hour trips, or 779 gross p.m. peak hour
trips, nor shall development be permitted which exceeds 312 net new p.m. peak hour trips.

Additionally:

22.1 Concurrent with each increment of development within the TCP parcels , the developer
shall provide a list of existing and previously approved uses within the TCP parcels. The
list shall contain data including gross floor area, number of seats (if applicable), type of

use, date the use was approved by Hillsborough County, references to the site
subdivision Project Identification number (or if no project identification number exists,
a copy of the permit or other official reference number), calculations detailing the
individual and cumulative gross and net trip generation impacts for that increment of
the development, and source(s) for the data used to develop such estimates.

Calculations showing the remaining number of available trips for each analysis period
(i.e. average daily, a.m. peak and p.m. peak) shall also be provided. Fhe—above-Air

If MM 25-0675 is approved, the County Engineer will approve a Design Exception request (dated April
5, 2025) which was found approvable by the County Engineer (on April 30, 2025) for the Symmes Rd.
substandard road improvements. As Turkey Creek Rd. is a substandard collector roadway, the
developer will be required to make certain improvements to Turkey Creek Rd. consistent with the
Design Exception. Specifically, prior to or concurrent with the initial increment of development, the
developer shall construct certain improvements and dedicate and convey additional right-of-way, as
furtherdescrlbed in the Design Exceptlon request Apppeva#ef-th;&pezemng-pet_m-by-huusbepe%h@eunt-y

The construction and location of any proposed wetland impacts are not approved by this correspondence but
shall be reviewed by EPC staff under separate application pursuant tothe EPC Wetlands rule detailedin Chapter
1-11, Rules of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to accomplish

reasona bIe use of the subject property. Mnam#e%mmmmm%mm@mmm
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25.

26.

27.

Prior to the issuance of any building or land alteration permits or other development, the approved wetland /
other surface water (OSW) line must be incorporated into the site plan. The wetland/OSW line must appear on
all site plans, labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation Area"

pursuant to the H|IIsborough County Land Development Code (LDC) Ihe—DeveJGpment—ef—t-he—prejeet—s-ha-u

Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending formal
agency jurisdictional determinations of wetland and other surface water boundaries and approval by the

approprlate regulatory agencies. Eﬁe@m&-@#Eebmary%QQO%—devebpmenLerde#permuéha#meet

The applicant may request the County to amend the SWPRA map for the properties if alLetter of Map

28.

Amendment ("LOMA") and/or Letter of Map Revision ("LOMR")applicationis filed with and approved by FEMA,

and a copy of the updated FEMA 100-year flood map(s) of the properties are submitted to the County for
approval.

Natural Resources staff identified a number of significant trees on the site, including Grand Oaks. Every effort

29.

must be made to avoid the removal of and design the site around these trees. The site plan may be modified
from the Certified Site Plan to avoid tree removal.

The above Air Management Division comments are not all-inclusive and could be amended based on additional

30.

data or further review. Please be advised, these comments do not exempt the applicant from any permitting or
notification requirements. It is the responsibility of the applicant to know and comply with all applicable rules
and regulations on a continuing basis.

Approval of this rezoning petition by Hillsborough County does not constitute a guarantee that the

31

Environmental Protection Commission of Hillsborough County (EPC) approvals/permits necessary for the
development as proposed will be issued, does not itselfserve to justify any impacts to wetlands, and does not
grant any implied or vested right to environmental approvals.

Portions of the properties are located within the Surface Water Resource Protection Area(SWRPA) and Activities

27.

within the SWRPA are subject to the Prohibitions andRestrictions of Part 3.05.00 of the Hillsborough County
Land Development Code.

If the notes and/or graphic on the site plan are in conflict with specific zoning conditions and/or the Land

29.

Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically conditioned
otherwise. References to development standards of the LDC in the above stated conditions shall be interpreted

as the regulations in effect at the time of preliminary site plan/plat approval.

In accordance with LDC Section 5.03.07.C, the certified PD general site plan shall expire for the internal

transportation network and external access points, as well as for any conditions related to the internal
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transportation network and external access points, if site construction plans, or equivalent thereof, have not
been approved for all or part of the subject Planned Development within 5 years of the effective date of the

PD unless an extension is granted as provided in the LDC. Upon expiration, re-certification of the PD General
Site Plan shall be required in accordance with provisions set forth in LDC Section 5.03.07.C
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Zoning Administrator Sign Off:

G e rocy

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN
& BUILDING REVIEW AND APPROVAL.

Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive
approvals/permits necessary for site development as proposed will beissued, nor does it imply that other required permits needed
for site development or building construction are being waived or otherwise approved. The project will be required to comply
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.
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7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS
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8.0 SITE PLANS (FULL)

8.1 Approved Site Plan (Full) (Page 1 of 2)
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8.1 Approved Site Plan (Full) (Page 2 of 2)
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8.2 Proposed Site Plan (page 3 of 4)
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APPLICATION NUMBER: MM 24-0675

ZHM MEETING DATE: May 19, 2025 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: July 22, 2025
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APPLICATION NUMBER: MM 24-0675

ZHM MEETING DATE: May 19, 2025 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: July 22, 2025

9.0 FULL TRANSPORTATION REPORT (see following pages)
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AGENCY REVIEW COMMENT SHEET

TO: ZONING TECHNICIAN, Development Services Department DATE: 05/13/2025

REVIEWER: James Ratliff, AICP, PTP AGENCY/DEPT: Transportation

PLANNING SECTOR/AREA: South/ RV PETITION NO: MM 25-0243

I:I This agency has no comments.
I:l This agency has no objection.
This agency has no objection, subject to listed or attached conditions.

I:l This agency objects, based on the listed or attached grounds.

NEW AND REVISED CONDITIONS OF APPROVAL

Revised Conditions

11. Prierto-preliminarysite-planapprevalConcurrent with each increment of development, the Bdeveloper shall

provide a traffic analysis, signed by a Professional Engineer, which analyzes whether turn lanes are required
pursuant to Sec. 6.04.04.D. of the LDC and/or pursuant to Florida Department of Transportation (FDOT)
criteria, as applicable, and which shewing-shows the length of the left and right turn lanes needed to serve
development traffic at the project driveways. The access related turn lanes shall be constructed to FDOT and/or
Hillsborough County standards. At a minimum, and unless otherwise approved by FDOT for access
connections along SR 60, Fthe Developer shall be required to construct any turn lane found to be warranted,
and at a minimum shall te-construct the following improvements:

a. UEP Driveway A - Construct/Extend Eastbound right lane and westbound left turn lane on SR
60.

b. UEP Driveway B - Construct/Extend Eastbound right lane and westbound left turn lane on SR
60.

c. UEP Driveway C - Construct/Extend Eastbound right lane and westbound left turn lane on SR
60.

d. UEP Driveway D - Construct/Extend Eastbound right lane and westbound left turn lane on SR
60.

e. TCP Driveway G-B - Construct/Extend Northbound left turn lane on SR-60Turkey Creek Dr.

f. TCP Commercial Driveway — Construct/Extend Eastbound right turn lane and westbound left
turn lane on SR 60.

[Transportation Review Section staff recommends modification of this condition. Given the high level of
flexibility and broad range of uses within the site, it is impossible to conduct an accurate trip generation and
site access analysis for the purpose of determining whether site access improvements and traffic signals may
be warranted. In an abundance of caution, staff is proposing to modify the conditions to make it clear that
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19.

development-drive traffic signals and site access improvements may be necessary at various access locations
and, if so, such signal infrastructure and site access improvements shall be constructed by the developer.
Staff has retained previous locations where certain improvements have been determined to be warranted, and
added language which allows for FDOT modification at its access connections, consistent with current policy
direction.]

12. Hwarranted-and-approved- by EFDOTAL the request of Hillsborough County or the Florida Department

of Transportation (FDOT), the developer shall conduct a signal warrant analysis for any project
driveway along SR 60 and/or Turkey Creek Rd. the-The developer shall install all traffic signals found

meet warransatthetterseettonof SR-60-and DrivewayA-and Priveway-€.

[Transportation Review Section staff recommends modification of this condition. Given the high level of
flexibility and broad range of uses within the site, it is impossible to conduct an accurate trip generation and
site access analysis for the purpose of determining whether site access improvements and traffic signals may
be warranted. In an abundance of caution, staff is proposing to modify the conditions to make it clear that
development-drive traffic signals and site access improvements may be necessary at various access locations

and, if so, such signal infrastructure and site access improvements shall be constructed by the developer.

Staff has retained previous locations where certain improvements have been determined to be warranted, and
added language which allows for FDOT modification at its access connections, consistent with current policy
direction.]

The applicant has adjusted the location of the northern proposed crossing of Turkey Creek to avoid areas currently
designated as wetland mitigation for wetland impacts associated with Turkey Creek Preserve. A conservation easement
has not yet been recorded but is required over wetland mitigation areas; however, the potential exists for revising the
mitigation plan and relocating the wetland mitigation such that the areas along Turkey Creek would no longer be
designated as mitigation. In this case, those areas would no longer be required to be under conservation easement. As
noted in the recommended condition above, there is no reliance that revisions to the existing mitigation plan will be
approved.

[Transportation Review Section staff does not support the applicant’s request to delete the above condition. The above
condition appears to contemplate modification of the wetland mitigation plan to facilitate connectivity between the two
areas of the project, as shown on the PD site plan. Staff notes that the Wetland Impact Approval and Mitigation
Agreement (reference Olfficial Records Instrument No. 2022021032) and Deed of Conservation Easement (reference
Official Records Instrument No. 2021455815) allow the potential modification of the easement and agreement. Given
that the proposed change will lead to a significant increase in trips on SR 60 and potentially Turkey Creek Rd. that
could otherwise be avoided if the connectivity is retained, staff requested the applicant provide justification for why
such removal should be supported. No response to these requests were received. Given this, staff cannot support the
request.]

New Conditions
e Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle and
pedestrian access may be permitted anywhere along the PD boundaries.

e Construction access shall be limited to those locations shown on PD site plan which are also
proposed vehicular access connections. The developer shall include a note in each site/construction
plan submittal which indicates same.
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e Notwithstanding anything herein these conditions or on the PD site plan to contrary, no development shall be
permitted within the TCP parcels that cause cumulative development within the TCP parcels to exceed 12,576
gross average daily trips, 260 gross a.m. peak hour trips, or 779 gross p.m. peak hour trips, nor shall
development be permitted which exceeds 312 net new p.m. peak hour trips. Additionally:

o Concurrent with each increment of development within the TCP parcels , the developer shall provide a
list of existing and previously approved uses within the TCP parcels. The list shall contain data
including gross floor area, number of seats (if applicable), type of use, date the use was approved by
Hillsborough County, references to the site subdivision Project Identification number (or if no project
identification number exists, a copy of the permit or other official reference number), calculations
detailing the individual and cumulative gross and net trip generation impacts for that increment of the
development, and source(s) for the data used to develop such estimates. Calculations showing the
remaining number of available trips for each analysis period (i.e. average daily, a.m. peak and p.m.
peak) shall also be provided.

e If MM 25-0675 is approved, the County Engineer will approve a Design Exception request (dated April 5,
2025) which was found approvable by the County Engineer (on April 30, 2025) for the Symmes Rd.
substandard road improvements. As Turkey Creek Rd. is a substandard collector roadway, the developer will
be required to make certain improvements to Turkey Creek Rd. consistent with the Design Exception.
Specifically, prior to or concurrent with the initial increment of development, the developer shall construct
certain improvements and dedicate and convey additional right-of-way, as further described in the Design
Exception request.

Other Conditions
e Prior to PD Site Plan Certification, the developer shall revise the Site Plan to:

o Restore the vehicular cross connection between the eastern and western portions of the project.

PROJECT OVERVIEW AND TRIP GENERATION

The applicant is requesting a Major Modification to +/- 2,978.04 ac. Planned Development (PD) #10-0675.
The existing PD is approved for a variety of uses as further explained in the zoning staff report. The applicant
is proposing to modify the uses to split entitlements between eastern (TCP) and western (UEP) project areas,
as well as increase entitlements within the eastern project area by removing 17 acres of Industrial, Research,
Manufacturing, Warehousing and Distribution (IRMWD) uses and adding 17 acres to the Ancillary
Commercial and Office (ACO) uses. Concurrent with this change, the applicant is proposing to increase
commercial entitlements within the eastern area by removing 150,000 g.s.f. (for a new total of 733,681 s.f. of
IRMWD uses within the eastern area), and creating 150,000 s.f. of ACO uses within the eastern area. While
overall square-footage remains unchanged, the intensity of uses proposed has increased.

As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a trip
generation and site access analysis for the proposed project; however, the analysis does not represent a worst-
case analysis which represents maximum potential trip impacts of the wide range of land uses proposed. Given
this, staff has included a condition restricting development within the eastern project area to the number of
trips studied in the applicant’s transportation analysis. This restriction will not permit construction of 100%
of the potential entitlements sought by the applicant (e.g. 150,000 s.f. of certain CG uses, although allowed
by the land use, would not be permitted due to the trip cap restriction). As such, certain allowable single uses
or combinations of allowable uses, could not be constructed if they exceeded the trip cap. It should be noted
that if a project consists of multiple parcels, or if a developer chooses to subdivide the project further,
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development on those individual parcels may not be possible if the other parcels within the development use
all available trips.

The trip cap data was taken from the figures presented in the applicant’s analysis. Given the wide range of
potential uses proposed, it should be noted that the uses which the applicant studied to develop the cap may
or may not be representative of the uses which are ultimately proposed. It should be noted that at the time of
plat/site/construction plan review, when calculating the trip generation impacts of existing and proposed
development, authority to determine the appropriateness of certain Institute of Transportation Engineers (ITE)
land use codes shall rest with the Administrator, who shall consult ITE land use code definitions, trip
generation datasets, and industry best practices to determine whether use of an individual land use code is
appropriate. Trip generation impacts for all existing and proposed uses shall be calculated utilizing the latest
available ITE trip generation manual data when possible. At the request of staff, applicants may be required
to conduct additional studies or research where a lack of accurate or appropriate data exists to determine trip
generation rates for purposes of calculating whether a proposed increment of development exceeds the trip
cap.

Lastly, it should also be noted that while the trip cap will control the total number of trips within each analysis
period (daily, a.m. peak, and p.m. peak), it was developed based on certain land uses assumed by the
developer, and those land uses have a specific percentage split of trips within each peak period that are inbound
and outbound trips, and those splits may or may not be similar to the inbound/outbound split of what uses are
ultimately constructed by the developer. Staff notes that the trip cap does not provide for such granularity.
Accordingly, whether or not turn lanes were identified as required during a zoning level analysis is in many
cases immaterial to whether turn lanes may be required at the time of plat/site/construction plan review. Given
that projects with a wide range of uses will have a variety of inbound and outbound splits during the a.m. and
p.m. peak periods, it may be necessary in to reexamine whether additional Sec. 6.04.04.D. auxiliary turn lanes
are warranted. The developer will be required to construct all such site access improvements found to be
warranted unless otherwise approved through the Sec. 6.04.02.B Administrative Variance process.

Staff has prepared a comparison of the potential number of peak hour trips generated under the existing and
proposed zoning designations, utilizing a generalized worst-case scenario that was based on the 10-1707 PD
site plan in the case of existing zoning impacts. Data for the proposed project is based upon the transportation
impacts identified in the transportation analysis, which forms the basis of the trip cap. It should be noted that
since the applicant also analyzed external impacts based on allowances for pass-by reductions, staff also
included a second element to the trip generation cap which requires the applicant to not exceed the number of
net new trips studied in their analysis. Data shown below is based on the 11™ Edition of the Institute of
Transportation Engineer’s Trip Generation Manual, except for the trip generation estimates for the energy
facilities, which was taken from the 2010 analysis. Land use code assumptions and code distributions for the
western portion of the project was taken from the 2010 analysis and updated to 11" Edition values. Staff
notes that while these were previously approved, they do not likely represent a worst-case scenario of
development within the western portion of the project.

Existing Zoning:
24 Hour Total Peak
Land Use/Size Two-Way Hour Trips
Volume AM PM
Energy Park* 2,110 20 90
Shopping Center (West) 350,000 s.f.
(LUC 820) 15,002 340 1,391
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Industrial Park (West) 1,750,000 s.f.
(LUC 130) 5,898 595 595
Warehousing (West) 5,250,000 s.f.
(LUC 150) 8,978 892 945
Subtotal: 31,988 1,847 3,021
*Based on 100% of 2010 Energy Park Trip Generation
Proposed Zoning:
24 Hour Total Peak
Land Use/Size Two-Way Hour Trips
Volume AM PM
Eastern Development per Trip Cap 12,576 260 779
Energy Park West* 1,857 18 79
Shopping Center (West) 350,000 s.f.
(LUC 820) 15,002 340 1,391
Industrial Park (West) 1,529,080 s.f.
(LUC 130) 5,154 520 520
Warehousing (West) 4,587,239 s.f.
(LUC 150) 7,844 779 826
Subtotal: 42,433 1,917 3,595
*Based on 88% of 2010 Energy Park Trip Generation
Difference:
24 Hour Total Peak
Two-Way Hour Trips
Volume AM PM
(+) 10,445 (+) 70 (+) 574

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE

SR 60 is a 4-lane, divided, publicly maintained (by FDOT), principal arterial roadway. The roadway is
characterized by 12-foot-wide travel lanes in average condition. The roadway lies within a variable width
right-of-way (between +/- 155-feet and +/- 180-feet in width) in the vicinity of the proposed project. There
are +/- 5-foot-wide sidewalks along portions of the south side of SR 60 west of the proposed project. There

are no bicycle facilities present in the vicinity of the proposed project.

The roadway is shown on the Hillsborough County Corridor Preservation Plan as a future 6-lane roadway,
which requires a minimum of 121 feet (for an urban section) or 170 feet (for a rural typical section). FDOT
was provided an opportunity to comment on right-o-way needs; however, no additional needs were
identified. As such, no additional right-of-way is needed from the subject property at this time.

Turkey Creek is a 2-lane, undivided, publicly maintained, substandard, collector roadway. The roadway is
characterized by +/- 10-foot-wide travel lanes in average condition. There are no sidewalks in the vicinity
of the proposed project. There are +/- 5-foot-wide bicycle lanes (on paved shoulders) along the roadway in
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the vicinity of the proposed project.

SITE ACCESS AND CIRCULATION

No changes in site access are proposed. The applicant has proposed to remove internal connectivity
between the east and west portions of the project which is not supported by staff as further explained
hereinabove.

DESIGN EXCEPTION REQUEST — TURKEY CREEK - SUBSTANDARD ROAD

If MM 25-0675 is approved, the County Engineer will approve a Design Exception request (dated April 5,

2025) which was found approvable by the County Engineer (on April 30, 2025) for the Symmes Rd.
substandard road improvements. As Turkey Creek Rd. is a substandard collector roadway, the developer

will be required to make certain improvements to Turkey Creek Rd. consistent with the Design Exception.
Specifically, prior to or concurrent with the initial increment of development, the developer shall construct
certain improvements and dedicate and convey additional right-of-way, as further described in the Design

Exception request.

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION

LOS information for adjacent roadway segments are provided below.

Peak Hour
LOS S
Roadway From To Standard Directional
andar LOS
Turkey Creek Rd. SR 60 Trapnell Rd. C C
SR 60 Dover Rd. Turkey Creek Rd. D C
SR 60 Turkey Creek Rd. CR 39 D C

Source: Hillsborough County 2020 Level of Service Report.
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Ratliff, James

From: Williams, Michael

Sent: Wednesday, April 30, 2025 5:30 PM

To: McNeal, Christopher

Cc: csansone@mcnealengineering.com; Lampkin, Timothy; Ratliff, James; Drapach, Alan; Tirado, Sheida;
PW-CEIntake; De Leon, Eleonor

Subject: FW: MM 24-0675 - Design Exception Review

Attachments: 24-0675 DEAd 04-07-25.pdf

Importance: High

Chris,

| have found the attached Design Exception (DE) for PD 24-0675 APPROVABLE.

Please note that itis you (or your client’s) responsibility to follow-up with my administrative assistant,
Eleonor De Leon (DeLeonE@hcfl.gov or 813-307-1707) after the BOCC approves the PD zoning or PD
zoning modification related to below request. This is to obtain a signed copy of the DE/AV.

If the BOCC denies the PD zoning or PD zoning modification request, staff will request that you withdraw
the AV/DE. In such instance, notwithstanding the above finding of approvability, if you fail to withdraw
the request, | will deny the AV/DE (since the finding was predicated on a specific development program
and site configuration which was not approved).

Once | have signed the document, it is your responsibility to submit the signed AV/DE(s) together with
your initial plat/site/construction plan submittal. If the projectis already in preliminary review, then you
must submit the signed document before the review will be allowed to progress. Staff will require
resubmittal of all plat/site/construction plan submittals that do not include the appropriate signed
AV/DE documentation.

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CElntake@hcfl.gov

Mike

Michael J. Williams, P.E.
Director, Development Review
County Engineer

Development Services Department

P: (813) 307-1851

M: (813) 614-2190

E: Williamsm@HCFL.gov
W: HCFLGov.net

Hillsborough County
601 E. Kennedy Blvd., Tampa, FL 33602



Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe

Please note: All correspondence to or from this office is subject to Florida's Public Records law.

From: Tirado, Sheida <TiradoS@hcfl.gov>

Sent: Tuesday, April 29, 2025 9:19 PM

To: Williams, Michael <WilliamsM@hcfl.gov>

Cc: Ratliff, James <RatliffJla@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov>; De Leon, Eleonor <DeLeonE@hcfl.gov>
Subject: MM 24-0675 - Design Exception Review

Importance: High

Hello Mike,
The attached DE is Approvable to me, please include the following people in your response email:

cmcneal@mcnealengineering.com
csansone@mcnealengineering.com
lampkint@hcfl.gov
ratliffla@hcfl.gov
drapacha@hcfl.gov

Best Regards,

Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services Department

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | LinkedIn | Instagram | HCFL Stay Safe

Hillsborough County Florida

Please note: All correspondence to or from this office is subject to
Florida's Public Records law.



Received April 7, 2025
Development Services

Hillsborough  Supplemental Information for Transportation

) tounty Florida Related Administrative Reviews
Instructions:

e  This form must be provided separately for each request submitted (including different requests of the same type).

e  This form must accompany all requests for applications types shown below. Staff will not log in or assign cases that are not
accompanied by this form, or where the form is partially incomplete.

e Aresponse is required in every field. Blank fields or non-responsive answers will result in your application being returned.

e All responses must be typed.

e Please contact Eleonor de Leon at deleone@HCFL.gov or via telephone at (813) 307-1707 if you have questions about how
to complete this form.

_| Section 6.04.02.B. Administrative Variance
X] Technical Manual Design Exception Request
Request Type (check one) — ] Alternative Parking Plan Request (Reference LDC Sec. 6.05.02.G3.)

_] Request for Determination of Required Parking for Unlisted Uses
(Reference LDC Sec. 6.05.02.G.1. and G.2.)

Submittal Type (check one) L] New Request x| Revised Request | Additional Information

Submittal Number and _11. Substandard Rd Turkey Creek Rd [4.
Description/Running History

(check one and complete text box
using instructions provided below) [13. L 6.

[X]2. Substandard Rd Turkey Creek Rd [ ]5.

Important: To help staff differentiate multiple requests (whether of the same or different type), please use the above fields to assign a unique
submittal number/name to each separate request. Previous submittals relating to the same project/phase shall be listed using the name and
number previously identified. It is critical that the applicant reference this unique name in the request letter and subsequent filings/correspondence.
If the applicant is revising or submitting additional information related to a previously submitted request, then the applicant would check the
number of the previous submittal.

Project Name/ Phase  Energy Industrial Park

Important: The name selected must be used on all future communications and submittals of additional/revised information relating to this variance.
If request is specific to a discrete phase, please also list that phase.

086121-0000; 086122-0000, 086128-0000; 086131-5000; 86131-7000 +
Check This Box If There Are More Than Five Folio Numbers

Important: List all folios related to the project, up to a maximum of five. If there are additional folios, check the box to indicate such. Folio
numbers must be provided in the format provided by the Hillsborough County Property Appraiser’s website (i.e. 6 numbers, followed by a hyphen,
followed by 4 additional numbers, e.g. “012345-6789”). Multiple records should be separated by a semicolon and a space e.g. “012345-6789;
054321-9876”).

Folio Number(s)

Name of Person Submitting Request McNeal Engineering c/o Christopher S. McNeal

Important: All Administrative Variances (AV) and Design Exceptions (DE) must be Signed and Sealed by a Professional Engineer (PE) licensed in the
State of Florida.

Current Property Zoning Designation PD

Important: For Example, type “Residential Multi-Family Conventional — 9” or “RMC-9”. This is not the same as the property’s Future Land Use (FLU)
Designation. Typing “N/A” or “Unknown” will result in your application being returned. This information may be obtained via the Official Hillsborough

County Zoning Atlas, which is available at https://maps.hillsboroughcounty.org/maphillsborough/maphillsborough.html!. For additional assistance,
please contact the Zoning Counselors at the Center for Development Services at (813) 272-5600 Option 3.

Pending Zoning Application Number MM 24-0675

Important: If a rezoning application is pending, enter the application number proceeded by the case type prefix, otherwise type “N/A” or “Not
Applicable”. Use PD for PD rezoning applications, MM for major modifications, PRS for minor modifications/personal appearances.

Related Project Identification Number N/A
(Site/Subdivision Application Number)

Important: This 4-digit code is assigned by the Center for Development Services Intake Team for all Certified Parcel, Site Construction, Subdivision
Construction, and Preliminary/Final Plat applications. If no project number exists, please type “N/A” or “Not Applicable”.

lof1l 03/2025

24-0675



Received April 7, 2025
Development Services

T =

MCNEAL ENGINEERING, INC.

Hillsborough County Re: ENERGY INDUSTRIAL PARK

Development Services SW Quad Turkey Creek Rd & SR 60, Dover
601 E Kennedy Blvd 20th Floor Hillsborough County

Tampa, FL 33602 Folio #86121.0000, 86122.0000, 86128.0000,

86131.5000, 86131.7000, 86132.0000,
86803.0000, 86808.0000, 86842.0000,
86842.2000, 86131.0000, 86133.0000,
86133.0100, 86770.0000, & 86802.0000
MM 24-0675

Attn: Mr. Michael J. Williams, PE MEI File # 21-061
County Engineer/Director April 5, 2025
REQUEST FOR DESIGN EXCEPTION —- TURKEY CREEK ROAD

Mr. Williams,

This letter documents a request for a Design Exception per Hillsborough County Transportation Manual
(TTM) Section 1.7.2 to meet Hillsborough County Land Development Code (LDC) §6.04.03.L (Existing
Facilities) in association with the ENERGY INDUSTRIAL PARK (MM 24-0675). Please reference the
General Site Plan, Exhibit A.

Introduction

The aforementioned project is bordered by SR 60 to the north, Turkey Creek Road to the east, and un-
developed parcels to the west, with some residential. The surrounding land use is mostly Agricultural,
with some Commercial, and Residential. Turkey Creek Road is currently a 2-lane Rural Roadway in good
condition that is considered Sub-standard.

Per Hillsborough County 2022 Multimodal LOS report, Turkey Creek Road is a collector roadway. A
Design Exception is requested for relief from the two-lane undivided collector roadway (C1&C2-2U) as a
condition of approval for the project site; where in lieu of meeting the full (C1&C2-2U) Typical Section,
alternative improvements are proposed. The County typical section for a two-lane undivided local urban
collector roadway (C1&C2-2U) is provided as Exhibit B.

Roadway Characteristics

Right-of-Way — The existing Right-of-Way width is +/-60 feet. The (C1&C2-2U) Typical Section requires
a minimum Right-of-Way width of 154 feet. An additional 25 feet of Right-of-Way is proposed to be
dedicated to the County, so the resultant Right-of-Way width would be +/-85 feet within the area to be
improved.

Pavement Condition - The referenced segment of Turkey Creek Road was found to have good to fair
pavement condition, without cracking or rutting that would be indicative of structural failure. It is noted
that pavement conditions are not included as part of the (C1&C2-2U) typical section.

Lane Width — Turkey Creek Road is +/-20 feet in width, as surveyed. The existing lanes are

approximately 10-feet in width. The proposed widening (includes an 11-foot SBRT lane a 5-foot bike
lane and an 11-foot SB thru lane) within the project widening area (~235 feet, 185-foot SBRT lane

15957 N. Florida Avenue, Lutz, FL 33549 813.968.1081 813.961.5839

WWW. mchealengineering.com

24-0675



Received April 7, 2025
Development Services
Mr. Michael J. Williams, PE
ENERGY INDUSTRIAL PARK (MM 24-0675)
MEI File # 21-061
April 5, 2025
Page 2 of 3

includes 50-foot approach taper + 50-foot (min) return taper) to meet intent of the (C1&C2-2U) typical
section, i.e. 11 feet. The widening from the existing 10-foot lane to the proposed 11-foot lane will be
provided through the 50-foot turn lane taper (L = WS = 50 feet). The return from the proposed 11-foot
lane to the existing 10-foot lane will be provided in the 50 feet (min) following the turn lane across the
proposed driveway’s intersection.

Bicycle Lanes — There are no existing marked bicycle lanes, but there are an existing 5-foot paved
shoulders on both sides of the roadway. A 5-foot SB bike lane is proposed between the SBRT lane and
the SB thru lane within the project limits, as well as reconstructing the SB paved shoulder. Paved
shoulders are proposed for both sides of the roadway within the widened area to resemble more closely
the (C1&C2-2U) typical section.

Shoulders — There are existing 8-foot shoulders, with 5-feet of such paved in the existing rural condition;
8-foot shoulders with 5-foot of it paved are proposed within the widened area, a slight deviation from the
(C1&C2-2U) typical section.

Swales — There are existing ditches and swales on both sides of Turkey Creek Road; ditches and swales
are proposed in the widened area as depicted in the (C1&C2-2U) typical section.

Sidewalk — There are no sidewalks on Turkey Creek Road adjacent to the project site. A 5-foot sidewalk
is proposed on the west sides of the Right-of-Way, within the widened area, as per the (C1&C2-2U)
typical section.

Speed Limit — The posted speed is 45 MPH.

Alternate Improvements:
A Design Exception is requested:

To provide a 5-foot sidewalk on the west side of the road only, within the widened area. Turkey Creek
Road has minimal pedestrian traffic, the use of a 5-foot sidewalk on the west side of the road in this area
would currently be the best option from a maintenance perspective for this un-developed area.

To use an 11-foot SBRT lane, a 5-foot SB bike lane, and an11-foot SB thru lane, while still utilizing the
existing 10-foot NB thru lane, and thus avoid an unsafe jog in the roadway.

Right-of-Way is to be dedicated (25 feet) in addition to the existing Right-of-Way (60 feet) to provide a
total of (85 feet) of Right-of-Way, allowing room for the addition of a SBRT lane and a bike lane on the
west side of Turkey Creek Road, and restoring the remainder of the roadway section to is near original
condition. The proposed Turkey Creek Road Typical Section is provided in Exhibit C.

24-0675



Mr. Michael J. Williams, PE

ENERGY INDUSTRIAL PARK (MM 24-0675)

MEI File # 21-061
April 5, 2025
Page 3 of 3

Received April 7, 2025
Development Services

If you have questions, or need additional information, please feel free to contact our office at the
website or phone number listed. Thank you very much for your assistance.

\“““”"/
SNOPHER 5 s,

N
S \So""\’\ CENs Z \\f\ 4?‘ Z
No. 56193

Ky Nenmass®

S/0 NAL $\\\\
W

c: Turkey Creek Preserve LLC c/o Dennis Carlton, Jr via email

Digitally signed by Christopher S McNeal
DN: CN=Christopher S McNeal

dnQualifier=A01410C000001 8(5D8F65FF80000722C,

0O=McNeal Engineering Inc, C=US
Date: 2025.04.05 23:07:38-04'00'

Sincerely,

AR G

Christopher S. McNeal, PE
MCNEALENGINEERING, INC.

Christopher S. McNeal,
State of Florida,
Professional Engineer,
License No. 56193

This item has been digitally
signed and sealed by
Christopher S. McNeal, PE on

04/05/2025.

Based on the information provided by the applicant, this request is:

Approved

Approved with Conditions

Disapproved

Printed copies of this document
are not considered signed and
sealed and signature must be

verified on any electronic copies.

Michael J. Williams, PE, County Engineer
Hillsborough County Development Review Division

24-0675



Received April 7, 2025
Development Services

EXHIBIT A

GENERAL SITE PLAN

24-0675



t Serv

ICes

eived §n ril 7, 2025

lof

HIINIONI FHL 40 INISNOD NILLISM LNOHLM 03LYOIT6nad 38 LON GIMOHS GNY "ONI_ONISZINIONT T¥INOW 40 ALY¥TF0d QIUHIWAG0D FHL 3¥ NOFNIH QINIYLNOQ SONM YYD ONY SNOISIG FHL

¥8Cg# 81 GL6SOF O

R

6£85-196 (£18) X¥4 180L—896 (£18) Hd

e

6¥SEC T4 ZLNT FAY YAINOTd ‘N LG6S]

"ONI ‘ONI¥IINIONI TVINS

]

YA

D77 INYISTHd HIFHI ATNNNL

404 G34vdTdd]

NV1d 31IS TVYINTD

STUL LTIHS

‘ALNNOI HONOHOFSTTIH

09 avoY 3LVIS
NYVd TVIMLSNANI ADYINT

varioid

19370

ON

3JIVT % NOISATY

'8002/8¢/8 3LV "HOTHO
® HSI¥D SYISWNN TINVd ALINNAAOD ‘ZLLOZ} dYW 31¥Y JONVANSNI 00074 FHL ¥3d

"X, % 3v, .V, SINOZ 0013 NIHLI T1¥4 OL S¥¥IddV NOIIH NMOHS S130dvd IHL ‘LI
“QINIVLNIVW ATALYAId 38 LSON
ONY G3LYD 38 AV ATHL ‘ILVAING 31 3LVAISd HO OMENd 36 AVA SAYMOVOY 3LISNO ‘9L
"SIUNLONMLS NV
S3LIS TYDI90TDIHONY MO TYOROLSIH ¥IHLO ANV SY¥VMANYT OI¥OLSIH ON 34V 3u3HL 'SL
“0350d04d LON 33V STULS WINLOILHONY Vi
"03SVHd 38 TIM 103r08d ‘L
MIIA Nv1d NI 031031434 NO SLNIW3SV3 NMONX ‘ZL
4014400 DIN3OS G3LVNDISIG ¥ SI 09 ¥S 1SV “LL
“NOILIILO¥d d3LVM 30V44NS NI GILYI0T SI 0
'V3dY ¥334N8 ¥3LVM 318vL0d V NI 031007 LON '8
‘V3YY NOLLOIMLSIH LHOI3H LHO¥I¥ N¥ NI 03LvD01 LON Y
‘SINOZ TWI03dS 0L
V34V ININNVID ALINOANOD ¥ NIHLIM QILYOOT S| NOLYIIHIGON NvId SIHL 6
'Z0°G0°9 NOLLO3S 007 HLIM 3ONVOH000V NI G30IADHd 38 TIM IND¥YY '8
'0d3 3HL AG ONILLINS3J ONY INIWAOD M3IN3H NO d3Sve 03L¥O073H 38 Ol 103°8Nns
QNY TVNLGFONOD 3dY SY3d¥ ONVILIM TVILNILOG TI¥ 40 SNOISNINIQ ONV 32IS 3HL £
"SNOILIGNOD ONINOZ 3HL NI 04 G30IAOHd 3dY SO¥VANVLS INNAOTIAI0 '3
‘31IS HL 0L ININIL¥3 SNV ALINNWNDD ON 34V 3¥3HL G
NOLLYNOISIA_T7I03dS NOILOILO¥d ¥3LVM 30VAMNS 3HL NIHLIM S 3LIS 3HL %
V34V 30IAY3S NYBNN 3HL ONY AHO93LYD 35N ONVT di3 3HL NIHLIM S| 193r08d 3HL '€
“03ZIILN 38 TIM H3M3S_ONY ¥3LVM ON8Nd 2
'SISINID A8 03dvd3ud ATIVNIOINO
SYM_LYHL NY1d G3A0¥ddY 3HL NI G3NIVINOD TI¥13d LNVA3T3Y T1I¥ 3ANTINI
OL 3QvA N338 SYH 10343 318YNOSYIY AYIAT ALIMY1D GIAOHWI 404 Z690—0LZY
03A0¥ddY 3HL 30 NOILONOONA3Y ¥ NOCN T3SV SI NOWLVIIIQON NvTd SIHL L
“S3LON ONINNVId

OV L1'%SL') ATILYWIXObdaY
= (d30) Havd A9HINI ALISHIAINN

OV £B'€ZZ'L ATILYNIXOHddY
= (doL) 3A¥3S3Hd HIFHO ADYNL

738v7 ININOZ

c-0sd

T38Y7 NYId dHoO

13¥00d ININGOT3A30 350d0Md

9d3 A8 ONILLINY3d ONY NOLLYOILIN OL 193rans
‘Q3LYO0T3 38 AVW — SONVIL3M VILN3LOD

ALIIOV4 SSYNOIE 40 SLINT

TIV4HO SOV 00L 430N
LONNYD (1D ONV ‘B ‘v ¥3¥v) S350 Wvd 301440/ T¥RLSNONI
203 032NN VRAY TIVHINO 3HL “UIAIMOH

NOLYOLIN ONVU3/30vaS N30/NOUDNOOHA AT
T1BVMINTY/ HOHVIS 34/ TWENLTNOINDY O FoLid0/ TVISLSNONI
$3HLI3 503 035N 38 NYO Y SIHL — 3NOZ TTOXTLI

Ol34VHL ONYL SLINY3D LVHL SS300V

SL3430d LNINGOTIAIQ
N33ML38 SSIOOV SSOHD WILN3LOD

55300V ONILSIXT

$$300¥ dVINOIHIA G350d0dd
SHOVEL QVOYTIVY TVILNILOd
AVMQYOY WNYALNI TYILNILOd
S3I4YANNOE 35N NV 3wnLNs
SN T30uvd

V34V AQMLS OS) SL90—¥Z WN  — — — — — — —
AHVANNOS SL90—bZ WN/TEI0—0L (d = o s
3N 0074 38VE YNI4

-aN3937

7

3/Z FONVY  S6Z ‘dIHSNMOL /2 NOILOFS

dVW ALINIDIA )

R / [ == [N AN/ 1] I L 8 | [ o B
o A =]
S w LInofy <nz<w 11
|
= _
pix o 1 Sl
< e =
-y T | e S (G| lo aagininn) w1 = L 50
P a3 QavO3. :’ i 1] : \
~, — — _
L R g e S s Y \- im,\ iy L §=5
s S e — i AR - — H
W T e Syl (1 LB e — iy : |
/«/‘r \x\\\\ 1\.‘.,&@6 = N !/ F Imw_.\__.' — /A_ o — — W. # %
N ,.\ 5 3 N NS Y U L F.M( 3 %
it , | e (el T vl T o EE e L
| " N ad
MM i S~~~ - ) PE] X, 3Nz 408y _
! | (9951 90 cwoz1 50) Ry ¥ W «\_\IM
by Caks) 1N N6 alf S !
o NOLYASISNOD 903 w x (net38 ONLLSX3 ONIGNTN Ei
I : [ [° 2.0 a c o oy N33806/434408 002
: ¥ [ | W; 5o 6 e 6 6 6 ¢ N —
Ty aunisva | b LT TS o
M e S T R b -
& 8 o ! R o 3 |
N w, I < 0000-£08030° § g - S
Wmu‘ 4, a»a\u“w%w%\ A IR s G S
yvd 39 | k N \ : SR £ 2 o~ 0000022930 IR 5
3 : X P NP PSP oL
awvaan 33 AL ERa NN e T R | |
as N : © © * ' ‘oooozossso 5 o @ ﬂ @
9mui . . ) . ) . ) . " ad . : . ) . ) : . : . : i y ~ x
25 W, 2o s o B0 "0 %0 s FHNISVY
“3 0 K L R/ ! ! 0000-024980.
Bl L 3 ad $S300V SV INOIHIA
7 —3upLsvd, L 4 ] a3 By %
mmym\i‘i = — N - ES,EWWM.m —_— = ,m 7 h\\v £ FUNLSVd
=" > s S | \ P coorsaredn i
1-Sv . ey [ i ] X4 ~
AT o SN} g Xy
= | NN m,_m \ ) d1A s v, Aoz &
] ) iz s
_ ] 3 H A\ ORIV IO [
a2 v, ez / rez \ L
DO | ey e & aer an
i — TRIMETS $5709ufs5080. * / r ! X .
\ UNLSVA 00 50 NOLYS0T 2L YNMDHAdY: \ £l [ Y e
- -y 0000121980, 307 g ) _ ) R | ] I\
\\\ INMESVS S5300-S500 | rau/x..mZSQ t\ \@ = : o i sote uswuty \aw (o) sroncsar P
, STy Svasouser 130 2N o e e i i | , : .
AN N ﬁ‘ osawzciono / " ,J | 6 houior aazaviizs
avou SkGkn — —HOQRINIOD ;) 3NN ¥IMOd| ) 03L”™ |y am e N -,. : | E sk ﬂ
= 7 SN | L RN xy 84, ) hn-ad
C 1 4//‘,1 F#ﬁ“, Mo - - 1 | BTG NI , o
, f 22N . " e [
- | | (w5t 93729521 40/ \ \ dia I
7 INIAISY3 NOILYASISNOD - -
ATL v . JUNLSVd % 7/ -
X% — 000S-4£1980
—|— -1 — O :
T i AT el
0 oV ! SV “r_ ; |
(AN & ||M¥ NG | \'4 ,
@ th | n |
S ’ Ry
) 20850 Sanv1 13T Aovs ke L — o=
e Y @ 3l —) B =14 v 3 2 g
e o9ayo : L i ds/d SN e o oorra \ i
AVMavOy o118nd) N
aVOd  svdKwisafios )
[ YIHSYM 0 ASN b /
AGNaAs vwf..r-ﬁwj\
B ! S TTTT T
s o R S I

45 1091589 90 pung ununeey - 051 |

5 159595
B o BoSER NN 0L ¥

Q¥0¥ INV¥NG

e S|

[ y—y—

s pus Busnousy s essssay Tasnou |

ssoiojo o1

sz

3 soon oot 0 1
oo

o

oy ey Y o e ) S s e
V130 13400d do1 538N VN1 INIEOY-NONHONYISTH-NONADHINTNON  (5290-vZ) Wil 378V FONVITINOD NY'1d INISNIHISIWOD GFIHIAON

3UIS NO IMIHMANY GILLINY3D S| FIVAS N3O ONV ‘NOILNILIN NOLVOLLIN ONVILIM

H

¥O/GNY H NI ATNO 03SOd0¥d S| SSYNOI ON¥ I ONV | 1d30X3 SL3%00d TI¥ NI QALLINY3d

34y S3ISN ONIDNAOHd A9HINI F1GYMINIY ANV HOMYISIH WYNOLYINAI “TVHNLINDIEOY

ONIINTONI (NOLLONYLSNI TIATT ALISYIAINN HONOYHL ANVINIAITI ¥04) SISN TYNOILYONAI

T ONY ‘'3 1d30X3 1300d ANV NI 031LIW¥3d 38V 535N 3HL 3AY3S OL SOuvA 1Y
“034IN034 LON S| LIS FHL OL T¥NM3LNI ONINFIHOS ANV ONIH3AINE

"SNOILIONOD 9NINOZ 3HL NI 03QN0¥d 34V SQHVONVLS ININGOTIAIQ

'SLIND 00Z OL O3LINM A8 ‘Q3MOTIV SI 1O3r0sd 3HL 40 SNOILONNA NOLLYINO3

ONY A9M3NI 'HOMYISIH OL ANYTIONY ONIOUOT 8O ‘ONISNOH H3X¥L FuVO/ALIMNOIS
T ONV | 1d30X3 13%00d ANV NI G3LLINY3d 3¥¥ SIHOLYHOSYT ONv SNOO¥SSYTO

G oo

0

LOIMLSIQ ONINOZ W 3HL 40 3SOHL 34¥ S3SN IVINLSNANI
1OISI0 ININOZ 99 3HL 40 3SOHL 3dv S3SN TVIDHINAOD
“LOWLSIO ONINOZ ¥V 3HL 40 3SOHL 3¥v S3SN TVANLINDMOV

i

‘SAYVANVLS INIFWNJOTINIa

MIINTY AHOLYTNDIY ANV
ONIMIINIONT ‘NOISIA 'SAFN¥NS TYNI4 OL L23rans
‘AINO S3S0d¥Nd ONINNVId ¥04 SI NV'1d SIHL :ILON

24-0675



v
AN ©
QL
N>
"
N~
)]
P
4
€0
X A A8 OMHD
Tt/ sm200 A8 NMv¥a
) ‘374 avov

HIINIONI FHL 40 INISNOD NILLISM LNOHLM 03LYOIT6nad 38 LON GIMOHS GNY "ONI_ONISZINIONT T¥INOW 40 ALY¥TF0d QIUHIWAG0D FHL 3¥ NOFNIH QINIYLNOQ SONM YYD ONY SNOISIG FHL

¥8Cg# 81 GL6SOF O

R

6£85-196 (£18) X¥4 180L—896 (£18) Hd

e

6¥SEC T4 ZLNT FAY YAINOTd ‘N LG6S]

"ONI ‘ONI¥IINIONI TVINS

A,

404 G34vdTdd]

D77 INYISTHd HIFHI ATNNNL

STUL LTIHS

Valyo14 ‘ALNNOD HONOHOES TTIH

dVIN ALY3d0dd LNFoVravy

19370

09 avoY 3LVIS
NYVd TVIMLSNANI ADYINT

ON

3JIVT % NOISATY

avoy LN

I

T

/A_e

-

I
L e f & —

0000208980
ad

|

VINOIHIA
g7

( (w3 owusis onano)

NIRIOS/¥333n8 .00 |

(w38 onusix3 owan o)
S N0/ 343015 007

5300V AV TNOHIA
3L

E)
Sun1svd 1
0000208980 ﬂ
ad |
a3 2 7 FUNLSV
V7 | / 0000-022980
Wy ad
- — ( @\
73
/h@
it
ad

L 3TW0s

008

007

008 00% 00Z 0

0091

ANISYO/LIJ/ONIN
00z6
0010°€£1980
ad

Funisvd
0000-£€1980
ad
di3

LVIOT GIZITVHINTD

n
i ¥
¥ (w3 oS amionon)

N330S/ 434308 .00

NIROS/¥349n8

(ahs)
V3 A0nLS 051

37v13a 33s

aTiviaa 33s

.00Z = 1 31795

J vi3ia

002 = L :FIVOS

a vi3ia

=

il

7d 1NIOd 344ITHOHV

7d 3DOVLIYIH HSITONI
7d TINNVHD HSITON3

&

d00D z
—T & N

L TS

i

0gM3IN

24-0675



t Services

A8 GAHO

eived §n ril 7, 2025

lopi

A8 NMYHA
ErNEZ12

HIINIONI FHL 40 INISNOD NILLISM LNOHLM 03LYOIT6nad 38 LON GIMOHS GNY "ONI_ONISZINIONT T¥INOW 40 ALY¥TF0d QIUHIWAG0D FHL 3¥ NOFNIH QINIYLNOQ SONM YYD ONY SNOISIG FHL

¥8Cg# 81 GL6SOF O

R

6£85-196 (£18) X¥4 180L—896 (£18) Hd

e

6¥SEC T4 ZLNT FAY YAINOTd ‘N LG6S]

"ONI ‘ONI¥IINIONI TVINS

]

YA

D77 INYISTHd HIFHI ATNNNL

404 G34vdTdd]

dVIN ALY3d0dd LNFoVravy

STUL LTIHS

Valyo14 ‘ALNNOD HONOHOES TTIH

09 avoY 3LVIS
NYVd TVIMLSNANI ADYINT

19370

ON

3JIVT % NOISATY

INVOVA
0020-626980
uis v
0010-826980 vy
o SV
. Ly H
0007 819080 0000286980
dds sy
0000-996980 ¥ e
N sy H
0000-296980 = 0000636980 wis
vev 1-sv 0010940280
vy vy sy
HOUNHD -y
0000-+56980 s
sy
= @7Iv13a 33s 2021820180
1y
=y
2 by INVOVA
P} —— 0052:278980
Z — ____ Qv 2 S 18y
A¥ILINTD = T T [
B S ¥ =
0008565980 = S
1sv | Sa® i A D J
[y e et 1NvOvA
N P . SN osor 20sse0
\ F 3 /» k 7 =Y
aunisve  [E m
0000-2¢8980 Q ANVOVA
| o S\ e
: di3 & M 7 =37
=
E < S s
(9454 9 28924 40) ] o~ 4 |
avis (oks) namsvs Y& ]
soaiis oINS 3 ! ) ! 2
- I W F | Z|
= aunusva  [HE o
Sl R | I 0|
= N\~ ad ]
m s a3 E
.A: A\ B | |G.7
9 e i, D0 2
ml e
2l o Aoy e N
3l [ ; szoLis90
> \ a3
o ey
ki "
—aupusvy, <
osd0razios TSV — oot
vev — 5 v N L aa e i )
0 Nowvoo1
v 'Sdod 3 da < vmxoseay | spisdd \ 3unLSVd
” =, Tutsva 000011980
0005621980 N Dg00-85108n oo00zzige0 =\ i
hsY = |[2 "% H \ aa
(i | ] an \
PEN
Sdowo ] . ) ,
aooo-ezisso N 1 : ! I\
sy i Ea P | \
vy n\a\ﬁfﬁﬁ\w&@‘uﬁ@g S\
| FUNLSVY 0031 0 NOLVIOT AL ¥YANONLY: \
- ey 0000121980 a ) _ )
7 T \ # A
wpesys sswov-sson | a N Al E A\
3140 NOLLYIDT SLYAXOSGY r
7 N - iniovd
2 DA b o00zsioen
T = ad g
uf —Aavo3 m>>040 — —HOGIIH0D 7| 3NITHIMOd, ;| 093 g
|3 — =
2uNLSVd dId \ %
It 0000124980 L
)
NSV NOLYANISNOD G
3WNLSVd
JTviaa3as INVOVA
ivd AY 0000-0€1980
0000-221980 vy
Uy === == 29
v el i [l
JuNLSVd \
0000621980 09 AvOoy 3LV1S
uv
[ Vlviaa3as
'S
8
S
o
ol
N IS
B 5
3
Sl
TS
S
@
8
9

009}

002 = 1 37705

O vi3a

Z

SL90'4Z 40 SLINI W % AHONNOS G

ST —— o

oofosfioan
uy

- — 2 e

0000121980 01104

W
0000gh1980

avod ¥3ing

VauY AGNLS 051

002 = 1 305

g vi3aa

&

T
0000566980
sy

-

0000294980 01104

o

519047 40 SLIAT NI ¥ AMONNOG 0d

o
o00-100200
S sy
=Y 3y

002 = 1 F¥oS

Vv vi3aa

&

000511980 ‘01104

—_— .
___090VOY HIVIS 8y AQnTs Gt
—
L= o ;
b, Sl & &, sunisvs
TRy oy e
RS % }
- R ,
.
P ~N " 7
L owifom
By
o

=

24-0675



HIINIONI FHL 40 INISNOD NILLISM LNOHLM 03LYOIT6nad 38 LON GIMOHS ONY "ONI_ONISZINIONT T¥INOW 40 ALY¥TF0d QIUHIWAG0D FHL 3¥ NOFIH QINIYLNOQ SONMYHD ONY SNOISIG FHL

R

+88¥ 81 '6L680F VO
6£85-196 (£18) X¥4 180L—896 (£18) Hd
6765 14 ZLNT AV VOIHOTS N LSG6G)

"ONI ‘ONI¥IINIDONI TVINS

e

YA

0 wios swa o3 ey sLioter

ounong

o soueserp ® zeazend isesancs

43 30 Arepunoq UazoN Sy UaTM [TTeRd PUY 3O UINGS 3993 00-00F

0910 54 Z20£1 ¥4 ¥O

FT 2 BHOTC 189W TE.25.68 UaN0S 934SU3 13953 $0°BTET JO SouTIETE.

ut Boesor Aem 30 WETE Aueclios 3¥EiseTE S aa 3o 3% 04E
IOV CENTVIZH ANVEHOD DTHIOVIE YAWYE L4EOKE GNY SSIT

oNTNIOEE 30 aNT0Z
253 2 12 uoraons ores 30 3/1 asveunos sz 30 Krepimoe o 203

54 3> /T aseeuanes sus S0 Atepunoq fafeN aus qite (atrvied

pue o wines 3003 00:005 aur v ooty 163 CEIS M 4c016520

PS50 b/1 8emuanos o3 Jo Tetion SemiatoN sud 30 ONINNIOEE
smotros se peqrisesy Arzernorazed sxoa Bureq

pue cprIOTs *AUNOD YBNOIOGEITTH ‘I6VE TZ SBUEH ‘4an0S 62 dTusuMOE
"Se puv be ‘iz sz SuoTices UT BTkt puet jo Tevxed Y ‘NOILATHOSED
TINNXE KW 30 THOTH ANVANOD DTHIOHTS VAWM

8851 30 az0u

3o SoW3BTP © (92 U0TIO0E 30 /T A0WIMGS S J B/T seewIION

8510 D4 ZZ061 ¥4 ¥O

M3IINTY AYOLVINOIY ANV
ONINIINIONT ‘NOISId ‘SAFAMNS TVYNI4 OL 123rdns
“ATINO $3S0d¥Nd ONINNY'1d ¥OH SI NV 1d SIHL ‘ILON

pres sua 3o Axspunca

ase3 ous wate arresed pus

00°52) UTT AW 3o uBLx PrUs BUOTE ‘N uT5.iTe00 S edum3 (pEOE

a3 Aotany 3o eutT hen 30

s [—

Kueduop 57330973 vduer
203 Aam 30 4BTT SSET WDIAOL4 'A3un0D UNOIoGSTITH /9 1z 9By
wanos 67 dfusuncy 'Lz UOTI®0 3O ¥/T I6EANGS SR 30 2/T 2eed UL

ssunaeTD v soozaNa v/t assmIIoN 903 o 2/ uanos 9 Jo Lwpunca

awe

30 vz0m ‘9300 557 b

Burursaucy BuTUuTEeS o 3UTod U3 03 1983 62-UsL 3O SOUWISTD ©

3 K
3 3 ase
< | .
< = I A oraioeTs L © 3
3 3 g wpraers Aamos
X 8 ; REt i
m o
< g v
D) m S ——— :
SBts 91 03 Kuedog >R<ioet sameL B Aem 3o
H T oot idc S tig ol il et o it B
> |[F I o
X v A wpzota iz as0s
m ® 12 suey wanos sz draouwsos 3¢ Gojases Uy Buted 't toe Srotios se peatissen AT ‘szos Buyeq sacas o1 30 T0¢
m o) Aundiog o7310(8 duel 207 Aen 30 WBTs 5831 141 AeowiaN0S 4L
Lz uoy3085 PrEs 3o v/1 awwEIOS 3 JO T/T
Bun ‘iz uoyiaes 30 b/ AeeeyAON U3 30 /1 ASeNqANS PTES 30 ~
< 3n 1% seouanos sua 30 41 IwOMIINGS UL B o samison o 1 ummrion v PoTiouon SUTE 8 30 SR BUTAT 0000-2+898
m - Spriots “AaunoD WBRoToqeTIR ‘36w 1z sBuve 'umnos s¢ drysusol 0000—80595
~ m N N e "Lz w1109 30 B/T AEIAION 93 JO 5/T IWowANOS 23 jo 37ed 3wUL oo Eoaee
~ S5g £on ane 0000-25198
o m 50 U6t prox 103 2993 00Se 26V o3 ST OFTY HAuedod S7EI39TE
wdarl 303 Ko 30 T SSAT 5/ A9eagis 843 30 2/T HaroN o4 05 on peow s3e3s
c w0 03 om 30 36TE 53T prIOTS ‘Aaunod UENOORSTIIA ‘ased ¢ sBuvE
- QX @ o e s 62 arimines "1z vorioes 30 b/ aeemGAToN a4 30 £/1 9% 41 000052198
188 - - E
o m | . . s S iminos "oz Uo%a0%5 30 %1% Sevodmion Su 30 3/% Avweuanos odL
o awos our o awes re-stc vprota “Aauned dnozoqETITH ‘ased Tz sEuew ‘inos Yo Tauva .
3 S 372 oz sgs 30 570 saw 8 sz rmunos . So5i098 39 31T SeoniRION u_:usw: e £256€ 14 '4IN00
~ 3 M o~ CCa00 5 oot ‘5¢ uoTioss 30 b/t o T3 30 21 UGS e Tmowea QVOH 3iv] SIHOON Crly 'SSIHOQY
ﬁ B xS Y 0 auiod v 03 3003 00-SE 30 99UITP ® <FoazeHs Avpmoq Ganos ous @ 50 200300 IeeSIoN SUs Bursien w0 @ 03 399 7t 059z 30 OTT NS IO AL HINKO
Y ~ —_—
~ :-l.._ 161094 22061 45 O 9510 94 22061 X8 4O 551094 22061 X8 4O ¥510 54 22061 ¥4 4O -NOLLYWHOHNI T1304vd
S [SEENC]
m W
2 |3 A
4
3 X
3
S
=
[}
V/5 59manos o1 0 /5 530S 31
o o pue s o sut () o e o e 0 @)
" it s o o eaaos o s e e S
= e e o o ) e "
S /11500005 0 0/ TS w099 09953 24 i
“ P b o o i
e i1 erms pome gnes R S e o S0 € B s s i LS
o] i e e
i o) 55315 Aopnon 3 1o S
s e oty 18 390 S S 5 HRPANOR 0330159 50 G 9% 069 3 59 12 490 P
@ ok o oft pomianas topnos o s o
S o /1 TS o 1905953 BN s 0 i eSS o e UIeD: 138 POQID DL Sy G S
= 153 wmguon e i Do o 52 s e
N e oo s e e
o e v
M @
1 e o 1 e s o0 e S s sy oo 1o o A 7
ot w 0000-20898
o2/t oL @ 0000-0££98
fvedu peciey BN puE TSI €PUOK B 0010-££198
1 sssasons) Avedio pRoA 301 1500 PIECSEES 512 A 1o- B S5 4/ Eom o L (4 0000-£5198
J— 0000-icLe8
VTR - : LE6S T4 HOVIE SMIAN LN04
; L338LS NIVA 006 'SS340QY
. OT1 “Shaivel AONINT ALISHIAINN HINMO
‘NOILLYWHOLNI 7308 Vd
ST Ssoy 63 cosoz 20 ssn ba soserza |

24-0675



Received April 7, 2025
Development Services

EXHIBIT B

TYPICAL SECTION
C1&C2-2U
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EXHIBIT C

PROPOSED TYPICAL SECTION
TURKEY CREEK ROADWAY
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Transportation Comment Sheet

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)
Road Name Classification Current Conditions Select Future Improvements
o 4 Lanes g'(zrr'islor Preiservation Plin
Z?tzri;rinficllﬁg: —Substandard Road O S:Jsstacrizzsrdnl;z;ilv?:perr;\fements
X Sufficient ROW Width
Other - TBD
5 Lanes [ Corridor Preservation Plan
SRural | B Substandard Roag Substandard Road proverents
I Sufficient ROW Width o
Other — ROW Dedication
[ Corridor Preservation Plan
[ Site Access Improvements
[d Substandard Road Improvements
[ Other
[ Corridor Preservation Plan
[ Site Access Improvements
[ Substandard Road Improvements

SR 60

Turkey Creek Rd.

Choose an item. Lanes
Choose an item. [J Substandard Road
O Sufficient ROW Width

Choose an item. Lanes
Choose an item. OSubstandard Road
CSufficient ROW Width

[J Other
Average Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing 31,988 1,847 3,021
Proposed 42,433 1,917 3,595
Difference (+/-) (+) 10,445 (+) 70 (+) 574

*Trips reported are based on gross external trips unless otherwise noted.

Connectivity and Cross Access [INot applicable for this request

Project Boundary Primary Access Adqlt‘lonal Cross Access Finding
Connectivity/Access
North X Pedestrian & Vehicular None Meets LDC
South None None Meets LDC
East X Pedestrian & Vehicular None Meets LDC
West None None Meets LDC

Notes:

Design Exception/Administrative Variance [INot applicable for this request
Road Name/Nature of Request Type Finding
Turkey Creek Rd./ Substandard Road Design Exception Requested Approvable

Choose an item. Choose an item.

Choose an item. Choose an item.

Choose an item. Choose an item.

Notes:




Transportation Comment Sheet

4.0 Additional Site Information & Agency Comments Summary

Transportation Objections Conditions Additional
P ! Requested Information/Comments
Xl Design Exception/Adm. Variance Requested | [J Yes [IN/A Yes
X Off-Site Improvements Provided No 1 No




Hillsborough County Plan Hillsborough

City-County plenmer@plancomorg
Planning Commission 601 E Kennedy Bivd
18" floor

Tampa, FL, 33602

Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: May 19, 2025 Case Number: PD 24-0675

Report Prepared: May 7, 2025 Folio(s): 86122.0000, 86128.0000, 86131.0000,
86131.5000, 86131.7000, 86132.0000,
86133.0000, 86770.0000, 86121.0000,
86802.0000, 86803.0000, 86808.0000,
86842.0000, 86842.2000

General Location: South of State Road 60, east
of Dover Road and west of Turkey Creek Road

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Energy Innovation Park (0.25 FAR —
commercial/office/lodging/security housing uses;
0.50 FAR —energy uses; 0.75 FAR industrial uses;
3 du/ga of residential allowed in Pocket E only)

Service Area Urban
Community Plan(s) None
Rezoning Request Major Modification to PD 10-0692 to allow

commercial and office uses in Pocket C1, to allow
industrial uses within Pockets G and H1 and to
modify the energy use minimum area from 40%
to 20% based upon the adoption of two text
amendments, HC/CPAs 23-15 + 24-06

Parcel Size +/-2,978.9 acres

Street Functional Classification State Road 60 — State Principal Arterial




Dover Road — County Collector
Turkey Creek Road — County Collector

Commercial Locational Criteria Not applicable

Evacuation Area None

Table 1: COMPARISON OF SURROUNDING PROPERTIES

Future Land Use
Vicini Zoni Existing L
icinity S oning xisting Land Use
L Energy Innovation Park PD 10-0692 Agricultural
Property
Residential-1 + SlngIeAI;arir(\:wllJll\t/:r;IIafant *
. . .
Public/Quasi-Public PD + AS-1+CG + Public/Quasi-
North Residential-4 + Agricultural . o .
ASC-1 + AR Public/Institutions + Multi
Rural 1/5 .
Family
Residential-1 + AS-1, AR, RSC-2, Agricultural +
South Public/Quasi-Public + RSC-3, CG, AS-0.4 + Public/Quasi-
Residential-4 PD Public/Institutions
Agricultural +
Public/Quasi-Public + Public/Quasi-
E AR + AS-1 + AM
ast Residential-1 > Public/Institutions +
Single Family
West Residential-4 + Residential-  PD + ASC-1 + RSC-6 Hz':qg;epgfﬂ'z‘;xﬂf:’;'i .
6 + AS-1+ RSC-3 + CG ATHE
Commercial

Staff Analysis of Goals, Objectives and Policies:

The subject site is located south of State Road 60, east of Dover Road, west of Turkey Creek Road and
north of Durant Road. The site is in the Urban Service Area and it is not located within the limits of a
Community Plan. The applicant is requesting a Major Modification to PD 10-0692 to allow commercial
and office uses in Pocket C1, to allow industrial uses within Pockets G and H1 and to modify the energy
use minimum area from 40% to 20% based upon two recently adopted privately initiated text
amendments, HC/CPA 23-15 and HC/CPA 24-06. Both plan amendments were adopted by the Board of
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County Commissioners at their public hearing on April 10, 2025, and were subsequently sent to the Florida
Department of Commerce for state review. It is anticipated that the adopted text amendments will go
into effect after state review and the 31-day appeal period.

The subject site is in the Urban Service Area, where according to FLUS Objective 1.1, 80 percent of the
county’s growth is to be directed. FLUS Policy 3.1.3 requires all new developments to be compatible with
the surrounding area, noting that “Compatibility does not mean “the same as.” Rather, it refers to the
sensitivity of development proposals in maintaining the character of existing development.” The proposed
development of energy uses, commercial uses, office uses, agricultural uses and industrial uses is
compatible with the surrounding development pattern, which includes residential, agricultural and
public/institutional uses as well as commercial lands.

The site is located within the Energy Innovation Park (EIP) Future Land Use category. This category was
recently changed from Energy Industrial Park to Energy Innovation Park as part of the text amendment
request HC/CPA 24-06. The intent of the EIP category is to designate areas that are potentially suitable
for renewable energy and a mix of other activities. Any rezoning in this category must be to a site plan-
controlled zoning district. The applicant is proposing a Major Modification to Planned Development 10-
0692, which his consistent with this policy direction.

Typical uses in the EIP category include industrial, manufacturing and processing, alternative renewable
energy production, agricultural and residential. Per FLUS Policy 4.16.3: #3, the maximum Floor Area Ratio
(FAR) that may be considered for the site is: 0.25 FAR for commercial, office, lodging/security housing
uses; 0.50 FAR for energy uses; and 0.75 FAR industrial uses. In addition, up to 3 du/ga of residential uses
are allowed in Pocket E only, which is the area to the south of the CXS railroad tracks. It should be noted
that no residential uses are being requested with this Major Modification.

6.85 million square feet (0.24 FAR) of industrial uses is proposed, which is less than the maximum that
may be considered for industrial uses (20.99 million square feet) and is therefore consistent with the FAR
maximums for industrial uses within the EIP category. 500,000 square feet (0.20 FAR) of
commercial/office uses is proposed, which is less than the maximum that may be considered for
commercial/office uses (623,234 square feet), and is therefore consistent with the FAR maximums for
commercial/office uses within the EIP category.

Future Land Use Section (FLUS) Policy 4.16.1 #1 requires that a minimum of 20% of the gross land area
within the EIP category be dedicated to alternative energy production. With the total site acreage of
2,978.9, the applicant is meeting this requirement by providing 2,156.54 acres (72%) of renewable energy
uses (595.6 acres required at a minimum), which is consistent with this policy direction. Per FLUS Policy
4.16.1 #4, industrial uses shall not exceed 30% of the gross land area of the EIP development (893.4 acres
maximum). The applicant is providing 642.77 acres (22%) of industrial development, which is consistent
with this policy direction. FLUS Policy 4.16.1 #7 emphasizes the importance of providing agricultural uses
to strengthen the overall agricultural economy. Agricultural uses are allowable in Pockets D, F, G, H, H1,
E and parts of B and C, which is consistent with this policy direction.

Per FLUS Policy 4.16.3 #2, enhanced buffering is required where the effects of lighting, noise, odors, and
other such factors would adversely affect adjacent land uses. In addition, this policy direction further
states that where adjacent to single family residential uses or zoning outside the EIP, a minimum buffer
greater than that required by the Land Development Code shall be provided. The Hillsborough County
Development Services Department has proposed a Condition of Approval (COA) that would require the
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applicant to meet the policy direction above by providing additional screening and buffering in those
locations where adjacent to residential uses or zoning that are adjacent to the EIP site. The proposed
condition is consistent with this policy direction as well as policy direction under FLUS Objective 3.1 that
relates to compatibility and neighborhood protection. Specifically, FLUS Policy 3.1.2 requires gradual
transitions of intensities and densities between different land uses as new development is proposed and
approved through the use of professional site planning, buffering and screening techniques and the
control of specific land uses. Per FLUS Policy 4.16.5 #1, intensities shall transition from greater intensities
in the north along SR 60 to more agriculture or residential in the south reflecting the adjacent
urban/suburban and rural areas. The EIP development would concentrate the most intensive uses
(commercial and industrial) in the northern area of the property adjacent to State Road 60 while allowing
energy uses and agricultural uses in the central and southern portions of the EIP site, which is consistent
with this policy direction. FLUS Policy 4.16.5 #2 requires direct access to a major arterial roadway (State
Road 60). Other roadways, such as collectors, may also provide access to EIP, as identified in the Planned
Development (PD) zoning. The site plan shows access to State Road 60, which is consistent with this policy
direction.

One proposed modification would allow industrial uses along Turkey Creek Road in Pockets G and H1. The
PD 10-0692 rezoning allowed energy uses in these pockets. To address potential compatibility concerns
along the Turkey Creek Road corridor, the applicant is proposing additional buffering and screening
requirements along Turkey Creek Road that would include a 20-foot buffer along the Turkey Creek Road
frontage adjacent to Pockets G and H1 as well as screening as follows:
e Evergreen plants, at the time of planting, shall be six feet in height and provide an overall screening
opacity of 75 percent; or
e A masonry wall six feet in height and finished on all sides with brick, stone or painted/pigmented
stucco; or
e A solid wooden or PVC fence six feet in height (finished side out).

A berm will also be added in combination with the aforementioned screening to achieve a minimum
height of six feet and 75 percent opacity at the time of installation. The applicant is also proposing to add
a row of evergreen shade trees which are not less than ten feet high at the time of planting, a minimum
of two-inch caliper and are spaced not more than 20 feet apart. The trees are to be planted within ten
feet of the property line as well as lawn, low growing evergreen plants, evergreen ground cover, or rock
mulch covering the balance of the buffer. With these mitigative efforts, the proposed industrial uses along
Turkey Creek Road will blend in better with the surrounding agricultural, rural residential and
public/quasi-public land uses, consistent with FLUS Objective 4.4 and FLUS Policy 4.4.1 relating to
compatibility. Lastly, the applicant is proposing 15% of site be dedicated to open space per FLUS Policy
4.16.5 #4, which requires that open space comprise no less than 15% of the Energy Innovation Park site.

Per FLUS Policy 4.16.5 #3, buffering/screening adjacent to existing residential uses along South Dover
Road and along the southern property boundary must include preservation of existing vegetation and
topographic features. A 200-foot buffer along Dover Road and along the southern project limits in Pocket
E is shown on the site plan with a note indicating that this area includes the existing berm, which is
consistent with this policy direction.

Overall, the request to modify PD 10-0692 is consistent with the newly adopted language in HC/CPA 23-
15 and HC/CPA 24-06 and is consistent with the existing and planned land uses in the area.

Recommendation
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Based upon the above considerations and the following Goals, Objectives and Policies, Planning
Commission staff finds the proposed Major Modification CONSISTENT with the Unincorporated
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development
Services Department.

Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County
Comprehensive Plan Related to the Request:

FUTURE LAND USE SECTION
Urban Service Area

Objective 1.1: Direct at least 80% of new population growth into the USA and adopted Urban expansion
areas through 2045. Building permit activity and other similar measures will be used to evaluate this
objective.

Compatibility

Objective 3.1: New developments should recognize the existing community and be designed in a way that
is compatible (as defined in FLUE Policy 3.1.3) with the established character of the surrounding
neighborhood.

Policies

Policy 3.1.2: Gradual transitions of intensities and densities between different land uses shall be provided
for as new development is proposed and approved through the use of professional site planning, buffering
and screening techniques and control of specific land uses. Screening and buffering used to separate new
development from the existing, lower-density community should be designed in a style compatible with
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and
buffering with berms and landscaping are strongly encouraged.

Policy 3.1.3: Any density increase shall be compatible with existing, proposed or planned surrounding
development. Compatibility is defined as the characteristics of different uses or activities or designs which
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation,
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the
character of existing development.

Objective 4.4: Neighborhood Protection

Enhance and preserve existing neighborhoods and communities. Design neighborhoods which are related
to the predominant character of their surroundings.

Policies

Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned
surrounding development. Development and redevelopment shall be integrated with the adjacent land
uses through:

a) The creation of like uses; and

b) Creation of complementary uses; and
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¢) Mitigation of adverse impacts; and
d) Transportation/pedestrian connections; and
e) Gradual transitions of intensity

Energy Innovation Park

Goal - Provide for an Energy Innovation Park (EIP) Future Land Use Category to meet existing and future
needs for sustainable development including renewable alternative energy, resource recovery, and energy
research in an environmentally responsible and economically feasible manner. The EIP will permit these
non-nuclear uses with a mix of industrial, processing, manufacturing, warehousing, distribution,
educational/institutional, research, retail/commercial/office, utility, agriculture, and residential uses
which encourage sustainable development in a specific geographic location.

Objective 4.16: The EIP permits alternative energy, resource recovery, industrial, processing,
manufacturing, warehousing, distribution, educational/institutional, research, retail/commercial/office,
utility, agriculture, and residential uses that promote sustainable development.

Policy 4.16.1: The EIP shall incorporate renewable alternative energy production and such facilities shall
be constructed first or at the same time as other uses. Renewable alternative energy, resource recovery,
research, educational research, employment, industrial, agricultural, warehouse, distribution, processing,
commercial, institutional, utility uses, retail/commercial, office and residential uses are permitted. More
specifically, uses within the EIP shall meet the following criteria:

1. Minimum of 20 percent of the gross land area within the EIP shall be for alternative energy
production, resource recovery facilities, agriculture, processing, research facilities, and all land
areas needed to support such uses or the manufacture and/or distribution of such technologies
(the “Energy Uses”). Developments with another primary use such as industrial and residential
utilizing rooftop solar or other forms of co-located energy production, including the land areas
needed to support such primary uses, shall count toward this minimum gross land area
requirement for Energy Uses, but the primary use must still comply with any other EIP
requirements for that primary use.

4. Industrial, research, manufacturing, institutional, warehousing, and distribution facilities are
permitted. Such uses shall not exceed 30 percent of the gross land area of the EIP.

5. Retail/commercial and office uses shall not exceed 10 percent of the gross land area.
Retail/commercial uses shall be located in clusters near or at the entries to the project or within
the project rather than in a strip commercial development arrangement. Retail/commercial and
office activities may be freestanding.

7. To promote the development and maintenance of agriculture to strengthen the agricultural
economy, agriculture and aquaculture uses shall be allowed in and encouraged in and around the
EIP.

Policy 4.16.3: Development within the EIP shall conform to the following criteria:

2. Enhanced buffering is required where the effects of lighting, noise, odors, and other such factors
would adversely affect adjacent land uses. Where adjacent to single family residential uses or
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zoning outside the EIP, a minimum buffer greater than that required by the Land Development
Code shall be provided. The width and type shall be determined within the applicable Planned
Development (PD) zoning.

3. The maximum floor area ratio shall not exceed 0.50 for Energy Uses and .75 for industrial,
research, manufacturing, institutional, warehousing and distribution facilities. Retail/commercial
and office uses shall not exceed a 0.25 FAR.

Policy 4.16.5: The EIP land use designation is only allowed within Sections 26, 27, 28, 33, 34, and 35
Township 29, and Range 21, which is within the Urban Service Area, and which shall provide the following
site-specific features:

1. Intensities shall transition from greater intensities in the north along SR 60 to more agriculture
or residential in the south reflecting the adjacent urban/suburban and rural areas.

2. There shall be direct access to a major arterial roadway (SR 60). Other roadways, such as
collectors, may also provide access to EIP, as identified in the Planned Development (PD) zoning.

3. Buffering/screening adjacent to existing residential uses along South Dover Road and along the
southern property boundary shall include preservation of existing vegetation and topographic

features (or as may be required or modified by any applicable reviewing agencies).

4. Open space may include agriculture, buffers, and wetlands but shall not be less than 15% of the
total project area.

7. Any resource recovery facilities including biomass facilities shall be located north of the existing
CSX railroad tracks.
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