PD Modification Application: MM 22-1639
Zoning Hearing Master Date: June 20, 2023

Hillsborough
County Florida

BOCC Land Use Meeting Date: August 8, 2023

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Masonic Park and Youth Camp, Inc.
FLU A/R (Agricultural Rural — 1 DU per ‘
Category: 5 acres)

L5
Service Area:  Rural oo o
Site Acreage:  199.91 -
Community Little Manatee South and South
Plan Area: Shore Areawide Systems 2
Overlay: None

Introduction Summary

PD 91-0174 was approved in 1991 to allow the property located at the east corner of 301 and Willow Road intersection
for the development of a youth camp and RV park with 36 RV spaces. The applicant is requesting a modification to
allow an increase from 36 RV spaces to 120 RV spaces.

Existing Approval(s) Proposed Modification(s)
Site development to allow a youth camp and 36 Site development to allow a youth camp and 120 RV
Recreational Vehicle (RV) spaces. spaces.

Additional Information

LDC 6.06.04 — Off-Street Vehicular Use Area Buffer

PD Variation(s)
None
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 22-1639
ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

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

The subject property is located along the south side of S US Highway 301 (US 301) and the east side of Willow Road
in the Little Manatee South Community Plan Area. The abutting US 301 right-of-way to the north is 182 feet wide and
is currently constructed as a 2-lane undivided highway with a posted speed limit of 60 mph. The uses to the North of
US 301 include Little Manatee River State Park, the Little Manatee Springs Mobile Home Park and an outdoor recreation
with lodging establishment. The Little Manatee River State Park property is zoned AR (Agricultural Rural). The Canoe
Outpost — Little Manatee River and Mobile Home Park are zoned PD. The adjoining property located at the southeast
corner of U 301 and Willow Road is zoned CG (Commercial General) and is developed for retail use.

The Willow Road Right-of-Way to the west is 66 feet wide and constructed as a 2-lane County Collector Road with a
posted speed limit of 30 mph. The properties to the west of Willow Road are zoned CG and AS-1 (Agricultural, Single-
Family). Uses along the west side of Willow Road include an auto repair business, communications tower, vacant land,
open storage, and an outdoor recreation facility.

The adjoining property to the south is zoned AR and is vacant land owned by the County.

The properties opposite of the Little Manatee River to the East include an undeveloped PD that is approved for up to
42 single-family dwellings and vacant lands zoned AR.

The eastern portion of the subject property is developed for campground use. Other uses in the immediate vicinity
include the Beth-El Farmworker Ministry, vacant lands, and single family residential on properties zoned AS-1.
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APPLICATION NUMBER: MM 22-1639

ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023

Case Reviewer: Sam Ball

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

A/R (Agricultural Rural) — 1 DU per 5 acres

Maximum Density/F.A.R.

1 dwelling units per 5 gross acres (du/ga) / 0.25 FAR

Typical Uses

Farms, ranches, feed lots, residential uses, rural scale neighborhood
commercial uses, offices, industrial uses related to agricultural uses, and

mining related activities.
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APPLICATION NUMBER: MM 22-1639
ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map
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Adjacent Zonings and Uses

Location Zoning Ma>f|mum Dens!ty/F.A.R.. Allowable Use Existing Use
Permitted by Zoning District
1du/5 ga , Little Manatee River State
AR EAR: NA Agriculture and related Park
PD 91-0175 6 mobile home or RV lots per Mobile home or RV park Mobile home park
North acre
1 RV Space per acre of RV paddle craft rental,
designated area, 6 Cabins camping, picnic, RV .
PD 17-0576 (3,046 SF combined parking, cabin rental, and Campground and lodging
maximum), 1,424 SF of Office with accessory dwelling
1 du/ga . Undeveloped, County
South AR EAR: NA Agriculture and related owned
1du/5 ga .
AR EAR: NA Agriculture and related Undeveloped
East 1 du/ga
PD 14-0974 EAR: NA Single-family residential Undeveloped
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APPLICATION NUMBER: MM 22-1639

ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball
Adjacent Zonings and Uses - Continued
0 du/ga . . .
West CG EAR: 0.27 Retail and service Retail
1 du/ga Hotel, sit-down restaurant,
West PD 05-0214 EAR.:0.50 and as-1 uses Undeveloped
West CG 0 du/ga Retail and service Automotive Repair
FAR: 0.27 P
0 du/ga . . Wireless Communications
West CG EAR: 0.27 Retail and service Facility
1du/ga Agriculture and single- Open storage and
West AS-1 F.A.R.: NA family warehouse
1du/ga Agriculture and single- .
West AS-1 EAR.: NA family Outdoor recreation
1 du/ga Agriculture and single-
West AS-1 EAR: NA family Undeveloped
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APPLICATION NUMBER:

MM 22-1639

ZHM HEARING DATE:

BOCC LUM MEETING DATE:

JUNE 20, 2023
August 8, 2023

Case Reviewer: Sam Ball

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 22-1639

ZHM HEARING DATE:
BOCC LUM MEETING DATE:

JUNE 20, 2023
August 8, 2023

Case Reviewer: Sam Ball

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 22-1639
ZHM HEARING DATE: JUNE 20, 2023

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
FDOT O Corridor Preservation Plan
Principal 2 Lanes O Site A |
33" Street SE ArItnCI_pT [ISubstandard Road 0 Slteb tccejs ;n:rO\C/jelments .
rterial - ubstandard Road Improvements
Xsufficient ROW Width P
Rural O Other

Project Trip Generation [INot applicable for this request

Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing Unknow (See Report) Unknown (See Report) Unknown (See Report)
Proposed 490 (est.) 38 49
Difference (+/-) -Unknown Unknown Unknown

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

Connectivity and Cross Access [ INot applicable for this request

) . Additional ..
Project Boundary Primary Access Connectivity/Access Cross Access Finding
North X Vehicular & None Meets LDC
Pedestrian

South None None Meets LDC
East None None Meets LDC
West None None Meets LDC
Notes:

Design Exception/Administrative Variance Not applicable for this request

Road Name/Nature of Request Type Finding
Choose an item. Choose an item.
Choose an item. Choose an item.
Notes:

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY

INFORMATION/REVIEWING AGENCY

. Comments . Conditions Additional
Environmental: . Objections .
Received Requested | Information/Comments
Environmental Protection Commission L ves L Yes Yes EPC Approval needed
No No I No on revised plans
Natural Resources o Yes L Yes > Yes
0 No No 0 No
Yes Oy Yes
Conservation & Environ. Lands Mgmt. es
0 No X No 0 No
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APPLICATION NUMBER: MM 22-1639

ZHM HEARING DATE:
BOCC LUM MEETING DATE:

JUNE 20, 2023
August 8, 2023

Case Reviewer: Sam Ball

Check if Applicable:
X Wetlands/Other Surface Waters

[ Use of Environmentally Sensitive Land
Credit

] Wellhead Protection Area

[ Potable Water Wellfield Protection Area
] Significant Wildlife Habitat

[J Coastal High Hazard Area

O Urban/Suburban/Rural Scenic Corridor
[J Adjacent to ELAPP property

[ Surface Water Resource Protection Area  [J Other
. A Comments Conditions Additional
Public Facilities: jecti
Received GRS Requested | Information/Comments
Transportation
X
[ Design Exc./Adm. Variance Requested ) Yes L Yes Yes
i . L No No O No
[ Off-site Improvements Provided
Service Area/ Water & Wastewater
OUrban [ City of Tampa 3 Yes D Ves L Ves
) I No X No No
XRural L] City of Temple Terrace
Hillsborough County School Board
Adequate CIK-5 C6-8 [09-12 XN/A | 2 Yes Dl Yes L1 Yes
X No X No X No
Inadequate CJ K-5 [J6-8 [19-12 XIN/A
Impact/Mobility Fees:
RV campsites (Per 1,000 s.f.)
Mobility: $1,607*84 = $134,988
Park: $1,327*%84 =5111,468
Fire: S 299*84=S 25,116
Combrehensive Plan: Comments Findines Conditions Additional
P : Received & Requested | Information/Comments
Planning Commission
[0 Meets Locational Criteria ~ XIN/A Yes O Inconsistent | [ Yes
[ Locational Criteria Waiver Requested O No Consistent No
O Minimum Density Met N/A
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APPLICATION NUMBER: MM 22-1639

ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

5.0 IMPLEMENTATION RECOMMENDATIONS
5.1 Compatibility

Based on the amount of existing dense natural vegetation that would serve as the required perimeter buffering and
screening, which would effectively seclude the RV use from the public right-of-way and neighboring properties, staff
supports the proposed variation from LDC Section 6.06.04 for off-street vehicular use areas buffering and screening
requirements.

Based on the proposed site configuration and the adjacent zonings and uses, which include a significant amount of
recreational use, identified within this report, staff finds the proposed modification to PD 91-0174 compatible with the
existing zoning districts and development pattern in the area.

5.2 Recommendation

Based on the above considerations, staff recommends approval of the request, subject to conditions.
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APPLICATION NUMBER: MM 22-1639

ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

6.0 PROPOSED CONDITIONS

Prior to site plan certification, applicant shall revise the site plan to:

e Correct the site plan note 7 to display the correct existing uses. Staff notes that there were no restrictions on
campground size under the 91-0174 PD approval. Staff also notes that there zoning conditions showed only 24 RV
spaces were permitted.

e Correct site plan note 8 to display the correct proposed uses relative to the campground use. Reference above PD
conditions.

e Delete note 11. Staff notes that the entire PD is within the modification area, and as such this note is confusing.
Allowable location of the 120 RV units has been addressed via zoning condition.

e Modify note 1 under “PD Plan Notes” to change the word “FOR” to substitute the word “SERVING”.

e Modify note 3 under “PD Plan Notes” to add “—see conditions of zoning approval for proposed access restrictions”
to the end of the statement. Alternatively, delete note 3 — staff believes these items are address under notes 6 and 7.

e Replace note § with a statement reading “External sidewalks may be provided if required pursuant to Sec. 6.03.02 and
the County Engineer’s Sidewalk Protocol. Internal sidewalks will be provided in accordance with Sec. 6.03.02 of the
LDC”. Staff notes that the County Engineer’s Sidewalk Protocol will govern implementation of external sidewalks
within the rural services area.

e Modify note 9 to add at the end “See zoning conditions and applicable LDC sections for required
standards/improvements.”

e Add a new note stating, “Internal vehicular circulation paths are conceptual, and may be
redesigned/relocated/reconfigured during the site/construction plan review process.”

e Modify the note reading “Emergency Vehicle Access Only” to instead stated “Gated Emergency Vehicle Access
Only”.

request, subject to the conditions listed below, is based on the general site plan submitted May 31, 2023.

1. The maximum density must not exceed the land use plan category (RR-P A/R) for any new development.

2. The following existing uses shall be permitted on-site and—any—expansion—or—intensification—thereof—must—meet
Licabl Lations:

a. All legally permitted principal and accessory RV park activities, youth camp, buildings or structures existing or
occurring on the subject parcel on September 11, 1991. Evidence of such uses, activities, structures, may be
provided by aerial or ground photographs; affidavits from one or more persons; receipts; business documents,

deeds, and permits.

b. The parkproject totaling 204 199.91 acres, is limited to the-eriginally-approved36 a 120 single-unit RV spaees
park and_a youth camp_consisting of a maximum of 63 campsites with a maximum capacity of 163 campers.

ac. New development, together with any uses or site development which was not legally permitted on or before
September 11, 1991 shall meet-the-applicableresulationsinthe Zoning Codeas-amendedbe permitted through

the site/construction plan review process and brought into conformance with applicable Hillsborough County
Land Development Code (LDC), Transportation Technical Manual and other applicable standards. Regardless of

the above, portions of the site which may have been previously constructed prior to the above date or legally
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APPLICATION NUMBER: MM 22-1639

ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

permitted and constructed thereafter (subject to the above verification), but which are being affected by new
development or development which was not properly permitted (e.g. the driveway into the proposed project) shall
be brought into conformance with all applicant current rules and regulations. Concurrent with the next increment
of development, the developer shall submit documentation showing which portions of the site existed prior to the
above date and which portions were legally permitted after the above date

b-d. All AS-1 zoning district uses shall be permitted including youth camp.

e-¢. Management units, Recreational areas and structures, Service buildings and structures, including boat docks, and
ramps for use by-park-patrens-enbyovernight guests of the campground or RV Park.

€f. Accessory uses and structures which are customarily accessory and clearly incidental to the recreational vehicle
park, and youth camp subject to the Zoning Code, as amended.

g. Convenience establishments which are of a commercial nature, including food stores, snack bars, coin-operated
laundry, may be allowed in the park. These uses shall be located.-and designed and permitted to serve only patrens

eftheparkovernight guests of the campground or RV Park and shall present no visible signs from any area outside
the park.

e-h. Recreational vehicle park and youth camp shall not be open to the general public, but shall be for the use of the
membership organizations and their guests.

i. Consistent with LDC requirements, in calculating the allowable density/intensity of the uses listed within 2.c.,
above, 120 ac. of project area were utilized to obtain the RV Park density, and the remaining 79.9 ac. were utilized
to_obtain the allowable maximum campground density of 159 campers. The restriction of a maximum of 63
campsites is not an LDC restriction, but rather was necessary to ensure the project did not exceed the 50-trip
threshold by which a transportation analysis would be required. Notwithstanding the above, while many of the
project structures and amenities are shared between the RV Park and camp uses, the physical placement of the
RV units shall be restricted to the 16 ac. RV Park area shown on the PD site plan.

£]. Notwithstanding anything herein these conditions or on the PD site plan to the contrary, development and use of
the property shall be limited to that which does not exceed 50 peak hour trips.

3. o 3 3 Wy 3 »Rd-The project shall be limited to and
served bv one (1) vehicular access connection to US 301 and one (1) emergency access to Willow Rd. The emergency
access shall be gated and locked with a Knox Box or similar system acceptable to the Fire Marshall.

4.

5. Recreational vehicles or similar vehicles placed-en-site-forgreaterthan180-conseeutive-days-shall comply with the

Flood-Damage-Control- OrdinanceregulationsLDC Section 6.11.110 — Mobile Home Parks and Recreational Vehicle
Parks.

7:6. All on-site conservation/preservation area(s) shall be preserved unless a mitigation plan is approved by the
Environmental Protection Commission and submitted to the Development Review Services Department prior to Site
Development Plan approval.
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APPLICATION NUMBER: MM 22-1639

ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

&-7. All new structures and/or impervious areas on-site shall be set back a minimum of thirty/fifty (30/50) feet from the
boundaries of the on-site conservation/preservation and any adjacent conservation/preservation contiguous to any

property boundary of the srte except as spe01ﬁcally approved b%t-he—haﬂd%keraﬁeﬂ—aﬂd—baﬂdseapmg#aﬂ&ﬂee

9.8. During construction, hay bales or other erosion-prevention control devices shall be staked with the setback areas
around each wetland to prevent soil erosion into the wetlands.

40:9.  Prior to Site Development Plan approval the hydroperiods of wetland shall be established by the County
Environmental Protection Commission, and maintained during and after construction. This is required early so that
the natural hydroperiod elevations will be incorporated into the drainage plans.

+10. For new development and RV spaces over 24, the drainage plans and calculations shall be submitted to the
Hillsborough County Environmental Protection Commission (EPC) through Hillsborough County theDevelopment
Review Departiment. Prior to Site Development Plan approval, the owner shall submit to EPC a copy of the Southwest
Florida Water Management District Stormwater Permit or Exemption for the project.

+2:11. For new development, the owner shall provide illumination sufficient to provide safe public ingress and egress.
Such access points shall be visible at night from a distance of two hundred (200) feet in all directions which vehicles
travel. Lighting shall be positioned to minimize the impacts on adjacent properties.

43-12. New development shall be in accordance with all applicable regulations and ordinances, including applicable
subdivision and Site Development Regulations.

14. Notwithstanding anything on the site plan to the contrary, bicycle/pedestrian access shall be permitted anywhere along
the PD boundaries.

+6-15. Parking shall be provided in accordance with Sec. 6.05 of the Hillsborough County LDC.

16. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the Environmental
Protection Commission of Hillsborough County (EPC) approvals/permits necessary for the development as proposed

will be issued, does not itself serve to justify any impact to wetlands, and does not grant any implied or vested right
to environmental approvals.

17. 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 to the EPC Wetlands rule detailed in Chapter 1-11, Rules
of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to accomplish reasonable use of the
subject property.

18. 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
Hillsborough County Land Development Code (LDC).
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APPLICATION NUMBER: MM 22-1639

ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

19. 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 appropriate

regulatory agencies.

20. Existing vegetation to credit for Type A screening may need to be supplemented with additional plant material if the
opacity falls below 75%.

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

22. 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 Development Code’s Site Development or Subdivision process. Essential Wildlife
Habitat as defined by the LDC must be addressed, if applicable, in consideration with the overall boundaries of this

rezoning request.
23. The requested modification identifies potential development within 100 feet of the Little Manatee River. No

disturbance to native trees measuring 5” DBH and larger within this area is to occur unless justified in accordance to
the provisions of Section 4.01.06.A.6 of the Land Development Code.

24. An evaluation of the property identified the potential existence of significant wildlife habitat as delineated on the
Hillsborough County Significant Wildlife Habitat Map. The potential for upland significant wildlife habitat within the
boundaries of the proposed application shall require the preliminary plans submitted through the Land Development
Code’s Site Development process to identify its existence by type (mesic or xeric) and location and how the Land

Development Code preservation provision for upland significant wildlife habitat will be addressed.

25. The planting of required trees shall be sensitive to overhead electric utility lines. Trees that exceed a mature, overall
height of 20 feet shall not be planted within 30 feet of an existing or proposed overhead electric utility line.

26. Wetlands or other surface waters are considered Environmentally Sensitive Areas and are subject to Conservation
Area and Preservation Area setbacks. A minimum setback must be maintained around these areas which shall be
designated on all future plan submittals. Only items explicitly stated in the condition of approval or items allowed per
the LDC may be placed within the wetland setback. Proposed land alterations are restricted within the wetland setback
areas.

27. Approval of this petition by Hillsborough County does not constitute a guarantee that Natural Resources
approvals/permits necessary for the development as proposed will be issued, does not itself serve to justify any impacts
to trees, natural plant communities or wildlife habitat, and does not grant any implied or vested right to environmental

approvals.
28. The construction and location of any proposed environmental impacts are not approved by this correspondence but

shall be reviewed by Natural Resources staff through the site and subdivision development plan process pursuant to
the Land Development Code.

20:29. If the notes and/or graphic on the site plan are in conflict with specific zoning conditions and/or the Land
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.

30. The subject application is adjacent to the Upper Little Manatee River Preserve. Per LDC 4.01.11, compatibility of the
development with the preserve will be ensured with a compatibility plan that addresses issues related to the
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APPLICATION NUMBER: MM 22-1639

ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

development such as. but not necessarily limited to, access, prescribed fire, and landscaping. The compatibility plan
shall be proposed by the developer, reviewed and approved by the Conservation and Environmental Lands
Management Department, and shall be required as a condition of granting a Natural Resources Permit.

2131, If the site is required or otherwise allowed to connect to the potable water and/or wastewater systems, there will
be offsite improvements required that extend beyond a connection to the closest location with existing infrastructure.
These points-of-connection will have to be determined at time of application of service as additional analysis will be
required to make the final determination. (The subject site is located outside of the Hillsborough County Urban Service
Area, therefore water and/or wastewater service is not generally allowed.)

22:32. 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 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.

Zoning Administrator Sign Off:

J.Brian Grady
Tue Jun 132023 08226:40

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 be issued, 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

7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS

17552991v1
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APPLICATION NUMBER: MM 22-1639
ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

8.0 SITE PLANS (FULL)

8.1 Approved Site Plan (Full)
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APPLICATION NUMBER: MM 22-1639
ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

8.0 SITE PLANS (FULL)

8.2 Proposed Site Plan (Full)

Page 17 of 18



6€91-2C

Q& OL NOIVISVA ¥ SISINO3Y ¥£10-16 Od OL NOUYOIIGON 03S040¥d 3HL L

:1S3NO3H NOLLVIHVA

AL WO ONISIKT = == ‘S53093/SSUONI . QIO AINNCO 35N QVILNZQIS3Y INVOWA 35N !
HOVELIS ONVUIM  — — — — — — P~ pup|}am syisjo jo T4V AQNLS . o0 £20F xouddo m(ZN.ﬁM / ,\Wﬂmmb.%w !
RIONNOR ALONA ASLO  —— — — —— Kiopunoq sjowixoiddo v. \anis oSt N \oooo-zooeso 0oz \
INEAIAVS 20 3003 ONUSXE  — — — — — — b
ANONIOR AV O_L1Bh  — —  ___ AYMINNO WNIINI ONUSHG o oo 35 +oDQ}8 PUDFOM OF. %ﬁﬂzmww__@muou\, WANLYN ' NOILIANOO Q009 ‘LTVHdSY
e | OIS TN MRA e o anosoanvo s 1" ‘ ONINIVLZY ONNONOHYO G3QINGND “INV] OML
ON_L33AS s — e vy Sneamon oo || | Ad ONOTY ¥34ANG G GINIVINVA % GINMO HONOHOBSTIIH
[ EDEN - N 04 W01 \ L
"SOYYANYLS ONINII¥OS ANV ONIHI4NG ¥ IdAL 40 N3M NI NOLVIIOIA - \
ONV AdONVO 231 FANIVA ONISIX3 3HL NVISY TIM AL¥3dOdd s
z<|_& JHL HOIHM NI 300D ININJOTIAIA ONVT ANNOD HONOHOBSTIIH AINO_SS3Q0V.
3HL 40 90°90'9 NOLLO3S NI QFTVI3A SININIYINOIY ¥34dNg IHL JIMH3A AONIOYINI
|
PN
3 !

SR -
e
ATNO S3SONd TYNOILYAHOSNI ¥04 NMOHS SHLAIM IN3WIAVA ONILSIX3 6 g\.t"w,ww% aww%o\
R g A
"L ONIMVEQD 007 3HL 40 Z0°'€0'9 O3S HLIM s 7 a?vw)w
SONVONOOOY NI U3QIAO¥d 38 TIM SYIVMIGIS TYNM3LX3 OWV VNEEINI ‘8 Tty
w03 sunisumsres was. A0 |
. N
s QINVINW ATELVARG ONY O31VO 38V SAYM3INNQ L03r0Nd L ONINIIOS
©10 0% aosze | S — Y3¥v Sp3INY3QT ¥04 NOILVIIOIA
Pbr s OL F18V1300Y FOIAI0 HVINIS O XOB XONM ¥ JANTONI TI SSI00V VHNLYN ONINIVLIS
Q4 MOTIM Q3Lv9 3HL “AINO 35N AONIDN3WZ ¥04 38 OL SS300V ANNOYIJAVI AY
T e O] G MOTIM NV NO NMOHS SY NWH3¥ OL SINIOJ SS300V ONISIX3 ‘9

ONOTV ¥344n8 .S

HY_ A8 NMwEQ

NoN 78 GINSIS30 S3LIS TOOHOS ¥0 SONY1 v OIENd 03 Q3SOJONd SYAW ON 'S
CIVATRERT 001 3HL 40 60'S0°9 "03S HLM INALSISNOO 38
65122 ISA ATHL "03MIND3¥ 4 030N0Nd 38 TIM SALMIOVA LSNvL onand v

— #£10-16 Od ¥04
“ON_10JrO¥d | N¥1d c TYNI9IMO_3HL NO NMOHS ATIVNIOINO SVM SS300¥ HOV3 "avod
o oon ] VOTIM OL NOILOINNOO SS3O0V G3IV9 'ONISKA N¥ ONV LOS AVMHOIH
Td “NVANON "D MIHLIVA SN OL NOLLOINNOO SSIOOV G3L¥O ‘ONILSIXI NV SVH ALYIdONd FHL '€
€20 31vg

AON397 WNOLLIGSIEN® F18VOMddy
Y3HLO ANV ONV 3000 INZNO3A30 ONY1 AINNOD HONOYOBSTIH 3HL
40 SININFMINDIN FHL OL WHOINOO LSNA LNA “ANVANNOE AL¥3ONd
IHL NIHLM 3YIHMANY 031007 38 N¥D JdNLONEISVAANI dILVMANOLS

FANLONMISVHANI HILYMANOLS FMINDI AYA SININFAOHAMI LS 3dNInd 2

SQMVONVLS $007 JHL 40 8'0LL'LL'9 "03S HLM ATdWOD TIVHS VSV AQNLS ,0SL
3SN SAvd AY 3HL 04 SAYMGVON ‘C3LvD 38 AVW ONV Q3NIVLNIVA
ANV Q3INMO AT3LVARM 38 TUM SAVMOYOY/SAYMIANG TWNNIINI "L

‘S3LON NV1d ad

& 3NN sz 350

007 3HL HLM JONVAOOOV NI GINIVINIVA S48 ONY QINGISTd z-u imy
38 ISNW SONY1I3M 3HL V34 NOUYOIJON 3HL 40 ¥3N¥00 v3yy ao-ces, S 202
NM3LSVIHLNOS 3HL NI G3LYO0T ONYILIM ONUSIX3 N¥ S| JM3HL sehny3T M L 3

SV3YV ALISNIS ATIVINZWNONIAN S 1

V3YY AGNIS 103r0¥d 05} NIHLIM ¥O V3dY
103r0dd NI S3LS TWOIS0103HOEY ¥O SYAVAONY] OROLSIH Q3LYNOISIA
ON “S3I4VONNOE 1303Vd NIHLM S3I008 d3L¥M 30VA—NYA NMONM ON
"318¥07ddv 1ON 39v43A00 ONIGTING ANV HLOIM /3ZIS 10T WNWININ

V3NV NOILO3LONd QT3I4TIIM ¥3LyM 318VI0d NIHLM LON “¥3dv
NOILO3L0¥d 30¥N0S3Y ¥3L¥M 30V4YNS NIHLM LON ‘v34¥ NOILO3LO¥d

P
\ g
o
7 e MHVd INOH FUEON 3SN
] - ]
Sti0-is 00307
N o60%sec5 onos

o
=
=315
=9 1o
> = > J0UN0STH AVIHTIIM NIHLM 1ON ‘INOZ TviDIdS v NIHLM LON "I PUDROM S)SO jO
c [=) o o ] QYYZYH HOIH TYISYOO NIHLIM LON ‘LOMISIO AV143A0 NV NIHLIM LON Kiopunoq sjpwixoiddo.
= = ‘001400 OINFDS 10E SN FHL SNOW Q3001 SI 103r0¥d Il
o SNOISNIOX3 % SNOILVAYIS3Y
> 5[ = fronpe Y !
-n 3 = WALSAS QT3LNIVEQ/D1LE3S w203 s i !
- O o JUVAG ‘ONILSIXE NV A8 Q3QIACY 38 TIIM 30IAN3S ARVLNVS “TI3M 0000912600 0104
V AVAMA ‘ONIISIXT NV A8 03AIAONd 38 TTIM JDIANIS T18vI0d "TIIM
w — < ANV DILd3S S3ZNILN ANV ¥3dV 30IA¥3S TvanNy NIHLIM S| 103royd %
w = O 30IIS ALMLLN EL
a O c |
% = 5 MOVEL3S S (HLNOS) ALY3dO¥d IN3OVRQY |
- HOval3s Sz (15v3) QvO¥ MOTIIM
o INNOESdAVD Ad
> SHOVELIS ONIQING 2]
= SIS AMOSSIOOV ONY el TTOIHIA TYNOLLVZHORS |
,,,,, SS300V ¥VINJIHIA TINd
o W3V NOILYOIJIGON NIHLIM S3SN Q3LLAYIS L1 |
L LHOGH ONITING. WAIXYW
Q3N ATIVOROLSIH SY NP3 OL ‘S3vA 3215 107 AY NS .
OV/SLNN S9°L= OV LE'66L/SLINN 0ZL ALISNIA WNAIXYIN \ O
S30¥dS AY Ozl S30VdS AY WNWIXYW - mn\kuvﬁm X R . |
%08 SNOINZCAI NNAIXYI 8090~ L2460 0M03 - fomieieiene . Ipubpam sysyo jo
szo ¥vd e el ; Kiopunoq ejpuwixoiddo
45 eSS Y34 ONIGTING ONILSIE !
S30¥ 91 VA ONNOMIINYO B Ry ; ) :
| | TNNOEOIAYD 78 . . N SN0 ISPt : EINO ALIN0D ~ vowh 350
il VAWV NOLYOMIGON NIHIM SINEW3WIND3Y INncorzmda o] © = 0 o ' [
m =] ; RV ML VONOM AT VYL FYNLWN = e s X o000-sas28h 0104
725 [2) 8002/82/8 Q3LVQ 'HOBY0OLSOZ) VW Q00T VA3 .
EES No NO Q31030 SV 3V, # X, INOZ Q004 NHLM S3N Al¥3coud SiL [ 24940 .
88523 [ml :3NOZ 0074 6 Nooaltio _MAI.VA 3 \ . B e O ROt S
£iz24 (M| i salio AN\ ; G N T
LEE ms (s3ovds ozt) 0 ek :
g gk p — R P SST1 40 JHON STHOV 1'661 ONINVINOD.
gdy w YA AN % (SIHOV 01) SONNONSYO 35N 0350d0dd 8 |, s o =] P A3 JEN UL SHL 40 ARIISIH ONKT
i et TR Hasvh|——= g 'VOINOTS ANNOD HONOYOBSTII ISY3 07 30NV HLNOS. -
& [ (30ves 98) = s P 2¢ dHSNMOL 0% NOWOZS 30 % WS 3HL 40 Lavel AVHL
- N 38N INUSIXZ L — s N i
ms v A ® (SIHOV 01) SNNOHOIYO 4050-51 Gaai0s SIA8 I TILN SHL 40 ARISIH ONKY
ols0-222610 0104 vao: 03 HBNONGHS Tk 15v3 07 39N Hunos
2 HINCS J3UYNVA FILIN % 3HOHS HINOS V3V ONINNYVIG "9 o » 7 FSNHOL OF HOS3S 50 2N 3H S0 Lavd SHeu =
e I TN U1 341 0 KIS
2 /Y 3SN ANV 38NLNE S NOLLy =722
H . .o
- v210-16 0d ONINOZ ALYIdONd ¥ e e s 7 NOILYOO1
Wvass-awoss -sous mavg  S31LIT1L0 ",
m OV £°7¢ ‘3OVINOY ONVILIM TVIOL [ e s ?MZ,&:._:,% ! " WUNZQIS3H LWWOWA 35N 193rodd
OV 16'661 13OVIHOV TVIOL s -
M OV L¥'ST ‘0000—LZL6L0 0009-91£6L0 :0M04
M 2V 62°9% ‘0000-92.620 UOLS - IS4 A - INONLINSIAGNS 301430 T
OV GL'BGL :0000-886/50 3OVEHOV % S¥IBWON 003 '€ . lrfismgnx A 1008 350
. — — . <Ll suso-st &3t ,
ONI ‘dW¥D HLNOA GNV Xvd OINOSWA HINMO ALYIIONd T 4030 Mriev vt srnsy A 7 g 5 oivo-esaLS0 onod s
EY ey ' 4 00T 0 Lo < PUB|joM " 8)isjyo- - - -] 10Vl ONIMOTION JHi SSTT GvON MOTIM 40 ATHIISV3 p
sesez 1 o . N, so-oopunoa = | oL ST Sl ST B ¢
10£ SN 05081 SS3M0aY WS L - .,.,.,.Vo&%o% N AV ayowixouddo. .=+ i-| 26 dHSNMOL 5z NOIL3S 40 % 38 L 40 Lavd VL £
—_— o R SESST S DRSO AT IUAGS A SgRSS g
PN AN3931 v210°16 Gd TVNIDIHO B < B Do NOLLdIHOS3d V531 i
—

saoiag Jualidojanag
6202 L€ AeI paneosy




APPLICATION NUMBER: MM 22-1639

ZHM HEARING DATE: JUNE 20, 2023
BOCC LUM MEETING DATE:  August 8, 2023 Case Reviewer: Sam Ball

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

TO: ZONING TECHNICIAN, Development Services DATE: 6/11/2023
REVIEWER: James Ratliff, AICP, PTP, Principal Planner AGENCY/DEPT: Transportation
COMMUNITY PLAN/ SECTOR: LMS/South PETITION NO: MM 22-1639

[ ]
[ ]
[ ]

This agency has no comments.

This agency has no objection.

This agency has no objection, subject to listed or attached conditions.

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

NEW AND REVISED CONDITIONS OF APPROVAL

Revised Conditions

2. The following existing uses shall be permitted on-site and any expansion or intensification thereof must
meet applicable regulations.

a.

a:b.

All legally permitted principal and accessory RV park activities, youth camp, buildings or
structures existing or occurring on the subject parcel on September 11, 1991. Evidence of such
uses, activities, structures, may be provided by aerial or ground photographs; affidavits from one
or more persons; receipts; business documents, deeds, and permits.

Concurrent with the next increment of development, the developer shall submit documentation

showing which portions of the site existed prior to the above date and which portions were legally
permitted after the above date.

c. The parkproject, totaling 204-199.91 acres, is limited to a 36-120 single-unit RV spaees-park and

a youth camp consisting of a maximum of 63 campsites with a maximum of 163 campers.

b-d. New development, together with any uses or site development which was not legally permitted on

or before September 11, 1991 shall the-meet-the-applicable regulationsinthe Zoning-Code;as

amendedbe permitted through the site/construction plan review process and brought into
conformance with applicable Hillsborough County Land Development Code (LDC),
Transportation Technical Manual and other applicable standards. Regardless of the above,
portions of the site which may have been previously constructed prior to the above date or legally
permitted and constructed thereafter (subject to the above verification), but which are being
affected by new development or development which was not properly permitted (e.g. the
driveway into the proposed project) shall be brought into conformance with all applicant current
rules and regulations.

e-c. All AS-1 zoning district uses shall be permitted, including youth camp.

&f. Management units, Recreation areas and structures, Service buildings and structures, including

boat docks, and ramps for use by park-patrens-entyovernight guests of the campground or RV
Park.

e-g. Accessory uses and structures which are customarily accessory and clearly incidental to the

recreational vehicle park, and youth camp subject to the Zoning Code, as amended.



£h. Convenience establishments which are of a commercial nature, including food stores, snack bars,
coin-operated laundry, may be allowed in the park. These uses shall be located, -and-designed

and permitted to serve only overnight guests of the campground or RV Parkpatrens-efthe-park
and shall present no visible signs from any area outside the park.

1. Recreational vehicle park and youth camp shall not be open to the general public, but shall be for

the use of the membership organizations and their guests.

g+]. Consistent with LDC requirements, in calculating the allowable density/intensity of the uses
listed within 2.c., above, 120 ac. of project area were utilized to obtain the RV Park density, and
the remaining 79.9 ac. were utilized to obtain the allowable maximum campground density of 159
campers. The restriction of a maximum of 63 campsites is not an LDC restriction, but rather was
necessary to ensure the project did not exceed the 50-trip threshold by which a transportation
analysis would be required. Notwithstanding the above, while many of the project structures and
amenities are shared between the RV Park and camp uses, the physical placement of the RV units
shall be restricted to the 16 ac. RV Park area shown on the PD site plan.

k. Notwithstanding anything herein these conditions or on the PD site plan to the contrary,
development and use of the property shall be limited to that which does not exceed 50 peak hour

trips.

[Staff is recommending these changes to comply with portions of the applicant’s request. The applicant proposed
strikethrough of certain portions of this condition that required them to provide evidence that certain structures
were legally permitted together with any expansion of intensification of the project. Subsequent to the previous
zoning conformance action (i.e. 91-0174) it appears that the applicant expanded the project without obtaining the
proper permits and approvals. Many (and possibly all) of these elements illegally constructed (for example
internal driveways) do not meet County standards. The applicant previously sought a variety of
waivers/variations in an attempt to “‘grandfather” those portions of the development. Staff raised a number of
issues and concerns which were never formally responded to; however, the applicant subsequently withdrew its
requests for those waivers, however, they (perhaps in error) maintained strikethrough of certain related
language. Regardless, staff cannot support a project which seeks to potentially grandfather improperly
constructed items within site. As such, staff is proposing a series of supportable changes which require the
applicant to obtain approval for anything not properly grandfathered, constructed or permitted after the above
referenced date). The above uses were also adjusted after working with zoning staff and the applicant’s
transportation representative to ensure that the proposed uses accurately reflect the traffic letter in the record
(which indicates that no study was required because the project is generates fewer than 50 peak hour trips).

3. The project shall be limited to and served by one (1) vehicular access connection to US 301 and one (1)
emergency access to Willow Rd. The emergency access shall be gated and locked with a Knox Box or

similar system acceptable to the Fire Marshall AH-existingaeceess-points-shall-be-permitted-on US301+-and
Sl

[Staff'is recommending these changes, together with new conditions separately addressing pedestrian access, to
reflect the project’s proposed access plan).

4. RV Park uses shall comply with LDC Sec. 6.11.110 and other applicable standards and regulations.
Campground uses shall comply with LDC Sec. 6.11.20 and other applicable standards
regulations.k i ehi HH i e ite eate :

ball Iv-with-the Flood I . L Ordi '




[Staff is recommending these changes to reflect new or amended rules which have subsequently been adopted
relative to length of stay and other requirements governing the proposed uses. Given the intensification of the
site, it is appropriate to update these conditions to regulate activity based on these new rules.]

New Conditions
1. Notwithstanding anything on the site plan to the contrary, bicycle/pedestrian access shall be permitted
anywhere along the PD boundaries.

2. Parking shall be provided in accordance with Sec. 6.05 of the Hillsborough County LDC.

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

o Correct the site plan note 7 to display the correct existing uses. Staff notes that there were no
restrictions on campground size under the 91-0174 PD approval. Staff also notes that there
zoning conditions showed only 24 RV spaces were permitted.

o Correct site plan note 8 to display the correct proposed uses relative to the campground use.
Reference above PD conditions.

o Delete note 11. Staff notes that the entire PD is within the modification area, and as such this
note is confusing. Allowable location of the 120 RV units has been addressed via zoning
condition.

o Modify note 1 under “PD Plan Notes” to change the word “FOR” to substitute the word
“SERVING”.

o Modify note 3 under “PD Plan Notes” to add “—see conditions of zoning approval for proposed
access restrictions” to the end of the statement. Alternatively, delete note 3 — staff believes these
items are address under notes 6 and 7.

o Replace note 8 with a statement reading “External sidewalks may be provided if required
pursuant to Sec. 6.03.02 and the County Engineer’s Sidewalk Protocol. Internal sidewalks will be
provided in accordance with Sec. 6.03.02 of the LDC”. Staff notes that the County Engineer’s
Sidewalk Protocol will govern implementation of external sidewalks within the rural services
area.

o Modify note 9 to add at the end “See zoning conditions and applicable LDC sections for required
standards/improvements.”

o Add a new note stating, “Internal vehicular circulation paths are conceptual, and may be
redesigned/relocated/reconfigured during the site/construction plan review process.”

o Modify the note reading “Emergency Vehicle Access Only” to instead stated “Gated Emergency
Vehicle Access Only”.

PROJECT OVERVIEW & TRIP GENERATION

The applicant is requesting a Major Modification (MM) to previously approved PD 91-0174, which was a zoning
conformance approval granting approval for certain uses on site as noted in the zoning conditions. The applicant
is seeking to modify the zoning to expand the RV Park portion of the site to a maximum of 120 units. As such,
the applicant is having to commit to a corresponding decrease in the potential campground use portion of the site,
due to applicable density/intensity regulations. The applicant is also proposing to change access configuration,
such that all vehicular access will occur to/from US 301. FDOT reviewed the site and determined that no access
modifications or site access improvements are needed to support these two uses and the proposed access
configuration.

The applicant had initially proposed a strikethrough of certain portions of existing conditions that required them
to provide evidence that certain structures were legally permitted together with any expansion of intensification of
the project. Subsequent to the previous zoning conformance action (i.e. 91-0174) it appears that the applicant
expanded the project without obtaining the proper permits and approvals. Many (and possibly all) of these



elements illegally constructed (for example internal driveways) do not meet County standards. The applicant
previously sought a variety of waivers/variations in an attempt to “grandfather” those portions of the
development.

Staff raised a number of issues and concerns relating to ADA accessibility, internal driveway compliance, etc.
which were never formally responded to; however, the applicant subsequently withdrew its requests for those
waivers; however, they (perhaps in error) maintained strikethrough of certain related language. Regardless, staff
cannot support a project which seeks to potentially grandfather improperly constructed items within site. As such,
staff is proposing a series of supportable changes which require the applicant to obtain approval for anything not
properly grandfathered, constructed or permitted after the above referenced date). The above uses were also
adjusted after working with zoning staff and the applicant’s transportation representative to ensure that the
proposed uses accurately reflect the traffic letter in the record (which indicates that no study was required because
the project is generates fewer than 50 peak hour trips).

As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a trip
generation letter indicating that the project generates fewer than 50 peak hour trips, and therefore no traffic
analysis was required to support the proposed zoning modification. It would be extremely difficult, if not
impossible, for staff to prepare an accurate comparison of the difference in the trip generation potentially between
the existing zoning and proposed zonings, given that the lack of specificity in the zoning conformance approval as
to specific amount of campsites which were approved, a lack of data in the record about what amount and type of
existed on September 11, 1991, and differences in the ways density/intensity for such uses were calculated
between the original zoning conformance approval and today, etc.

Instead, staff has prepared a summary, utilizing data from the 11™ Edition of the Institute of Transportation
Engineer’s Trip Generation Manual, showing the worst-case trip generation impacts of the proposed use, as based
on the proposed development changes and conditions of zoning approval.

Proposed Zoning:
. 24 Hour Two- AM Peak Hour PM Peak Hour
Land Use/Size Way Volume Enter Exit Enter Exit
120 Unit RV Park (ITE LUC 416) 320 (est.) 9 16 21 11
Campground with max. of 63 campsites
(ITEPEU C 416) p 170 (est.) 5 8 11 6
Total: 490 (est.) 38 49

EXISTING AND PROPOSED TRANSPORTATION INFRASTRUCTURE SERVING THE SITE

US 301 is a 2-lane, undivided, principal arterial roadway owned and maintained by the Florida Department of
Transportation (FDOT). The roadway is characterized by +/- 12-foot wide travel lanes in average condition. The
roadway lies within a +/- 180-foot-wide right-of-way in the vicinity of the proposed project. There are no
sidewalk present along US 301 in the vicinity of the proposed project. There are +/- 4-foot wide bicycle facilities
(on paved shoulders) present on both sides of US 301 in the vicinity of the proposed project.

SITE ACCESS/ SITE CIRCULATION
Vehicular access to the site is proposed from US 301 via a single access connection. A gated emergency access is
proposed to Willow Rd.

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION
LOS Information for the adjacent roadway segment is shown below.




LOS

Peak Hour

Roadway From To Directional
Standard LOS
US 301 Manatee | gp 674 D C
County Line

Source: Hillsborough County 2020 Level of Service Report




Transportation Comment Sheet

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
[ Corridor Preservation Plan
FDOT Principal 2 Lanes [ Site Access Improvements
rincipa
us 301 P [ISubstandard Road P

Arterial - Rural [ Substandard Road Improvements

[ Other
[ Corridor Preservation Plan

X Sufficient ROW Width

Choose an item. Lanes

[ Substandard Road
O Sufficient ROW Width

. ) [ Site Access Improvements
ChOOSC an item.
[ Substandard Road Improvements
[ Other

[ Corridor Preservation Plan

Choose an item. Lanes

[ Substandard Road
O Sufficient ROW Width

. . [ Site Access Improvements
Choose an item.

[ Substandard Road Improvements
[ Other

[ Corridor Preservation Plan

Choose an item. Lanes
OSubstandard Road
OSufficient ROW Width

. . [ Site Access Improvements
Choose an item.
[ Substandard Road Improvements

O Other

Project Trip Generation [1Not applicable for this request

Average Annual Daily Trips

A.M. Peak Hour Trips

P.M. Peak Hour Trips

Existing Unknown (See Report) Unknown (See Report) Unknown (See Report)
Proposed 490 (est.) 38 49
Difference (+/-) Unknown Unknown Unknown

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

Connectivity and Cross Access [1Not applicable for this request

Project Boundary Primary Access Adc.llt.lonal Cross Access Finding
Connectivity/Access
North X Vehicular & Pedestrian None Meets LDC
South None None Meets LDC
East None None Meets LDC
West None None Meets LDC
Notes:

Design Exception/Administrative Variance XNot applicable for this request

Road Name/Nature of Request Finding

Choose an item.

Type
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
[ Design Exception/Adm. Variance Requested | [J Yes [IN/A Yes
[ Off-Site Improvements Provided No 1 No
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Plan Hillsborough
planhillsborough.org
planner@plancom.org
813 — 272 - 5940

601 E Kennedy Blvd
18" floor

Tampa, FL, 33602

Hillsborough County

City-County

Unincorporated Hillsborough County Rezoning

Hearing Date:
June 20, 2023

Report Prepared:
June 8, 2023

Petition: MM 22-1639
18050 US Highway 301 South

South of US Highway 301 South, east of Willow
Road

Summary Data:

Comprehensive Plan Finding

CONSISTENT

Adopted Future Land Use

Agricultural/Rural - 1/5 (1 du/5 ga; 0.25 FAR)

Service Area

Rural

Community Plan

Little Manatee South, Southshore Areawide
Systems

Rezoning Request

Major modification to Planned Development (PD
91-0174) to increase the number of RV spaces
from 36 to 120 at Masonic Park and Youth Camp

Parcel Size (Approx.)

199.9 +/- acres

Street Functional
Classification

US Highway 301 South — State Principal Arterial
Willow Road — County Collector

Locational Criteria

N/A

Evacuation Area

A /B, D, E



http://www.planhillsborough.org/
mailto:planner@plancom.org

Context

o The subject site is located south of US Highway 301 South and east of Willow Road on
approximately 199.9 acres.

e The site is in the Rural Area and within the limits of the Little Manatee South and
Southshore Areawide Systems Community Plans.

e The site has a Future Land Use designation of Agricultural/Rural - 1/5 (AR-1/5), which
allows for consideration of up to 1 dwelling unit per 5 gross acres and a maximum Floor
Area Ratio (FAR) of 0.25. Typical uses in the AR-1/5 include farms, ranches, feed lots,
residential uses, rural scale neighborhood commercial uses, offices, industrial uses
related to agricultural uses, and mining related activities. Non-residential uses shall meet
established locational criteria for specific land use.

e The subject site is surrounded by several designations. Residential-1 (RES-1) is located
to the north, southeast and southwest. To the north, northwest, east and south is
designated Natural Preservation (N). Further northeast is designated Wimauma Village
Residential-2 (WVR-2). Surrounding uses include the Little Manatee River and County
owned conservation land to the east, agricultural land, a mobile home park, single family
residential, and some light commercial.

e The subject site is zoned Planned Development (PD 91-0174) and classified as Masonic
Park and Youth Camp. In the general vicinity, the site is surrounded by PD zoning,
Agricultural Rural (AR) zoning, and Agricultural, Single-Family (AS-1) zoning. There are a
few parcels of Commercial General (CG) zoning to the west of the subject site.

e There are approximately 32.3 acres of wetlands on the subject site.

e The applicant requests a Major modification to Planned Development (PD 91-0174) to
increase the number of RV spaces from 36 to 120 at Masonic Park and Youth Camp.

Compliance with Comprehensive Plan:
The following Goals, Objectives and Policies apply to this rezoning request and are used as a
basis for a consistency finding.

Future Land Use Element
Rural Area

Objective 4: The Rural Area will provide areas for long term, agricultural uses and large lot, low
density rural residential uses which can exist without the threat of urban or suburban
encroachment, with the goal that no more than 20% of all population growth within the County will
occur in the Rural Area.

Policy 4.1: Rural Area Densities Within rural areas, densities shown on the Future Land Use
Map will be no higher than 1 du/5 ga unless located within an area identified with a higher density
land use category on the Future Land Use Map as a suburban enclave, planned village, a Planned
Development pursuant to the PEC % category, or rural community which will carry higher
densities.



Land Use Categories

Objective 8: The Future Land Use Map will include Land Use Categories which outline the
maximum level of intensity or density and range of permitted land uses allowed and planned for
an area. A table of the land use categories and description of each category can be found in
Appendix A.

Policy 8.1: The character of each land use category is defined by building type, residential
density, functional use, and the physical composition of the land. The integration of these factors
sets the general atmosphere and character of each land use category. Each category has a
range of potentially permissible uses which are not exhaustive, but are intended to be illustrative
of the character of uses permitted within the land use designation. Not all of those potential uses
are routinely acceptable anywhere within that land use category.

Relationship to Land Development Regulations

Objective 9: All existing and future land development regulations shall be made consistent with
the Comprehensive Plan, and all development approvals shall be consistent with those
development regulations as per the timeframe provided for within Chapter 163, Florida Statutes.
Whenever feasible and consistent with Comprehensive Plan policies, land development
regulations shall be designed to provide flexible, alternative solutions to problems.

Policy 9.1: Each land use plan category shall have a set of zoning districts that may be permitted
within that land use plan category, and development shall not be approved for zoning that is
inconsistent with the plan.

Policy 9.2: Developments must meet or exceed the requirements of all land development
regulations as established and adopted by Hillsborough County, the state of Florida and the
federal government unless such requirements have been previously waived by those
governmental bodies.

Environmental Considerations

Objective 13: New development and redevelopment shall not adversely impact environmentally
sensitive areas and other significant natural systems as described and required within the
Conservation and Aquifer Recharge Element and the Coastal Management Element of the
Comprehensive Plan.

Policy 13.3: Environmentally Sensitive Land Credit
Density and FAR calculations for properties that include wetlands will comply with the following
calculations and requirements for determining density/intensity credits.
« Wetlands are considered to be the following:
o Conservation and preservation areas as defined in the Conservation and
Aquifer Recharge Element
o Man-made water bodies as defined (including borrow pits).
. If wetlands are less than 25% of the acreage of the site, density and intensity is
calculated based on:
o Entire project acreage multiplied by Maximum intensity/density for the Future
Land Use Category
. If wetlands are 25% or greater of the acreage of the site, density and intensity is
calculated based on:



o Upland acreage of the site multiplied by 1.25 = Acreage available to calculate
density/intensity based on

o That acreage is then multiplied by the Maximum Intensity/Density of the Future
Land Use Category

Neighborhood/Community Development

Objective 16: Neighborhood Protection — The neighborhood is the functional unit of community
development. There is a need to protect existing, neighborhoods and communities and those
that will emerge in the future. To preserve, protect, and enhance neighborhoods and communities,
all new development must conform to the following policies.

Policy 16.2: Gradual transitions of intensities 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.

Policy 16.3: Development and redevelopment shall be integrated with the adjacent land uses
through:

a) the creation of like uses; or

b) creation of complementary uses; or

¢) mitigation of adverse impacts; and

d) transportation/pedestrian connections

Policy 16.5: Development of higher intensity non-residential land uses that are adjacent to
established neighborhoods shall be restricted to collectors and arterials and to locations external
to established and developing neighborhoods.

Objective 17: Neighborhood and Community Serving Uses Certain non-residential land uses,
including but not limited to residential support uses and public facilities, shall be allowed within
residential neighborhoods to directly serve the population. These uses shall be located and
designed in a manner to be compatible to the surrounding residential development pattern.

Policy 17.7: New development and redevelopment must mitigate the adverse noise, visual, odor
and vibration impacts created by that development upon all adjacent land uses.

Community Design Component (CDC)

5.0 NEIGHBORHOOD LEVEL DESIGN
5.1 COMPATIBILITY

OBJECTIVE 12-1: New developments should recognize the existing community and be designed
in a way that is compatible with the established character of the surrounding neighborhood.

Policy 12-1.4: Compatibility may be achieved through the utilization of site design techniques
including but not limited to transitions in uses, buffering, setbacks, open space and graduated
height restrictions, to affect elements such as height, scale, mass and bulk of structures,
pedestrian or vehicular traffic, circulation, access and parking impacts, landscaping, lighting,
noise, odor and architecture.



Livable Communities Element:
Little Manatee South

Goal 1 Community Character
Strategies: Community Design

The goal of the Little Manatee South Community Plan is to preserve and enhance the sense of
place, space and privacy currently enjoyed by its residents. To this end, the Community desires
to ensure that new development protects the community’s environmental assets, maintains
community character, and is compatible with existing neighborhoods. In order to preserve these
desirable characteristics of the area the Community Plan encourages:

¢ Any new development should be respectful of existing natural preservation areas, creeks,
bayous, scenic vistas and/or public spaces. Incentives should be provided in the Land
Development Code to encourage provision of additional buffers (above current minimum
code requirements) and other environmental enhancements (e.g., establishment of
wildlife corridors, of environmental areas through removal of nuisance species and
planting of native species, provision of public open space, establishment of water quality
monitoring programs).

e To encourage new development to provide for the protection and enhancement of wildlife
corridors, incentives in the form of increased densities as provided for in this community
plan should be provided for enhancements beyond existing levels through a table of
performance standards. These are to be determined in the Land Development Code.

Goal 2 Protect Environmental Areas
Strategies

Long term planning is critical for this area so as to avoid piecemeal, unplanned development
which will result in the loss of the community’s character. The community’s character includes
natural preservation and conservation areas; rivers, creeks, bayous and wetland systems; and
open vistas. These include:

Little Manatee River

All development will recognize and support the following environment features identified on the
Concept Map:

Wildlife Corridors

Natural Preservation Land

Parks (Heritage Park, Little Manatee River State Recreation Area, etc.)

ELAPP, SWIM (Rock Pond), and other Conservation Area

Little Manatee River and its identification as a Blueways Paddle Tralil

Goal 5 Economic Development
Strategies

To promote economic growth and support ecologically based recreation, commercial fishing, and
ecotourism opportunities the following will be undertaken:



Ecotourism:

Support wildlife observation, photography, boating access to the Gulf of Mexico and Little
Manatee River, (canoeing/kayaking, hiking, fishing, hiking, bicycling, horseback riding, and
camping) as defining by Eco-Tourism Objective 27 and Policies 27.1 and 27.2 of the Future Land
Use Element.

Development Patterns:
¢ Preserve and enhance open space and incorporate into new development as appropriate,
¢ Retain and preserve natural amenities,
¢ Allow for new development in character with existing Little Manatee South Community.

Southshore Areawide Systems

Cultural/Historic Objective
The community desires to:
2. Utilize the environmental features of SouthShore as assets that attract tourism to the area.
Promote the development of ecotourism opportunities for both economic and educational benefit.
o Promote ecotourism that respects and draws upon the natural environment. Recognize
ecotourism opportunities within publicly owned lands by improving public access and
parking within SouthShore. Improve citizen awareness of public access to County owned
lands within SouthShore.

Economic Development Objective

The community desires to pursue economic development activities in the following areas:
3. Tourism

a. Ecotourism — Capitalize on this expanding industry.

Recreation and Open Space Section

Objective 1.4: Provide diverse recreational programming opportunities that reflect community
needs for all ages and abilities, facilitate athletic and outdoor activities, promote the overall health
of the community, and support tourism while prioritizing programming and activities for residents.

Policy 1.4.7: Expand ecotourism in Hillsborough County. Promote, as a Destination Site, the
Tampa Bay Wilderness Area as an interconnected network of conservation parks and preserves
with adequate public access.

Policy 1.4.8: Focus on future programming for wilderness area Destination Sites, including
enrichment and educational programs centered on environmental education, ecotourism,
adventure sports, fithess activities, historical/cultural programs, special events, and rentals.

Staff Analysis of Goals Objectives and Policies:

The subject site is located south of US Highway 301 South and east of Willow Road on
approximately 199.9 acres. The site is in the Rural Area and within the limits of the Little
Manatee South and Southshore Areawide Systems Community Plans. The applicant
requests a Major Modification to Planned Development (PD 91-0174) to increase the
number of RV spaces from 36 to 120 at Masonic Park and Youth Camp. Surrounding uses
include the Little Manatee River and County owned conservation land to the east,
agricultural land, amobile home park, single family residential, and some light commercial.



The subject site is in the Rural Area, which is intended for long term, agricultural uses and
large lot, low density rural residential uses which can exist without the threat of urban or
suburban encroachment. Furthermore, the site is in the Residential-1 Future Land Use
category which is intended for rural residential uses, rural scale neighborhood commercial,
office and multipurpose projects when locational criteriais met. The applicant is proposing
to expand the number of RV spaces in an existing park, which consistent with the rural
character intended for the Rural Area and typical uses found in the RES-1 Future Land Use
category. The conversion rate for RV’s is 1 RV per gross acre of land, therefore the
maximum number of RV’s that could be considered on the site is 199. The proposed 120
RV’s is well below the maximum possible. Also, wetlands make up less than 25% of the
site’s acreage. Therefore, the proposal is consistent with Objective 8, Policy 8.1 and Policy
13.3 of the Future Land Use Element (FLUE).

The proposed rezoning meets the intent of Objective 16 and associated policies relating
to neighborhood protection. The applicant is requesting a variation from the Type A
buffering and screening requirement. The request is to utilize the existing mature tree
canopy and vegetation along Willow Road in place of a new buffer. The subject site is
surrounded by existing recreational uses on site, conservation land, some light
commercial uses, and some single family residential uses. The existing vegetation and
conservation land on and surrounding the site acts as a buffer from the surrounding uses.
Furthermore, main access to the site is located off of US Highway 301 and emergency
access is limited to Willow Road, which will restrict traffic from the single family
neighborhoods to the west. At the time of filing this report, there were no Transportation
Department comments on the site plan dated May 31, 2023 and therefore not considered
during this analysis.

Objective 12-1 and Policy 12-1.4 of the Community Design Component (CDC) discuss how
new development shall be compatible with the established character of the surrounding
area. The development pattern near this area is US Highway 301 South is rural in nature
and mainly characterized by agricultural and conservation land, a mobile home park,
single family residential, and some light commercial uses. The nature of the proposed
rezoning is consistent with this policy direction.

The subject site meets the intent of the Little Manatee South and Southshore Areawide
Systems Community Plans as recreational programming, preservation of natural areas and
tourism are identified as goals. The proposed improvements to the RV area will expand
the opportunity for ecotourism and further the goals outlined in the Community Plans.

The proposal is consistent with Objective 4 and Policies 1.4.7 and 1.4.8 of the Recreation
and Open Space Section. The increase in RV spaces promotes ecotourism in the County
and allows for the continuation of programming in Masonic Park and Youth Camp.

Overall, staff finds that the proposed Major Modification would allow for development that
is consistent with the Rural Area and supports the vision of the Community Plan areas.
The proposed modification would allow for development that is consistent with the Goals,
Objectives, and Policies of the Unincorporated Hillsborough County Comprehensive Plan.

Recommendation

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