PD Modification Application: PD-MM 24-0300
Zoning Hearing Master Date: July 22, 2024

Hillsborough
County Florida

sm

BOCC Land Use Meeting Date: September 10, 2024

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Lifestyle Communities, LTD.

FLU Category: UMU-20 and CMU-12

Service Area: Urban

Site Acreage: 137.09

Community South Shore Areawide Systems and
Plan Area: Apollo Beach
Overlay: None

Introduction Summary

The applicant is requesting modification to of PD 86-0154 to reconfigure the general site plan and modify the
development entitlements that would result in a decrease in the amount of general/regional commercial and office
uses and allow for up to 930 residential dwellings as a new permitted use. The application includes provisions to
consolidate Tracts 1a, 1a-1, 1b, and 15 into a single tract, Tract 1. The subject property is located within the Southbend
Development of Regional Impact (DRI) #145, which is being petitioned for modification under DRI DO 24-0376 to
enable the proposed entitlements.

Existing Approvals Proposed Modifications

1,000,000 SF of General/Regional Commercial 750,000 SF of General/Regional Commercial

490,120 SF of Office 15,000 SF of Office

930 Residential dwellings consisting of multi-family with up to 100
platted townhome lots

0 Residential Dwellings

PD Tracts 1a, 1a-1, 1b, and 15 have designated

PD Tracts 1a, 1a-1, 1b, and 15 would be consolidated into Tract 1.
areas on the development plan.

Additional Information

PD Variations None Requested as part of this application

LDC, Section 6.11.106.C.7.a: Parking Lot Design

Remove condition that a maximum of four-fifths of the minimum
parking spaces required by this Code shall be located in the
functional front yard. All parking spaces in excess of the above
shall be located in the functional side and/or rear yards.

Waivers to the Land Development Code:

Planning Commission Recommendation: Development Services Recommendation:
Consistent Approvable, subject to proposed conditions
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APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE: JULY 22, 2024
BOCC LUM MEETING DATE:  SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL

2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Hillsborough
County Florida

VICINITY MAP
MM 24-0300

Folio: 51521.0210, 51523.0100,
51523.0150
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Context of Surrounding Area:
The property is located at the southwest corner of the Interstate-75 and Big Bend Road intersection. that varies in
width from 348 feet to approximately 2,000 feet.
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APPLICATION NUMBER:

MM 24-0300

ZHM HEARING DATE:

BOCC LUM MEETING DATE:

JULY 22, 2024
SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL

2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map

HILLSBOROUGH COUNTY
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Subject Site Future
Land Use Category

UMU-20 (Urban Mixed Use)
CMU-12 (Community Mixed Use)

UMU-20: 20 DU per GA/FAR: 1.0

Maximum
Density/FAR CMU-12: 12 DU per GA/FAR: 0.5
UMU-20: residential, regional scale commercia such as a mall, office and business park,
research corporate park, light industrial, multi-purpose and clustered residential, and mixed
Typical Uses use at appropriate locations.

CMU-12: residential, community scale retail commercial, office, research corporate park,
light industrial multi-purpose, clustered residential, and mixed use at appropriate locations.
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APPLICATION NUMBER: MM 24-0300
ZHM HEARING DATE: JULY 22, 2024
BOCC LUM MEETING DATE:  SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL

2.0 LAND USE MAP SET AND SUMMARY DATA
2.3 Immediate Area Map
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County rlorida
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Adjacent Zonings and Uses

Maximum
Density/FAR.
Permitted by Zoning
Location Zoning District Allowable Use: Existing Use
1 DU per 5 GA/FAR: . . . Eisenhower Middle School,
North AR NA Agriculture, Single-Family East Bay High School.
2D A/FAR:
South PD 86-0154 3.2DU p;;G / Residential Residential, Single-Family
1D A/FAR:
AR U perNE;G / Agriculture, Single-Family Undeveloped
Fast 1 DU per 5 GA/FAR: Interstate (I-75) Right-of
AR NA Agriculture, Single-Family Way
| General Commercial, Neighborhood . . . .
West PD 86-0154 3.2 DU per GA/FAR: Commercial, Hotel, Office, Multi- Residential, Single-Family
0.3 . . . Attached and Undeveloped
Family, Townhouse, Residential
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APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE:

BOCC LUM MEETING DATE:

JULY 22, 2024
SEPTEMBER 10, 2024

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 24-0300

ZHM HEARING DATE:
BOCC LUM MEETING DATE:

JULY 22, 2024
SEPTEMBER 10, 2024

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 24-0300

ZHM HEARING DATE: JULY 22, 2024

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

Adjoining Roadways (check if applicable) — Modification Area Only

Road Name Classification Current Conditions Select Future Improvements
County 4 Lanes [ Corridor Preservation Plan
. Site Access Improvements
Big Bend Rd. Arterial - X Substandard Road P
o . [ Substandard Road Improvements
Rural OSufficient ROW Width .
Other — County CIP Project
County [ Corridor Preservation Plan
Collector — 2 Lanes Site Access Improvements
Covington Garden Dr. Substandard Road
Urban and . . Substandard Road Improvements
Sufficient ROW Width T
Rural Other — Developer Widening

Project Trip Generation (Modification Area Only) [ INot applicable for this request

Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing 37,640 1,445 3,655
Proposed 33,973 1,053 3,032
Difference (+/-) (-) 3,667 (-) 392 (-) 623

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

Connectivity and Cross Access (Modification Area Only) [ INot applicable for this request

Additional
Project Boundary Primary Access Connectivity/Access Cross Access Finding
Vehicular &
North X ehicu ? None Meets LDC
Pedestrian
South None None Meets LDC
East None None Meets LDC
West X Vehicular & None Meets LDC
Pedestrian

Notes:

Design Exception/Administrative Variance [INot applicable for this request

Road Name/Nature of Request Type Finding
Administrative Variance
Big Bend Rd./ A F Throat Depth Appr I
ig Ben / Access roat Dep Requested pprovable
Covington Garden Dr./ Substandard Road Design Exception Requested Approvable
Certain Internal Project Roadways/ . .
Alternative Typical Section Design Exception Requested Approvable

Notes:
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APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE:
BOCC LUM MEETING DATE:

JULY 22, 2024
SEPTEMBER 10, 2024

CASE REVIEWER: SAM BALL

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY

INFORMATION/REVIEWING AGENCY

Environmental: Comments Objections Conditions Additional
Received Requested | Information/Comments
. . . Yes ] Yes Yes
Environmental Protection Commission

0 No No 0 No
Environmental Services Division Yes L Yes [ ves
0 No No No
Natural Resources Yes L Yes ves
I No No I No
. . Yes ] Yes ] Yes
Conservation & Environ. Lands Mgmt. O No No No

Check if Applicable:
Wetlands/Other Surface Waters

[] Use of Environmentally Sensitive Land
Credit

] Wellhead Protection Area

[ Potable Water Wellfield Protection Area
[] Significant Wildlife Habitat
[ Coastal High Hazard Area

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

Inadequate X K-5 XI6-8 [19-12 [IN/A

LI Surface Water Resource Protection Area  [] Other
. i Comments Conditions Additional
Public Facilities: jecti
Received Ol Requested | Information/Comments
Transportation
Design Exc./Adm. Variance Requested Yes L Yes ves
_ . O No No O No
Off-site Improvements Provided
Service Area/ Water & Wastewater
XUrban [ City of Tampa Yes L'Yes [ Yes
) 0 No No No
CIRural ] City of Temple Terrace
Hillsborough County School Board
Adequate [IK-5 06-8 X9-12 [CIN/A ves L Yes [ Ves
I No 1 No I No

Impact/Mobility Fees

Development will be subject to Impact and/or Mobility Fees, the amount will be determined upon further review of

0 Minimum Density Met N/A

project.
Comprehensive Plan: Comments Findines Conditions Additional
P ’ Received g Requested | Information/Comments
Planning Commission
[0 Meets Locational Criteria ~ XIN/A Yes O Inconsistent | [ Yes
[] Locational Criteria Waiver Requested I No Consistent No
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APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE: JULY 22, 2024
BOCC LUM MEETING DATE:  SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL

5.0 IMPLEMENTATION RECOMMENDATIONS

5.1 Compatibility

The proposed site plan configuration places the non-residential uses north of the neighboring residential uses to the
west and south of the property. The proposed multi-family use in the southern portion of the property would be required
to have a 65-foot setback from the southern property line for buildings up to 45 feet tall and a 100-foot setback for
multi-family structures with heights in excess of 45 feet up to the 62-foot multi-family maximum height. The multi-family
use would also be separated from the residential properties to the south by a 30-foot-wide buffer Type B buffer that
would include a 3-foot-high berm, 6-foot PVC fence and the requirement that the plantings would be placed on the
outside of the fence. Conversely, if the 2:1 setback increase were applied, the minimum setbacks would be 70 feet for
the 45-foot-tall buildings and 104 feet for the 62-foot-tall buildings. Staff finds that the buffer enhancements justify the
4 to 5-foot setback width reduction. The multi-family buildings would also be subject to architectural standards that
would be compatible with Traditional Neighborhood Design principles. These standards address massing, building styles,
and architectural enhancements such as front stoops, porches, terraces, bay windows, and balconies. In addition to the
design concept requirements, the light fixtures located within Multi-Family South would be limited to 18 feet tall.

Based on the locations of the residential adjacent zonings in relation to the locations of the proposed uses within the
proposed site configuration as well as the proposed multi-family design concept, staff finds the proposed modification
compatible with the existing zoning districts and development pattern in the area.

5.2 Recommendation

Staff finds that the integration and interconnectivity of mixed uses is sufficient justification to support a waiver from the
LDC requirement, Section 6.11.106.C.7.a, that a maximum of four-fifths of the minimum parking spaces required by this
Code shall be located in the functional front yard, and that all parking spaces in excess of the above shall be located in
the functional side and/or rear yards.

Based on the above considerations, staff recommends approval, subject to conditions.
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APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE: JULY 22, 2024
BOCC LUM MEETING DATE:  SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL

6.0 PROPOSED CONDITIONS

Prior to PD certification, the developer shall revise the site plan as follows:

1.

Remove the note located immediately underneath the legend on sheet 2 of 3. Additionally, the developer shall
remove related site note 8 on the same sheet which states “Location of access drives are conceptual and subject
to access management requirements.”

Delete note 9. Staff has proposed a PD condition addressing this issue.

Revise the site plan to label each project access and adjacent roadway segment as in the markup provided below.
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Approval - Approval of the request, subject to the conditions listed, is based on the revised general site plan submitted
December21,2020May 17, 2024 -

Conditions 1.2, 1.3 and 2 through 39 shall apply to all development tracts except Tract 1.

1

The development of the Southbend project shall proceed in strict accordance with the Development Order for
the Development of Regional Impact, DRI #145, as amended, the General Development Plan, the land use
conditions contained herein, and all applicable rules, regulations, and ordinances of Hillsborough County.
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APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE: JULY 22, 2024
BOCC LUM MEETING DATE:  SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL

Approval is based upon the General Development Plan receivedreceived-BDecember21,2020; and all data
shown, defined, described, noted, referenced and listed thereon.

11  All of the Single Family Residential entitlements in Phase 1 were owned and developed by NNP-
Southbend Il, LLC. All of the non-Single Family in Phase 1 and all of Phase 2B entitlements are currently
owned by Bayview Properties, Ltd., LLLP. All of the Phase 2A entitlements are currently owned by NRI
Equity Tampa, LLC.

12 In order to track project development in accordance with the DRI Equivalency Matrix (trade-off
mechanism), a tracking table shall be submitted with each Preliminary Plan or Preliminary Plat
submitted for each portion of project development.

13 Each tracking table shall show the following by Phase: (1) the approved amount of development
[number and type of residential units or square feet], (2) the amount of development [number and
type of residential units or square feet] having previously received Preliminary Plan or Preliminary Plat
approval, (3) the amount of development proposed by the Preliminary Plan or Preliminary Plat for the
subject portion of the project, (4) the remaining development entitlements, by type of development,
after Preliminary Plan or Preliminary Plat submittal for the subject portion of the project, and (5) the
owner of the entitlements. The tracking table shall document any land use trade- offs undertaken prior
to the time of Preliminary Plan or Preliminary Plat submittal for the subject portion of the project.

2 On-site residential development shall comply with the following requirements:
Single family:
Minimum Lot _-Size: 4,400 sf
Minimum Lot Width: 40 feet
Minimum Front Yard: 20 feet
Minimum Side Yard: 5 feet
Minimum Rear Yard: 20 feet
Maximum Lot Coverage: 50%
Maximum Height: 35 feet
Townhouse:
Minimum Lot Size: 1,800 sf
Minimum Lot Width: 20 feet
Minimum Front Yard: 20 feet
Minimum Side Yard: 5 feet (Min. 10 feet between buildings)
Minimum Rear Yard: 15 feet
Maximum Height: 35 feet

Maximum Lot Coverage: 65%

Multi family: RMC-20 regulations

3 The following exceptions to those requirements may be made for single-family zero lot line development: Side-
yard setbacks may be a minimum of zero (0) feet on one side and ten (1 0) feet on the other, or five (5) feet on
each side. This requirement shall not preclude Z-lots, i.e., the zero lot line may be partially on one and partially
on the other side of a lot. It shall also not preclude combinations, such as three (3) feet on one side and seven
(7) on the other. In no case, however, shall a combination of setbacks (i.e., 0 feet+ 10 feet and 5 feet+ 5 feet) be
allowed which would create a separation of less than ten (10) feet between nonattached structures. Further,
rear yards shall be a minimum of 20 feet, but may be reduced to 15 feet on conditions that the total usable open
space contained within rear yards and portions of side yards of no less than 15 usable feet in width is not less
than twenty times the average lot width.
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APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE: JULY 22, 2024
BOCC LUM MEETING DATE:  SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL

4

The developer shall have the option of developing villa-duplex units within any tract, subject to the following
development standards:

Minimum Lot Size: 3,500 sf
Minimum Lot Width: 33 feet
Minimum Front Yard: 20 feet
Minimum Side Yard: 5 feet
Minimum Rear Yard: 20 feet
Maximum Lot Coverage: 50%
Maximum Height: 35 feet

For all uses other than single family, two feet of additional yards other than that described herein shall be
provided for every one foot of structure height over 20 feet.

The maximum residential density on any tract shall be no greater than 5 percent in excess of that shown on
the Land Use Schedule for the particular type of residential development, except that densities maybe a
maximum of 15 units per acre. This shall not preclude the transfer of types of residential units from tract to tract
providing that the tracts receiving the more intense form of development are not located on the perimeter of
the project except along Interstate 75. # ; andinganything i conditi g hePD-si

Pole signs and Billboards shall be prohibited in Tract 7.

Development regulations within Fraetsda,Fractta-LTFractIb,-Tract 3, Tract 5, Tract 6, and Tract 7 shall be as
follows:
* Tract 3, Tract 5, Tract 6, and Tract 7, aned-Fractta-shall be subject to the development standards listed for
the C-1 zoning district, per the Land Development Code, unless otherwise specified herein;
Warel I I . halld hibited inT 1a:
e Office and hotel uses shall be subject to the development standards listed for the CG zoning district, per
the Land Development Code, unless otherwise specified herein;

7;
*  Fitness center/gymnasium shall also be a permitted use in Tract 6;
* Hotels may exceed the twenty-five percent limitation on gross building square footage for the district;
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APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE: JULY 22, 2024
BOCC LUM MEETING DATE:  SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL

8.6 8.1Large Scale Retail as defined by the Land Development Code shall comply with therequirements for
Large Scale Retail Development (Single Tenant Big Box) in Section 6.11.106 of the Land Development
Code with the exception of Section 6.11.106.C.7.a.

8-10 8.2Service areas and loading docks facing Covington Garden Drive shall be screened from Covington
Garden Drive in accordance with Section 6.11.267106.C.9 of the Land Development Code. A berm or
combination berm with landscaping and/or Fencing may also be used to meet screening requirements
with the minimum height consistent with the requirements in Section 6.11.467106.C.9.
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APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE: JULY 22, 2024
BOCC LUM MEETING DATE:  SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL

813-8.3 Site construction plan approval for free-standing General/Regional Commercial uses in Tracts

5 and 7 shall be capped at 200,000 square feet, unless and until (4} the project also includes a
minimum of 250, 000 square feet of Office uses to be located on Tracts 3, 5 6 and/or 7 -eP(-Z-)—'FFaet—l-a

814 8.4Commercial uses that are vertically integrated into an office or hotel project shall not be counted
against the cap in Condition 843-8.3above.

815 8.5Any request to remove or revise the cap on commercial uses shall be processed as a Minor
Modification.

O. The maximum floor area (FAR) ratio on any tract shall be no more than 15 percent in excess of the average FAR
shown on the Land Use Schedule for that use.

10. Height limitation in the project shall be as follows:

101  All structures in the office areas;exceptforoffice-buildings-inTFractIaandTFractdb; shall be limited in
height to five (5) stories and sixty-five (65) feet whichever is less. Fhe-heightofoffice-buildingsinTract
la-and-Tractlb-shal-beasspecifiedin-Condition8-1-

102  All structures in the general commercial areas shall be limited in height to two (2) story or thirty- five
(35) feet whichever is less.

104103 All structures in the multi-family and townhouse areas shall be limited in height to-four (4) stories or
fifty-five (55) feet whichever is less.

105104 All structures in the villa duplex area shall be limited in height to three (3) stories or thirty-five (35)
feet, whichever is less.

106105 Hotel structures shall be limited to five (5) stories, or fifty-five (55) feet, whichever is less, in Tract 3,
except excluded portions of buildings per LDC Section 6.08.01. Hotel structures shall be limited to six
(6) stories, or sixty-five (65) feet, whichever is less, in Tract 5 and Tract 7, except excluded portions of
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1

14

buildings per LDC Section 6.08.01-Hetelstructures-shal-belimited-and-to-eight{8}storiesinTract1a-

Buffering and screening shall be provided in accordance with the Land Development Code unless otherwise
specified herein. Between office uses and single family or townhomes, and between hotels and single family,
the following shall be required: a 15 foot buffer with 10 foot high evergreen trees at 15 foot intervals, a
lawn/shrub/groundcover/mulch over the buffer, and a choice of evergreen shrubs (6 feet high within two

111  Alongthe southern boundary of Tract 3, there shall be a 20 foot buffer with 10 foot high evergreen trees
at 15 foot intervals. a lawn/shrub/groundcover/mulch over the buffer, and a choice of evergreen
shrubs (6 feet high within two years of planting), or 6 foot masonry wall, or 6 foot wooden fence,
or a berm/planting combination 6 feet in height if developed with office, neighborhood commercial,
or hotel uses.

112  Along the southern boundary of Tract 7, along the part of the boundary located north of the existing
single family home development, and not within a wetland or wetland buffer area, a 30 foot wide
natural vegetation strip shall remain. This shall not preclude existing plantings from counting toward
screening requirements if verified by Natural Resources staff at the time of site development. The
required building setbacks shall not be increased as a result of this natural vegetation strip.

Residential tracts abutting the western north-south roadway (Waterset Boulevard) shall have a 24 foot buffer
from the right-of-way. Additionally, in accordance with the Land Development Code Section 6.06.06.C.6., a
berm/planting combination with the berm an average height of four feet with minimum 3:1 side slopes and
dense plantings which will, when combined with the berm, achieve a minimum height of eight feet and 75%
opacity within three years of planting, shall be required adjacent to the right-of-way.

The developer shall provide, prior to the issuance of Certificate of Occupancy, for each applicable site plan
submittal, those internal sidewalks and external sidewalks to the project in the right-of-way area of the major
roadway(s) bordering the project (i.e. Big Bend Road).

The internal sidewalks shall be provided as appropriate in non-residential tracts to ensure free pedestrian
movement to neighborhood shops, offices, and community facilities. The exact locations of said sidewalks shall
be determined by the County Development Services Department during the appropriate Site Plan approval.

Prior to the issuance of Certificate of Occupancy, the developer unless otherwise directed by the County shall
be responsible for constructing all improvements that are required as a result of this project at the intersection
of the project entrance with Big Bend Road and at the project access with United States Highway 41 to maintain
a Level of Service "D" or better. The developer shall pay for the installation when said signals become
warranted. Interconnecting these traffic signals to adjacent traffic signals as per Hillsborough County
Engineering-Department requirements shall also be the developer's responsibility.

The developer shall provide a minimum of 118-feet wide right-of-way for the future extension of 30th Street
through the site. This right-of-way corridor will coincide approximately with the eastern most north south
roadway shown on the conceptual site plan. Since this roadway is necessary to provide access to the project,
any applicable Transportation and/or Right-Of-Way Impact Fee credit shall be based on percentage of roadway
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17.

capacity provided beyond what is needed for project traffic. THIS REQUIREMENT HAS BEEN SATISFIED.

If the Developer elects the Pipeline Mitigation Alternative in the Southbend DRI Development Order, then the
Developer shall design Western North/South roadway as a four (4) lane divided roadway and shall construct
two (2) of the lanes. The Developer shall construct the roadway to Hillsborough County standards and shall
include all bicycle, pedestrian, and transit facilities as specified in the latest edition of the Transportation
Technical Manual. The Developer shall also dedicate all of the right-of-way needed for ponds. The Developer
shall submit the 30% roadway plans for the roadway to the County for review and approval within 120 days of
dedication of the Western North/South roadway right-of-way. Subsequent submittals of roadway plans for 60%
design, 90% design and 100% design shall be submitted within 90 days of the County's approval of the
previously submitted plans. Construction of the Required Improvements shall be completed within three (3)
years of final approval by Hillsborough County of the 100% roadway plans. [THIS ALTERNATIVE WAS SELECTED
TO MITIGATE THE IMPACTS PHASE 1 OF THE SOUTHBEND DRI].

The Developer shall ensure that all roadway intersections with the Western North/South roadway are
constructed with the appropriate roadway geometry to provide for safe vehicular movements and
maintenance of the North/South roadway capacity.

Prior to Ceneurreneysitesplan Concurrency approval ferapplicablephasesorts acts, the Developer shall provide
a traffic analysis, signed by a Professional Engineer, showing the length of the access related left and right tum

lanes needed to serve development traffic. The access related turn lanes shall be constructed to FDOT and/or
Hillsborough County standards. The only exceptions to access related roadway improvements shall be based
on documented safety or environmental concerns. The Development Services and Public Works Departments
shall approve all exceptions. The Developer, consistent with requirements of the Land Development Code, shall
construct the following access related turn lanes:

191 Westbound left turn lane on Big Bend Rd @ Western North/South Roadway. [THIS IMPROVEMENT HAS
BEEN CONSTRUCTED.]

192 Eastbound right turn lane on Big Bend Rd@ Western North/South Roadway. [THIS IMPROVEMENT HAS
BEEN CONSTRUCTED.]

193 Eastbound right turn lane on Big Bend Rd @ each project entrance._[THIS IMPROVEMENT HAS BEEN
CONSTRUCTED.]

194 Northbound exclusive left turn lane, through lane, and right tum lane on Western North/South
Roadway@ Big Bend Rd. [THIS IMPROVEMENT HAS BEEN CONSTRUCTED.]

195 EB right turn lane on Big Bend Road at the right-in/right-out access to Tract 7. The right-in/right- out
access shall be aligned with Kings Crossing Drive on the north side of Big Bend Road. [THIS
IMPROVEMENT HAS BEEN CONSTRUCTED.]

196 Construct continuous right turn lane from the right-in/right-out access to Tract 7 to Western
North/South Roadway. [THIS IMPROVEMENT HAS BEEN CONSTRUCTED.]=

19.7 Channelize the full median opening on Big Bend Road, along Tract 7 to allow for EB left turn movement
only. [THIS IMPROVEMENT HAS BEEN CONSTRUCTED.]

198 No direct access connection to Tract 5, off of Big Bend Road is allowed.
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2220, Annually, for inclusion in the DRI Annual Report, the Developer shall complete an evaluation with FDOT and
Hillsborough County, as appropriate, to determine whether a warrant study is required for the signalization of
Big Bend Rd at the Western North/South roadway. Should it be determined that a warrant study is required, the
Developer shall provide same in the DRI Annual Report. Furthermore, if a traffic signal is warranted, and the
results are approved by Hillsborough County, then the developer shall submit 100 % signal design plans to
Hillsborough County within 120 days of Hillsborough County approval. In addition, the developer shall also
submit 100% design plans for the construction of a second left tum lane on Big Bend Rd at the Western
North/South roadway. Construction of the traffic signal and second left tum lane shall commence within 120
days of approval of the final signal and roadway design plans by Hillsborough County. If Hillsborough County
elects to conduct a traffic signal warrant and finds that a signal is warranted, then the developer shall comply
with the timing schedule described above. The signal and roadway improvements shall be designed and
constructed to Hillsborough County Standards.

2221. _Annually, for inclusion in the DRI Annual Report, the Developer shall complete an evaluation with FDOT and
Hillsborough County, as appropriate, to determine whether a warrant study is required for the signalization of
Big Bend Rd at Covington Garden Drive. Should it be determined that a warrant study is required, the Developer
shall provide same in the DRI Annual Report. Furthermore, if a traffic signal is warranted, and the results are
approved by Hillsborough County, then the developer shall submit 100% signal design plans to Hillsborough
County within 120 days of Hillsborough County approval. In addition, the developer shall also submit 100 %
design plans for the construction of a second left tum lane on Big Bend Rd at Covington Garden Drive.
Construction of the traffic signal and second left tum lane shall commence within 120 days of approval of the
final signal and roadway design plans by Hillsborough County. If Hillsborough County elects to conduct a traffic
signal warrant and finds that a signal is warranted, then the developer shall comply with the timing schedule
described above. The signal and roadway improvements shall be designed and constructed to Hillsborough
County Standards.

2322. The Developer shall provide at least one (1) paved pedestrian and bicycle connection from Tract 9 to the
Western North/South roadway. All pedestrian and bicycle connections shall be designed to the trail standards
as found in the latest edition of the Transportation Technical Manual.

2423 Within all residential tracts, the Developer shall provide pedestrian and bicycle interconnectivity between
adjacent residential pods/clusters that do not provide for vehicular access between the two residential
pods/clusters. The Developer shall also provide for pedestrian and bicycle connectivity between adjacent
residential and nonresidential pods, where a direct vehicular access is not provided.

2524. The developer shall provide an internal collector roadway that runs parallel to Big Bend Rd along the southern
boundary of Tract 5. The internal collector roadway shall provide for a continuous interconnected route between
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Tract 7 and the proposed regional commercial development within Tract 1. TheDeveloper shall provide cross
access and internal circulation to parcels or tracts adjacent to the roadway. The roadway shall connect with any
internal roadways running north/south that have an access point with Big Bend Rd. The roadway shall intersect
the Western North/South Roadway and Covington Garden Drive.

2625. The developer shall provide the necessary pavement markings, signals and signs for a pedestrian crossing at the
intersection of Big Bend Road and project entrance selected by the County when the pedestrian crossing is
required by the County. [THIS IMPROVEMENT HAS BEEN CONSTRUCTED.]

2Z726. _The number and general location of the access points into each "pod" for Phase | shall be shown on the General
Site Plan. All access points shall be limited as follows:

27126.1 No access point shall be permitted:
2733 26.1.1 Within 150 feet of any intersection rights-of-way at roadway intersections;

2712 26.1.2 Within 150 feet of the northern project boundary at the intersection of the project
roadways and Big Bend Road;

2713 26.1.3 Within 150 feet of another access point or roadway on the same side of the street, or
without 150 feet of another access point of roadway on the opposite side of the street unless
such opposite roadways are in direct alignment; unless an alternate design acceptable to
Hillsborough County Department of Development Coordination and the Engineering
Department is approved in the Detailed Site Plan Phase. In no case shall access points be
closer than 100 feet apart; and

27+4 26.1.4 No more than five (5) access points per "pod" will be permitted, which pods will be
located in compliance with the conditions set out above.

2827. The developer shall dedicate to the School Board upon request of the School Board, usable land for one 15.1-
acre elementary school site of which 3.5 acres may be shared with the adjacent park site. The location of the site
shall be subject to approval of the County School Board and the Hillsborough County Board of County
Commissioners accordingly. If ever it shall be determined that the school site shall not be used for a school, the
site may be used for single family or townhouse residential development only so long as the total number of
dwelling units on site does not exceed 2,810.

2928 All school site dedication shall be credited against school site dedication impact fees as provided in Hillsborough
County Ordinance #86-20. If the school site is not used for a school, the developer shall pay impact fees in lieu
of the land.

3029. The developer shall dedicate to Hillsborough County a 4.0-acre park site. An additional 3.5 acres may be shared
with the school site. Said dedication shall occur when any adjacent roadway is dedicated to Hillsborough
County.

3130, All public park land dedications and/or improvements shall be credited against park site acquisition and
improvements impact fees as provided in Hillsborough County Ordinance.

231 The developer shall be required to utilize public water and shall pay all costs to connect for service delivery for
this project's needs. The developer shall submit to the Hillsborough County Development Services Department,
prior to the issuance of Certificates of Occupancy, evidence of commitment; from the County Department of
Water and Wastewater Utilities to provide public water service, and evidence of agreement to pay necessary
costs for this project to enable the County to provide public water service delivery.

3332 The developer shall include on the General Site Plan a general bikeway circulation plan. The plan shall be
designed in such a manner as to ensure safe and continuous bikeway circulation throughout the development.
A detailed pedestrian circulation plan showing an internal pedestrian system shall be shown on each Detailed
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Site Plan and the plan shall be implemented by the developer at the developer's expense. Said system shall be
submitted to and approved by the Department of Development Services. The system shall meet the policies
and standards of the Tampa Urban Metropolitan Planning Organization.

3433, The developer shall be required to ensure that adequate wastewater treatment facilities exist prior to the
issuance of Certificates of Occupancy for any phase. The developer shall submit to the Hillsborough County
Development Services Department prior to the issuance of Certificates of Occupancy for any phase, evidence
of agreement of the Water Department to the plan for providing wastewater treatment facilities.

3534. 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 wetland, and does not grant any implied
or vested right to environmental approvals.

3635. The construction and location of any proposed wetland impacts are not approved by this rezening
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.

3736. _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).

3837. 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.

3938 Approval of this application does not ensure that water will be available at the time when the applicant seeks
permits to actually develop.

4039. _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.

Major Modification MM 24-0300 shall comply with Condition 1.1 and the following Conditions of Approval.

40. Development within Tract 1 (also referred to as Phase 2A on the PD Site Plan) is permitted a maximum of 930
multi-family dwelling units of which up to 100 may be Townhomes/Platted, 750,000 square feet of
Commercial/Retail, 15,000 square feet of Office, and 250 hotel rooms.
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401 Tract 1 Development Summary
Tract 1 Development Summary*
Building Square Residential

Development Areas** |Acreage*** Feet****** FAR**** Hotel Rooms Units***** Density
Retail/Commercial North| 34.25 285,000 0.2 | 250 (100,000 Square 0 0
Retail/Commercial East 35.5 445,000 0.3 Feet) 0 0
Mixed Use Central 14.64 35,000 0.1 . 405 27.7
Multi-Family South 33.89 0 0 . 525 15.5
Residential Density 48.53 N/A N/A . 930 19.2
Commercial Intensity 84.39 765,000 0.21 250 N/A N/A

*When retail commercial uses occupy the first floor of a mixed use building that includes multi-family residential, the acreage will

be proportionally allocated between the two uses.

**Development Areas graphically depict plan elements and will be divided into tracts, parcels, and outparcels subject to the final

conditions of approval.

***Acreages do not include the central lake feature.

*¥***The maximum FAR for any individual parcel shall not exceed 1.

*¥****The density range for Mixed Use Central is 200 — 405 and the density range for Multi-Family South is 525 — 750. The

maximum number of residential units is 930.

*¥**kEk**May include up to 15,000 square feet of office uses.

41

40.2 The approved entitlements may be exchanged in accordance with the LUEM identified as Table 6 in the
DRI Development Order.
403 During the site construction permitting phase, acreages, densities and intensities may shift between

Development Areas as long as the form of the community is maintained consistent with PD Site Plan.

Surface water management may be incorporated into any of the Development Areas.

All Tract 1 residential development permitted in Multi-Family South and Mixed-Use Central shall comply with

the following requirements:

411 Multi-family including Apartments, Flats, Townhomes (Not Platted), Rowhomes shall be subject to
RMC-20 regulations unless otherwise specified herein.
412 Townhomes/Platted — Alley Loaded

Minimum Lot Size:

992 SF

Minimum Lot Width:

16 Feet

Minimum Front Yard

3 feet to patio, stoop or porch, and

Minimum Side Yard:

10 feet to principal structure; steps may project up to 100 percent into the
required setback.

Interior lot — O feet

Minimum Rear Yard

End lot — 7.5 feet

5 feet, and

Cantilevered balconies or decks may project up to 100 percent into the
required rear yard setback.
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413 Front yard setbacks for structures, including mixed-use, adjacent to internal private accessways shall

comply with the following.

Minimum Front Yard Stoop or Porch: 3 feet from back of sidewalk
Minimum Front Yard Principal Structure: 10 feet from back of sidewalk

41.4 __ The nearest resident-occupied structure to the I-75 right-of-way shall be set back a minimum of three

hundred (300) feet. The nearest non-resident structure shall be setback at least 10 feet from the area
designated Retained Existing Vegetation.

41.5 The nearest resident occupied structure to the southern boundary adjacent to single family uses shall

be set back a minimum of sixty-five (65) feet.

4. Tract 1 Development Regulations are as follows:

421

Development within Retail/Commercial North and Retail/Commercial East shall be subject to the

42.2

development standards and permitted uses listed for the Cl zoning district, per the Land Development
Code, unless otherwise specified herein. Big box retailers shall be a permitted use subject to LDC Sec.
6.11.106. with the exception of Section 6.11.106.7.a. as modified herein. The following use categories
shall be prohibited: Agricultural, Industrial, Manufacturing, and Distribution, and Solid Waste Facilities.

Service areas and loading docks facing Covington Garden Drive shall be screened from Covington Garden

423

Drive in accordance with Section 6.11.106.C.9 of the Land Development Code. A berm or combination
berm with landscaping and/or Fencing may also be used to meet screening requirements with the
minimum height consistent with the requirements in Section 6.11.106.C.9.

The minimum building setback along the northern PD modification boundary (Big Bend Road) and the

424

western PD modification boundary (Covington Garden Drive) shall be 30 feet. The setback from the
eastern PD modification boundary (Folio 051521.0100) shall be 30 feet. Structures greater than 60 feet
shall be set back an additional two feet for every one foot of structure height over 60 feet from the
north, east and west boundaries .

Development within Mixed-Use Central shall include multi-family residential uses as defined herein as

425

well as the-fellewing commercial uses subject to the development standards for the CN zoning district,
per the Land Development Code.

Within any development area, galleries, eafesrestaurants, and arcades may include outdoor seating.

426

For each development area, the maximum impervious surface ratio shall not exceed eighty percent

42.7

(80%).

Parking garages/structured parking within Tract 1 shall have a minimum setback of three hundred (300)

42.8

feet from the southern boundary. Parking structures shall not be allowed in Multi-Family South.

Free standing, ground mounted lighting fixtures located within Multi-Family South shall be limited to a

429

maximum height of eighteen (18) feet.

No more than 50 percent of the frontage along Big Bend Road and Covington Garden Drive shall be

4210

occupied with an open parking lot without buildings in front of said parking. Two rows of double loaded
parking between the front facade of the building and the roadway shall not be considered open
parking. Drive-thru facilities and canopy structures are not considered open parking.

The developer shall construct a 10-foot-wide sidewalk along one or both sides of the internal

transportation facilities as shown on Inset 1 of the PD site plan. Such sidewalks shall be designed to
accommodate bicyclists as well as pedestrians, be separated from the back of curb by a minimum 5-
foot-wide green strip, and tie into the existing/proposed bicycle facilities along Covington Garden Dr.,
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4211

Big Bend Rd., and the east/west collector roadway specified in condition 24, hereinabove. In addition
to the above described 10-foot-wide facilities, the developer shall construct minimum 5-foot-wide
sidewalks as necessary to comply with Hillsborough County LDC Sections 6.11.106, 6.02.08, 6.03.02,
and/or any other applicable regulations. All bicycle and pedestrian facilities shall also be constructed
consistent with Americans with Disability Act (ADA) minimum standards

The developer shall provide and interconnected vehicular and pedestrian circulation system (i.e.,

42.12

sidewalk) as depicted on the PD Site Plan.

Notwithstanding anything herein these conditions or on the PD site plan to the contrary, bicycle and

4213

pedestrian access may be permitted anywhere along the PD boundaries.

As depicted on the PD Site Plan, the project shall contain two central gathering places generally within

the center of Tract 1 adjacent to the central lake. Each central gathering place shall contain a mixture
of buildings and public spaces (i.e., courtyard, park, gazebo, indoor/outdoor arcade and/or gallery, etc.)
that are not separated from each other by vehicular use areas (i.e., parking, driveways, service roads,
etc.). The two central gathering places shall be connected to each other by a pedestrian
connection/pathway at the time of vertical construction of the residential portion of the development.

43 Vehicular access to Tract 1 shall be restricted as follows.

431

The project shall be served by (and limited to) four (4) access connections to Covington Garden Dr.

432

Access A, Access B, and Access C shall be full access connections. Access D shall be restricted to right-
in/right-out turning movements.

The project shall be served by (and limited to) two (2) access connections to Big Bend Rd. Access E and

433

Access F shall be restricted to right-in/right-out movements only.

All access connections shall be subject to future turning movement restrictions or other modifications

434

as necessary to address future safety/operational issues, if any.

Notwithstanding anything herein these conditions or on the PD site plan to the contrary, in the event

435

traffic_entering or exiting from Access F creates significant safety or operational impacts which
negatively affect the Interstate 75 ramps, then the roperty owners shaII be required to

study the issue and undertake any measure necessary to correct the issue, &g

sfAceessF. All such access changes shall be subject to review and approval by Hlllsborough Countv

Construction access shall be limited to those locations shown on the PD site plan which are also

proposed vehicular access connections (excluding limited purpose or emergency only connections).
The developer shall include a note in each site/construction plan submittal which indicates same.

2. Prior to or concurrent with the initial increment of development that includes vertical construction within Tract
1, the developer shall construct the following improvements.

441

The developer shall widen Covington Gardens Dr. from two (2) lanes to four (4) lanes for the entire

442

length of Tract 1 (except for the southernmost portion where it may be necessary to transition back
from the 4-lane section to the 2-lane section south of Tract 1). The final design of the roadway/extent
of the 4-lane section shall be reviewed and approved by Hillsborough County at the time of
plat/site/construction plan review. Additionally, the roadway improvements shall be consistent with
the Design Exception referenced in Condition 53, herein below.

The developer shall construct a southbound to eastbound left turn lane on Covington Garden Dr. at

443

project Access A.

The developer shall construct a southbound to eastbound left turn lane on Covington Garden Dr. at

project Access B.
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444 The developer shall construct a northbound to westbound left turn lane on Covington Garden Dr. at
Project Access B (serving Surry Pines Dr.).

445 The developer shall construct dual southbound to eastbound left turn lanes on Covington Garden Dr.
at project Access C. The second turn lane shall be striped out until such time as signalization of the
intersection of Covington Garden Dr. and Access C is warranted.

446 The developer shall construct the westbound approach of the intersection of Covington Garden Dr.
and the east/west collector roadway (i.e. Access C) with exclusive left, right and through lanes.

447 The developer shall construct a northbound to westbound left turn lane on Covington Garden Dr. onto
the east/west collector road (i.e. at the intersection of Covington Garden Dr. and Access C).

448 The developer shall construct a northbound to eastbound right turn lane on Covington Gaden Dr. at
project Access C.

449 The developer shall construct a northbound to eastbound right turn lane on Covington Garden Dr. at
project Access D.

4410 The developer shall construct westbeurd eastbound to southbound right turn lanes on Big Bend Rd.

into the project Access E and Access F connections.

4411 The developer shall construct dual northbound to westbound left turn lanes on Covington Garden Dr.
onto Big Bend Rd.

4412  The developer shall construct dual northbound to eastbound right turn lanes on Covington Garden Dr.
onto Big Bend Rd., the westernmost of which will function as a thorough/right combination lane in the
interim condition (i.e. before closure of the northern leg of the intersection is undertaken).

4413 The developer shall extend the eastbound right tum lane at the intersection of Big Bend Rd. and
Covington Gardens Dr. The final design of the tum lanes shall be determined and approved by
Hillsborough County.

4414 The developer shall be required to modify the existing signal infrastructure at the Big Bend Rd. and
Covington Garden Dr. intersection necessary to effectuate the above improvements.

45, Prior to construction plan approval for the first increment of development that includes vertical construction
within the project, the developer shall pay to Hillsborough County the sum of $:0895911.99 $584,384.85,

which shall be used by the County for the design and construction of a westbound to eastbound U-turn Lane

on Big Bend Rd. at the intersection of Covington Garden Dr. Additionally, at that time, the developer will also
be responsible for preparing a structural analysis to determine whether the mast arm located on the

northwest corner (i.e. upon which the U-turn signal head will be located) can accommodate the additional
Ioadlng of the U-turn signal head If it cannot, the develoger W|II be resgon5|ble for the de5|gn! permitting and

the developer does not make the above-described payment prior to the issuance of a b|d package for the

County’s improvements at the intersection of Covington Garden Dr. and Big Bend Rd. which includes closure
of the northern leg of the intersection, then the developer shall assume all responsibility and costs related to
the design and construction of the U-turn-lane, which shall be constructed together with the first increment
of development that includes vertical construction, and the developer shall not be required to
make the above referenced payment.

In the event the County has not moved forward with the above-described project by the time the subject PD
has constructed 95% buildout of entitlements, then the County shall return the above-described payment
without interest. Nothing herein this condition shall be construed as prohibiting the County from deciding to
cancel the above describe project and return payment sooner (without interest).
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46.

With each increment of development, or otherwise at the request of Hillsborough County, the developer shall

47.

conduct a signal warrant analysis to determine when signalization of the intersection of the east/west
collector roadway (Access C) and Covington Garden Dr. is warranted. When warranted, the developer shall
design and install traffic signal, to include any signal interconnections and/or other related appurtenances
deemed necessary by Hillsborough County. Concurrent with activation of the signal, the developer shall
restripe the roadway to bring the second southbound left turn lane online.

All residential components of the project shall comply with LDC Sec. 6.04.04.A.3. All units within the Multi-

family South area shall have unrestricted access to Access A. Nothing herein this condition shall preclude the
provision of additional access connection(s) to the internal transportation facilities.

The project shall comply with the following minimum throat depth and other standards:

4240,

481 Access A shall have a minimum throat depth of 100 feet, i.e. no access connections, parking spaces,
gates, queueing lanes for gated entries, and/or other points of conflict shall be permitted within the
first 100 feet along Segment A (as measured from the nearest through lane of Covington Graden Dr.);

482 Access B and Access D shall have minimum throat depths of 250 feet (as measured along Segments B
and Segment D from the nearest through lane of Covington Garden Dr.);

411483 Access C shall have a minimum throat depth of 300 feet (as measured along Segment C from the
nearest through lane of Covington Garden Dr.), and shall be constructed with a raised concrete
separator along the entirety of Segment C (i.e. between Covington Garden Dr. and the proposed

roundabout shown on the PD site plan.). Netwithstending-the-sboverno-accesspoiniste-theMixed

Any connection to Segment C shall meet the throat depth criteria in the Hillsborough County Land
Development Code;

No more than two connections shall be permitted (i.e. a maximum of one each along the north and

south sides of Segment C): and

No connection shall be located within 245 feet of the roundabout.

484 Access E shall have a minimum throat depth of 250 feet (as measured along Segment E from the nearest
through lane of Big Bend Rd.). Additionally, no access shall be permitted along Segment E to adjacent

parcels.

485 Access F shall have a minimum throat depth of 250 feet (as measured along Segment F from the nearest
through lane of Big Bend Rd.), except as otherwise permitted by the Sec. 6.04.02.B. Administrative
Variance refence in condition 55, which permits a single right-in/right-out/left-in access 167 feet from
the edge of curb of Big Bend Rd. (as shown in Inset 3 on the PD site plan), provided a turn lane is
constructed generally as shown on the PD site plan. No additional access shall be permitted along
Segment £F.

The developer shall be permitted the use of alternative typical sections (which allow for on-street parking)

along certain internal project infrastructure, consistent with the Design Exception referenced in Condition 54,
hereinbelow. Notwithstanding the above, roadways or driveways that have parking facilities (regardless of
whether such parking is parallel, traditional or angled parking), shall not be permitted in the followin
locations: atens g z z i A z

Along the first 250 feet of Segment A.
Along Segment B, except that parking may be provided outside of the throat depth if determined to be

acceptable by the County Engineer during the site/construction plan review process.
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4350,

Alonge the entirety of Segments C, D, E, F, or G; and
Within 250 feet of the proposed roundabout.

Notwithstanding anything herein these conditions or on the PD site plan to the contrary, no exchange of land

51

uses which may be permitted by the DRI shall be permitted if such exchange causes cumulative development
within Tract 1 to exceed 33,973 gross average daily trips, 1,053 gross a.m. peak hour trips, and 3,032 gross
p.m. peak hour trips, nor to exceed 916 net new external a.m. peak hour trips and 2,290 net new external
p.m. peak hour trips. Additionally:.

In 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. Given the wide range of potential uses, and since the transportation
analysis submitted for purposes of the zoning does not necessarily represent a worst-case scenario of
potential trip generation impacts for any individual use or group of uses, the utilization of certain land
use codes within the zoning level analysis shall have no bearing on the appropriateness of the codes
ultimately chosen to study project impacts at the time of plat/site/construction plan review, including
whether uses can ultimately be authorized consistent with the above trip caps.

None of the private internal transportation facilities shown on the PD site plan shall be gated, with the

exception of Segment A and those accessways located south of the facility which runs along the +/- 12 ac.
stormwater pond (i.e. the ring "road") and which are located within the Multi-family South area.

The network of internal roads/drives (including the appurtenant 10-foot-wide bicycle and pedestrian network

appurtenant to certain facilities) shall be constructed as generally shown on the PD plan; however, the exact
location of such facilities are conceptual in nature and may be adjusted at the time of plat/site/construction
plan review, subject to County review and approval, and provided no changes alter minimum throat depths,
access spacing, other applicable regulations, or conflict with other conditions herein.

If MM 24-0300 is approved, the County Engineer will approve a Design Exception request (dated February 28,

2024), which was found approvable by the County Engineer (on July 15, 2024) for the Covington Garden Dr.
substandard road improvements. As Covington Garden Dr. is a substandard collector roadway, the developer
will be required to make certain improvements to Covington Garden Dr. consistent with the Design Exception
and other related zoning conditions contained herein.

If MM 24-0300 is approved, the County Engineer will approve a Design Exception request (dated July 15, 2024),

which was found approvable by the County Engineer (on July 15, 2024) to allow an alternative typical section
for certain internal project roadways consistent with the Design Exception request. The use of such roadways
shall also be covered by the other zoning conditions contained herein, including Condition 49, hereinabove.

If MM 24-0300 is approved, the County Engineer will approve a Sec. 6.04.02.B. Administrative Variance

request (dated July 15, 2024), which was found approvable by the County Engineer (on July 15, 2024) for the
from the Sec. 6.04.04.A.2. minimum throat depth requirements for the project's easternmost access on Big
Bend Rd. (i.e. the minimum throat depth for the Segment F driveway). Approval of this administrative
variance will reduce the minimum throat depth to +/- 167 ft., and be subject to the other conditions
referenced in Condition X, hereinabove.

Page 25 of 31



APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE: JULY 22, 2024
BOCC LUM MEETING DATE:  SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL
56. Parking shall be provided in accordance with the Land Development Code unless otherwise specified herein:

57.

56.1 On-street parking shall be permitted on internal accessways subject to the requirements of the Land
Development Code. On-street parking may incorporate angle parking in lieu of parallel, which can be
approved administratively.

56.2 A variation to Section 6.05.02 allows for a shopping center or single tenant big box use to be parked at
a ratio of 4.0 spaces per 1,000 square feet independent of building square footage where 4.5 or 5.0
spaces per 1,000 square feet would be required.

563 Large scale retail development (single tenant big box) aet with its front door to the primary entrance

not fronting on Big Bend Road or Covington Garden Drive shall be exempt from LDC Section
6.11.106.C.7.a.

Height limitations shall be as follows.

58

57.1 Except for hotels, all structures in Retail/Commercial North, Retail/Commercial East shall be limited in
height to four (4) stories or sixty (60) feet whichever is less. Architectural features such as towers,
spires, atriums, parapet walls or other similar features may be permitted up to a height of seventy (70)
feet.

572 Hotel structures shall be limited to eight (8) stories in Retail/Commercial North, Retail/Commercial
East, and Mixed-Use Central.

573 All structures in Mixed Use-Central shall be limited in height to five (5) habitable stories or seventy-two
(72) feet, whichever is less, except for hotel structures as established in Condition 442 57.2.

574 All structures in Multi-Family South shall be limited in height to three (3) stories or forty-five (45) feet
whichever is less within one hundred (100) feet of the southern boundary otherwise the maximum
height shall be limited to four (4) stories and sixty-two (62) feet. The nearest resident occupied
structure to the southern boundary adjacent to single family uses shall be set back a minimum of sixty-

five (65) feet.

575 The maximum height of parking garages/structured parking shall be seventy-two (72) feet.

Multi-family residential shall comply with the following architectural standards.

58.1 The buildings shall be composed of a variety of articulated vertical and horizontal massing and setbacks
that create articulated accessways and facades compatible with the Traditional Neighborhood Design
(TND) principles of design.

58.2 Each building shall utilize a pallet of architectural elements such as front stoops, porches, terraces, bay
windows, and second-floor balconies that address the accessways.

58.3 The Architectural Design of each building shall be composed on all four sides through the use of
architectural elements such as windows, shutters, varied materials, and articulated elements such as
balconies and bay windows. Architectural styles such as Southern Coastal, Modern Farmhouse and
transitional modern styles will be incorporated to create an eclectic neighborhood.

Buffering and screening shall be provided in accordance with the Land Development Code unless otherwise

specified herein. Within Tract 1 there shall be a thirty (30) foot wide buffer along the southern boundary
adjacent to single-family residential uses. Within the thirty (30) foot wide buffer there shall be a three (3) foot
high berm with a six (6) foot high solid fence on top of the berm. Landscaping shall be provided along the entire
length of the berm which shall consist of evergreen shade trees, a minimum of twelve (12) feet in overall height
at the time of planting, planted on twenty (20) foot centers, which will achieve a seventy-five percent (75%)
opacity above the top of the six (6) foot fence within three years of planting.
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a0, Natural Resources staff identified some 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.

6L 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.

62 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.

63. 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.

A In accordance with LDC Section 5.03.07.C, the certified PD general site plan associated with MM 24-0300 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: 9 Bran %m%

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 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)
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8.0 SITE PLANS (FULL)

8.2 Proposed Site Plan (Full)

Page 30 of 31



00€0-¥2

WODVaROHNTIAITMMM | €402 133HS | 3707 ‘ST AVIN aRAVARI 31¥Q
9190-6££-€18 210 [reyewe oN 193roYd dVIN ALINIDIA QvOd GN38 SIF WOud AYLNT 1308VdLNO ‘¢ L3SNI SVI™V INGWdOT3A3A T LISNI NOILVINOHIO NVIY1SIG3d % FTOAOIE TYNYILNI -1 1SN
TO9€E VA0 VAWV ]
00T 311n§ — HIYMIAIS 01 =
3RS NODV] T €OS ALTSALLINONNOD O'T I
AR MO VAL : 3 ﬁ
NV'Id 4LIS 1 B e 1 e R (1] I L A A BYYRY R Sy Sty ST (N ALY - I ———
NOILVIIIAOW JOr VN dd | L | ———]
ATLIL ONIMVIA g | |
HOVAL OTI0dV LV GOV IdLINIVIN o JE A
‘ / f A 3
OTT*ONLLINSNOD | /HHVEL 010V 1V AAVNANOUI DT == £ |
dNT1IAT] HNVN LOI0¥d dl m_
szmamanos el g
——————— H B
R ——— e T ]
" 2 £
AN1d 2118 KL N0 G510 5% 4 S 08V Y L1a 1 ! H H
N4 N0 G103 ) |
S A SIUNYOB L300 L MHLM SIS SN TR . @ |
sy 1
> OI9EE "1 Vanvl, ~ | NVMI0IS NILS3038
o 15V 26 AV 1 02201 5 g S oo ra |
5 A v
ALV 38 T SAVMSS300Y TSRS 2 R—
WACHAAY 40 SNOLLINOD 3L NI 3140365 3 Lo 0re 2
LO96E 14 VawvL &
“WAoMaaY 40 SHOLIND Lasutg TV A 205 K
e o “ONI"2088Y 3 HHONIT s
006€122 (€18) aNOHd / = | ~ -
%0 3NOZ TM103dS. i ZO9EE VATIOTS VAWV] wayvasn m\ JAIA ¥4Vd HOUYNON, 2 5 NG H¥Yd 10LSINE
N1 SNALSAS SOV 00LE TLINS “TATT ATINNTY T 107 N 8L 21K F9- 3 ‘S - S A 4274 30V1d uvd 431363
v THH §
© X - SEN € 4
“sinarGHnoa LR N SHSNROO T \ - = Al
55305V 0L LO3rNS Y TLA0NOD v 321G S50V 40 NOLIYDD' '8 9190-SLE (£18) O ] JR—
“SYZMY N0 13A0 30 0 ANY 20966 Vano1g Vawv], [ A S0 sgois s 1 TaE O ©
s " 00z 211 NOSYOV( T 505 3unLonHLS — - CEL T T T T T LY T LT T LT (T T TTTTTI ] oo ovou ST TRERINRRY &
“GS040NA TV SIS T00HOS B0 SONVI v I1ENa ON 5 OT1'ONILINSNOD dNTIATT THLNFQISTYNON 1 T S e s o
5 AINNVIG S UIINIONT i \ 39N34 40 3AISLNO NO SONILNYIS ‘IONT4 z o < soMOTINg ¥os yovaLS Sa1viSEaINT 5@
IVACNAdY 40 SNOLINOD UL NI GaIO3S SWALO ST 002942 (€18) ANOKA DR HOIH 5 W48 HOH © UM ¥3440 0L 4n SOMaTING w04 YOvaLIS SQLOnMLS MINGGISIN S §§390V 1IN ool i on o
3 K 909¢€ vamoTg Vawv] Sauoy SIS GEONVHIG 8 2k a8 IWALONBLS MMLNZOIS3S 00F H OIS RIS NGRS ¢
5% NouvIIoIN oINS G500 LTy O
A0} Yoy rana; w1oIe) 8
LI as308 Shisos s &

ey« 007 ALINS 4ATNLS ANVIIATID M 10ST LS i3 (SLINN 052 - 528)

1
E | sl K ANOLSAHY
i o o men e+ g LSt H HLNOS ATINYA-ILTINN
SIION SUATWAN WVE[ 1DAI08] v
3 \
N—— ,

o010 Sab O AN S0 1l ©

V34408 8, 3¢AL 30 07 FATIA NAQIVO NOLONIAOD 5@

SAEVA LM
NOLLYOI0I0 oY

Sowia ik s
H
H
; H
2
£
z
i

ss300v 1104
135300 9NNOZ 051 - oIS
A5 1 s PP e i R o0l 004 : oS Xadoss
0 6 e ey iy i e ¢ Py iy i s . 116 39v4 2228 %008
40 NI 0200038 ININISV 02 g *STIONIOY I18VOddY

380V 25 WL BV

HLIM ONILLINY3 TvNI4 OL LO3rans 3uv aNv

@)

ooaLAs W $3SOd¥Nd ONINNY1d T¥NLd3ONOD 8O 03AINO¥d
awomwmay W W 4T 33V 'SINIWFINSYIN NOILLY2y<3S NOLLOISHI NI
g ONIGNTONI 'SNOILYOOT INIOd SS300% FION
o8 ("
AL AYYONNOE ¥0vE135 OMATING 08 & H "03HINDIY 3HY SIOVS ONIMIHLYD J
NOLLYDIIAON ad HOMYM } LovHL (SLINN 7 € H OML TYAO¥ddY 4O SNOILIONOD FHL
. i w H3d 'SIOVS ONIHIHLYO/ALININY
S0#A- 002 / 4S 000°GE) o XY ¥04 SNOLLYOOT TYNOLLHO
| ._<IH2WU asN-a3axin | $S300V NYILS303d
(4S 000°G¥¥%) 1 7 7 | ' AVINOIH3A YNY3LNI 03S0dO¥d
LSV3 VIOYIWWOD | $S300V NVIN1S3A3d B ¥V INOIHIA
IRIAEN] 7 LNO LHOIH / NI LHOIY d3S0Od0¥d
= §S300V NYI¥1S303d
IS = 8 ¥YINOIHIA NI L4371 8
OlddvaL T 1NO LHOI / NI LHOIY 03S0dO¥d
Asszoov I SSIO0V NVINISIA3d B
JoveLas oNGN o8 ss300w Ti0s | X AV INOIH3A TIN4 43S0dOdd
g ‘ NOILY1393A O3NIV13
&
o 2 43448 3AVOSANY1
N (s 000z — | T
12100 990 yiT HLYON 1VIOYIWNOD / 1IVLIY NOLLYOLIGON Gd ¥ | 10V 2 TWvaL I
‘fepiowwio ‘Alnue-n eguepisay | esn Ausdold pesodoiq EN|
o e RIS I iSsa B BTN
p Suo7 pool 40 N 0304003 ANANASY e
111500502 | |3ued Poold 1ad 1Z0Z/0/0L :P31ET X Z poold - \ 7 | © SAVMSSZOOY WL VA
g - =
e l.ll-lﬂ,llllll 34408 y33MIN3$ 30N | NVINISI3 B AV INOIHIN g oy ooy
Secogvere | sonos sl Esa ! “ W e e ———— - SAVIMSS300V QYA INOE 3LVAIN
(seioy 09°0) ZL-NINID B (6¥°'9€1) Oz-NIIN | @SN pue] aiming AL awvannos | 100 1MoN | YOVEL3S ONIQTING
€621-L1 NN ¥510-98 ad | Buluoz 4 0T | LovEL o /NI LHOR | SINZNISY ONILSIXT — — ———
| 3NN ALY3ON/
SeA | eely somies ueqin =~ ! NoLLYAIOR O _ AHYANNOS NOILYOIHIAOW Od
sal0y 60EL | B2V Uoneayipoly ad —_— — [T — 3NITAYM 40 LHOR ————
== = 35909 130Mvd) 15¢ 39¥9 ‘5066 5008 O’ —
Sel0y 10619 | €91V Od Ie1on0 — N 030¥003% N335 SS3UDIISTINONI= t— — —— — i — RINEGER]
epiold ‘Alunog UBNoIogs|iH | UonesoT 1sfold = — — 1N0 LHOM — el
PLOLI “AWN0D YBnoIogsiiy == === — NomZ— ST NI LHOM S g A & —J
= — ey i

s|qel ejed a)is I — =

saoies wawdojena
$Z0Z ‘L1 AeN panzasy



00€0-¥2

WODVAROHINTIATTMMM | E40€ 13345 § 5707 ‘11 TRV qRavaRIg 31V P
9190-€££-€18 D10 e “on Lo3rond AVIN ALINDIA .
TO9¢E VAROTY VWY ] 7
QO 34§  E—
33ULS NOSDV] 3 €O ALTSALINONNOD T s =
raA AOL AV T

AAVANNOYH ANV "SYIANMO
HNIANNOYANS ‘NOLLIR-DSHA TVHAT
= 00€0-C NOLLVOLIAON JOrVIN

HILLL ONIM VI

‘ :uﬁmojo%:éuihgé _.-
DT 'ONILINSNOD |/ Hovad 07104V 1V AAVNINON O'T : b
dN13AT] ANVN LOHIOUD

® © © © O ©

e )

®
(2]
(=]
2]

a )
55| 10 210W 'S3108 L60'.€L 10 193} 3tenbs 0,9'L26'G BullieIOD

ONINNIOZE SEN) S € n

4O LNIOJ @4} 03133} 9p'€9€Z 40} 3,01.87.00N @2uauy (z) ‘au uabueruou e
U uoRoasBlul Jo Juiod BU) 0} 199} gE"LY 40} ‘3,01.6Z.7ON Bulieaq pioyo e pue
99} zp"Lv Jo Wibua| e ue ',0Z:81.80 Jo Bue [euBD B 193) £}°/TE JO SNIPER)
& BUIEY M, 07,12 L8N J0 BULIESQ [2p=) B LI ‘2AIn0 Ies Jo ole au) Buoje
AuatpioN s0uau (1) (52 3LVLSHILNIY-E6 QVOY 3LVLS HO4 L ¥IBWAN
VO SS300¥) IAIHA NIAHYO NOLONIAOO 10 2ul Aep-io-ubies 1583 pies
Buofe $351109 (z) oM Bumollo} aU) 30UaL) 'AI21SS 3AB9UD 'SAIND JsBuel-Uou
© U UoNEsIAI o uiod 2y} Buisq osfe awes (G, 31v1SHILNIY-E6 QYO
3LY1S ¥O4 L ¥38WNN Qv¥Od SS3OOV) JAINA NIHYO NOLONIAOD
Jo aul Aepm-jo-uBly 1se3 ples ywm uopoasieiul Jo juiod sy Buisq awes
‘8L 3SVHJ Maivd NOLONIAOD Jo Jeld ples jo 12uiod JSamuioN auy o} j88)
50’6852 10} “AjeAnoadsal ‘epuols “A1UN0D UBNOIOGSIIH Jo SPI0oRY Olfand U}
10109 ‘2 36ed ‘06 %008 Jeld Ui papIoda se ‘Gl ISYHd ¥iVd NOLONINOD
40 3eid 2U) Jo aUI| UUON 2U) pUE ‘0 9Beci ‘L6 %00] Jeld Ui Paplodai se 'SEIVE
3SVHd Vel NOLONIAOD 0 Jeid 34 40 SUll YON 34} ‘Of/OZ/EZ 3SVHI
eV NOLONIAGD 10 1eid Pies 10 sull UuoN aU) Buisq aWwes 'l Uoloss
10 p/L 1S3MUUON PIES JO 3Ul| LYNOS 3u} Buole M.ZG.LL.BBN 20Ua) ‘OE/0Z/ET
3SVHA ¥V NOLONIAGO 1o leid pies Jo 1aUioo iseayuoN su) Buiaq
Bwes ‘gL UORDAS PIES JO J3UI0D UOIRAS IBJUaD B} 0} 183} L0°0GY 10} 'DE/DTIBT
3S¥Hd Y¥d NOLONIAOD 10 1eld PIes 1o sul 1583 31 Buisq auwes ‘|, Uooas
10 /L 1SE3UINOS 3L JO 23Ul 1S3M PIes Buole '3,£0.62.00N '(1)(w)4-00L T30%vd
(v-66 QVOM 3LV.S) 6L ILVISHIINI 10} Aepm-jo-jubly sssooy paywry
Jo aull Ausisa ples Buinea] saUau} BpuOld 'AIun0D UBNOIOTSIIH Jo spiooay
aand 2y} Jo ‘b abed ‘Z6 %00d JBld U PapIodal Se 'OE/OZ/EZ 3SVHA Muvd
NOLSNIACO o 1eid au Jo Jauiod jse3 ue Bujaq os|e auwes 't} UONOSS ples
10 P/l 1SBBLINOS U} JO BUI| IS ALY UM UOIasIal Jo Juiod BU) 0} 198) Z9'p LG
10} ‘M.LESS.YLS 30Uyl (z) 'aul| ueBuel-uou B ym uonoesIal Jo Juiod Bu)
0] 199} /116G 10} ‘M.6Z.0.L0S Bulieaq pioyo e pue 198} /6265 Jo Wibus| oie
Ue ',06,/2,61. 10 3[BUE [e1U=0 € '123| €°461'2 10 SNIPel & BUINRY ‘M.51.92,68S
Jo Bulesq [eipel @ U ‘aAIno pies o ol au) Buoje Apauinos soust (1)
{1)(¥)4-004 1308vd (v-£6 QYO 31VLS) 52 ILVLSHILNI o) Aepm-jo-lbly
5200y PaLIM JO QU AIBISIM PIes BUOJE 535103 (2) oMy BUIOljo} B} 29UBUY
21531 3/B9UCD ‘SAINO JUSBUEI-UIOU © L UOIOSSIaUI J0 1iod 3ty BuISq swes
‘8841 3Bed ‘YrvE H00E SPI0O3Y B0 PIEs 0} BupIoooe ‘(L)(w)-00L TI0NV
(y-66 QvO¥ 3UVIS) S/ 3LVISHIINI 4o} Aepr-jo-iubiy 5200y paywr]
Jo auil Ali@isap 8yl upm UoRREsIBIUl Jo Juiod Y} 0} 189 Ly PLZ 10) ‘3.PT.SE.88S
20U3Y} 1199} BZ'86Y'L 10} ‘AZYHO.TLS U} 1199} GE'OYL 10}
s0UsY 333} 0E'GZ 10} MLLEOPLS (@)(v)a-00L 1308V (
31VLS) S LYLSHILNI 10} Aemejo-uly 5300y paywin] Jo aull Aanos
ples Buines| aoualy) 199} 6879 o) ‘3.068v-b8S 90uUawl (Z) 198) £r 008
104 3,€L6v-6/S 20uawy (1) (2)w)x-00L TAOMVA (v-£6 QvOM ILVIS) 6L
FLVLSHILNI Joj Aem-jo-ubiy $$800y paywir] pies Jo auj Apayinos au Buoje
535100 (g) omy Bumolio) By} 30uauy ‘gELL 3Bed pYbE %008 SPI0oRY [BIBO
pies 0 Buipioooe ‘(z)(v)x-001 130uYd (¥-66 QYO 1V1S) G2 ILVISHIINI
10} AepjouBiy SS399y PAIW JO 13UI0D JSIMUINOS 9ul DUIG Swes
(1)(8)24-001 1308 Vd (¥-£6 QVOY 3LVLS) 52 FLVLSHILNI 03 Aepefo-1Bly
$5300Y Pl PIES Jo JaUI0D 1SEAUNOS 2l O) 183} 196l 10} ‘(L)E)-00L
130uvd (v-66 QVOM 3LVLS) G2 3LVISHIINI io) Aepmejo-ubly sseooy
PRI PIES JO aUj YINOS ol BUOfe '3,07,/8.88S 99UaW ‘epLold “AUnoD
UBNOI0GSIH 1O SPIooaY AN U 10 'ELL 9B2d YbbE Ho0g SPIOIRY [ERUIO
0} Bupiosoe (L)(@)4-001 130uvVd (v-€6 QVOM 3LVLS) 5L 3LVLISHIINI
10} Aep-jo-yBiy SS00Y PIYWIT JO JBUIOD JSIMUYINOS BUl O 199) LTTWT'L
Jo} 'Q¥0y ON38 Ol 1o Ul Aep-io-uBly LINOS ples Buoje '3,L1.L€,88S ]
anunuoo (g, 3IVISYIINI Av-€6 OVOM ILVLS ¥Od L ¥3EMNN avOd

$8300v) 1A NIAHVO NOLONIAOD 30 2ull Aep-jo-1ubiay ise3 ples Suines| _
293U 'ONINNIDIE 4O LNIOd 341 Buiq 3wes "eplol3 'AlunoD uBnoiogsii Jo

$P10922 91IaNG 2} J0 '6Z |1 Bed 'J08E %008 SPI0IRY (OO O} BuIpI0aoe ‘(5 |
3LVISHIINIY-€6 O¥OH 3LVLS HOd L ¥3AWNN QYoM SS300V) 3AIA

NIQHVSO NOLONIAOD Jo aull Aeyejo-1ubral 1583 3U) Ui Uonoasiajul 1o iod 1
a4 0} 199} 05°08 40} (Z/9 AVON 31Y.LS) AvOH AN3E Ol Jo aull Aepm-jo-uby

Lnog pies Buole 3, 11,/€.68S ‘EL UOISS 10 b/l 1SAMUNON 3U) Jo aU| 1S9 |
pies Buines| 30UsU! '(2£9 QYO 3LYLS) OVOY AN3E OIE 10 Uil AeMeo-uBly

unog sl UM uonossial Jo iod By 0} 188 /6'6ZZ 1o} ‘(Uonduosep _
1eBa| siu) Joj sBuiieaq o Siseq sy 6uiea) £, UOROSS PIES JO L ISIMYLON 2U) Jo

auIl IS 2U1 BUole ‘M, 7Z,6:00S 30UaU) ‘epiiol3 ‘AUnod uBnoiogsiiH ‘se3 61 |
aBuey 'UINos Le diysumo | ‘€L UOOFS JO JAUIOD JSIMULON 34} 18 FONIWINOO

e
e

W

3140 NIOHYS KOLONINGS

avos anzs o -
Mmoo} se paquosap Aeinoryed alow Buisq 'epuol AUNog UBnoIog
6l aBuey 'ynog Lg diusumoy

se3
1 uoyoas Jo uopiod & Buisq Pl Jo jeosed v ,

\I.
NOILdI¥0s3a Vo3

- — L

saoies wawdojena
$Z0Z ‘L1 AeN panzasy




APPLICATION NUMBER: MM 24-0300

ZHM HEARING DATE: JULY 22, 2024
BOCC LUM MEETING DATE:  SEPTEMBER 10, 2024 CASE REVIEWER: SAM BALL

9.0 FULL TRANSPORTATION REPORT (see following pages)

Page 31 of 31



AGENCY REVIEW COMMENT SHEET

DATE: 07/15/24

TO: Zoning Technician, Development Services Department Revised: 07/18/2024

Revised: 7/22/2024
REVIEWER: James Ratliff, AICP, PTP, Principal Planner AGENCY/DEPT: Transportation
PLANNING AREA/SECTOR: APB/ South PETITION NO: MM 24-0300

L]
[ ]
[ ]

This agency has no comments.

This agency has no objection.

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

This agency objects for the reasons set forth below.

NEW AND REVISED CONDITIONS OF ZONING APPROVAL

Revised Conditions

Conditions 1.2, 1.3 and 2 through XX shall apply to all development tracts except Tract 1.

1.

The development of the Southbend project shall proceed in strict accordance with the Development Order
for the Development of Regional Impact, DRI #145, as amended, the General Development Plan, the land
use conditions contained herein, and all applicable rules, regulations, and ordinances of Hillsborough County.
Approval is based upon the General Development Plan received December 21, 2020, and all data shown,
defined, described, noted, referenced and listed thereon.

1.1 All of the Single Family Residential entitlements in Phase 1 were owned and developed by NNP-
Southbend II, LLC. All of the non-Single Family in Phase 1 and all of Phase 2B entitlements are
currently owned by Bayyiew Properties, Ltd., LLLP. All of the Phase 2A entitlements are currently
owned by NRI Equity Tampa, LLC.

1.2 In order to track project development in accordance with the DRI Equivalency Matrix (trade-off
mechanism), a tracking table shall be submitted with each Preliminary Plan or Preliminary Plat
submitted for each portion of project development.

1.3 Each tracking table shall show the following by Phase: (1) the approved amount of development
[number and type of residential units or square feet], (2) the amount of development [number and
type of residential units or square feet] having previously received Preliminary Plan or Preliminary
Plat approval, (3) the amount of development proposed by the Preliminary Plan or Preliminary Plat
for the subject portion of the project, (4) the remaining development entitlements, by type of
development, after Preliminary Plan or Preliminary Plat submittal for the subject portion of the
project, and (5) the owner of the entitlements. The tracking table shall document any land use trade-
offs undertaken prior to the time of Preliminary Plan or Preliminary Plat submittal for the subject
portion of the project.

On-site residential development shall comply with the following requirements:

Single family:

Minimum Lot Size: 4,400 sf
Minimum Lot Width: 40 feet
Minimum Front Yard: 20 feet
Minimum Side Yard: 5 feet
Minimum Rear Yard: 20 feet

Maximum Lot Coverage: 50%



Maximum Height: 35 feet

Townhouse:

Minimum Lot Size: 1,800 sf

Minimum Lot Width: 20 feet

Minimum Front Yard: 20 feet

Minimum Side Yard: 5 feet (Minimum 10 feet between buildings)
Minimum Rear Yard: 15 feet

Maximum Height: 35 feet

Maximum Lot Coverage: 65%

Multi family: RMC-20 regulations

The following exceptions to those requirements may be made for single-family zero lot line development:
Side-yard setbacks may be a minimum of zero (0) feet on one side and ten (1 0) feet on the other, or five (5)
feet on each side. This requirement shall not preclude Z-lots, i.e., the zero lot line may be partially on one
and partially on the other side of a lot. It shall also not preclude combinations, such as three (3) feet on one
side and seven (7) on the other. In no case, however, shall a combination of setbacks (i.e., 0 feet+ 10 feet and
5 feet+ 5 feet) be allowed which would create a separation of less than ten ( 10) feet between nonattached
structures. Further, rear yards shall be a minimum of 20 feet, but may be reduced to 15 feet on conditions
that the total usable open space contained within rear yards and portions of side yards of no less than 15
usable feet in width is not less than twenty times the average lot width.

The developer shall have the option of developing villa-duplex units within any tract, subject to the following
development standards:

Minimum Lot Size: 3,500 sf
Minimum Lot Width: 33 feet
Minimum Front Yard: 20 feet
Minimum Side Yard: 5 feet
Minimum Rear Yard: 20 feet
Maximum Lot Coverage: 50%
Maximum Height: 35 feet

For all uses other than single family, two feet of additional yards other than that described herein shall be
provided for every one foot of structure height over 20 feet.

The maximum residential density on any tract shall be no greater than 5 percent in excess of that shown on
the Land Use Schedule for the particular type of residential development, except that densities may be a
maximum of 15 units per acre. This shall not preclude the transfer of types of residential units from tract to
tract providing that the tracts receiving the more intense form of development are not located on the perimeter
of the project except along Interstate 75.

Pole signs and Billboards shall be prohibited in Tract 7.

Development regulations within Tracts la, Tract la-1, Tract 1b, Tract 3, Tract 5, Tract 6, and Tract 7 shall
be as follows:



8.1

8.2

8.3

8.4

8.5

8.6

8.7

8.8

8.9

8.10

Tract 3, Tract 5, Tract 6, Tract 7, and Tract la shall be subject to the development standards listed for
the C-I zoning district, per the Land Development Code, unless otherwise specified herein;
Warehouses and truck terminals shall be prohibited in Tract 1a;

Office and hotel uses shall be subject to the development standards listed for the CG zoning district, per
the Land Development Code, unless otherwise specified herein;

Tract 1 a-1, Tract 1b and Tract 15 shall be subject to the development standards listed for the C-G zoning
district, per the Land Development Code, unless otherwise specified herein;

Fitness center/gymnasium and hotel shall also be permitted uses in Tract 1a-1, Tract 3, Tract 5, and Tract
7
Fitness center/gymnasium shall also be a permitted use in Tract 6;

Hotels may exceed the twenty-five percent limitation on gross building square footage for the district;
The maximum impervious surface ratio shall not exceed eighty percent (80%) for developments within
Tract 1a, Tract 1a-1 and Tract 1b;

All office buildings within Tract 1 a, Tract 15 and Tract 1 b shall have a maximum height of seventy-
five (75) feet.

There shall be a minimum building setback of two hundred and twenty five (225) feet from the
southern boundary of Tract 1 b and Tract 15. This setback shall apply to all development, excluding
parking garages/structured parking, in Tract la and Tract I b.

Parking garages/structured parking within Tract 1b and Tract 15 shall have a minimum setback of
seventy-five (75) feet from the southern boundary of Tract 1b. The maximum height of parking
garages/structured parking in Tract 1b between the seventy-five (75) foot set back and two hundred
(200) feet from the southern boundary of Tract 1b, shall be twenty-five (25) feet. The maximum
height of parking garages/structured parking beyond two hundred (200) feet from the southern
boundary of Tract 1b shall be fifty-five (55) feet.

Within Tract 1a-1, Tract 1b and Tract 15 there shall be no more than ten (10) buildings with office
uses as the primary use. All office buildings, with the exception of two (2), within Tracts la- 1, 1b
and 15, as combined, shall be a minimum of three (3) stories. Accessory retail uses shall be allowed
in office uses developed in Tracts la-1, 1 b and 15, and shall comply with the requirements of
Section 6.11.03 of the Land Development Code.

No interim or required parking for Tract 1a or Tract 1a-1 shall be allowed within Tract 1b or Tract
15, unless said parking is for office uses. Upon development of office uses within Tract 1b or Tract
15, parking constructed for said office uses can be used for overflow retail parking associated with
Tract la and/or Tract la-1, subject to appropriate cross parking agreements.

Large Scale Retail as defined by the Land Development Code shall comply with the requirements
for Large Scale Retail Development (Single Tenant Big Box) in Section 6.11. 106 of the Land
Development Code with the exception of Section 6.11.-106.7.a.

Free standing, ground mounted lighting fixtures within Tract 1B and Tract 15 south of the buildings,
structured parking and surface parking shall be limited to a maximum height of eighteen (18) feet.

Development within Tracts la, la-1 and 1b shall incorporate precautions to control unconfined
emissions of particulate matter (dust), including, but not limited to, the methods, practices and
procedures contained in Chapter 62-296.320(4)(C), Florida Administrative Code.

Within Tract la, no more than 50 percent of the frontage along Big Bend Road and Covington
Garden Drive shall be occupied with an open parking lot without buildings in front of said parking.
Two rows of parking between the front facade of the building and the roadway shall not be
considered open parking.

Service areas and loading docks facing Covington Garden Drive shall be screened from Covington
Garden Drive in accordance with Section 6.11.107 .9 of the Land Development Code. A berm or
combination berm with landscaping and/or Fencing may also be used to meet screening
requirements with the minimum height consistent with the requirements in Section 6.11.-107.9.



[Transportation Review Section staff is proposing to delete the above condition. Staff has instead proposed a new
condition within the section of conditions applying to Tract 1. This new condition conforms with current practice and
LDC requirements, as well as reflects the 10-foot-wide sidewalk proposed within the project to provide both
pedestrian and bicycle circulation in certain areas, at a minimum.].

10.

8.12

8.13

8.14

8.15

The project shall contain two central gathering places generally within the center of Tract la. Each
central gathering place shall contain a mixture of buildings and public spaces (i.e., courtyard, park,
gazebo, indoor/outdoor arcade and/or gallery, etc.) that are not separated from each other by
vehicular use areas (i.e., parking, driveways, service roads, etc.). The two central gathering places
shall be connected to each other by an enhanced pedestrian connection/pathway. The enhanced
pedestrian pathway shall be constructed of materials (i.e., pavers, brick, etc.), to differentiate it from
the other sidewalks, pathways within the development (if the other sidewalks/pathways are
constructed of concrete, asphalt or similar material). The developer, prior to final construction plan
approval, shall submit a landscaping plan for review and approval by the County that demonstrates
a 75 percent canopy closure over the enhanced pedestrian pathway within five years of planting. A
combination of an architectural feature (e.g., pergola, archway, colonnade, trelliswork, arbor, etc.)
and landscaping material may be utilized to achieve the equivalent of providing the 75 percent tree
canopy closure. This requirement shall not be construed as preventing the developer from utilizing
the same enhanced design on other sidewalk/pathways within the development. The enhanced
pedestrian pathway shall not be required if the two central gathering places are constructed along a
common access drive/road that is designed in accordance with Traditional Neighborhood Design
standards.

Site construction plan approval for free-standing General/Regional Commercial uses in Tracts 5
and 7 shall be capped at 200,000 square feet, unless and until ( 1) the project also includes a
minimum of 250.,000 square feet of Office uses to be located on Tracts 3, 5, 6 and/or 7, or (2) Tract
la by itself or in combination with any or all of Tracts 3, 5, 6 and/or 7 has obtained site construction
plan approval for a minimum of 250,000 square feet of Office uses.

Commercial uses that are vertically integrated into an office or hotel project shall not be counted
against the cap in Condition 8.13 above.

Any request to remove or revise the cap on commercial uses shall be processed as a Minor
Modification.

The maximum floor area (FAR) ratio on any tract shall be no more than 15 percent in excess of the average
FAR shown on the Land Use Schedule for that use.

Height limitation in the project shall be as follows:

10.1

All structures in the office areas, except for office buildings in Tract 1a and Tract 1b, shall be limited
in height to five (5) stories and sixty-five (65) feet whichever is less. The height of office buildings
in Tract la and Tract 1b shall be as specified in Condition 8.1.



11.

12.

13.

14.

10.2 All structures in the general commercial areas shall be limited in height to two (2) story or thirty-
five (35) feet whichever is less.

10.3 All structures in Tract la to be used for leasable retail space or storage shall be limited in height to
three (3) stories or fifty-five (55) feet whichever is less. Architectural features such as towers, spires,
atriums, parapet walls or other similar features may be permitted up to a height of sixty-five (65)
feet.

10.4 All structures in the multi-family and townhouse areas shall be limited in height to four (4) stories
or fifty-five (55) feet whichever is less.

10.5 AlI structures in the villa duplex area shall be limited in height to three (3) stories or thirty-five (35)
feet, whichever is less.

10.6 Hotel structures shall be limited to five (5) stories, or fifty-five (55) feet, whichever is less, in Tract
3, except excluded portions of buildings per LDC Section 6.08.01. Hotel structures shall be limited
to six (6) stories, or sixty-five (65) feet, whichever is less, in Tract 5 and Tract 7, except excluded
portions of buildings per LDC Section 6.08.01. Hotel structures shall be limited and to eight (8)
stories in Tract la.

Buffering and screening shall be provided in accordance with the Land Development Code unless otherwise
specified herein. Between office uses and single family or townhomes, and between hotels and single family,
the following shall be required: a 15 foot buffer with 10 foot high evergreen trees at 15 foot intervals, a
lawn/shrub/groundcover/mulch over the buffer, and a choice of evergreen shrubs (6 feet high within two
years of planting), or 6 foot masonry wall, or 6 foot wooden fence, or a berm/planting combination 6 feet in
height. Within Tract 1b there shall be a fifty (50) foot wide buffer along the southern boundary adjacent to
single-family residential uses to the south. Within the fifty (50) foot wide buffer there shall be a ten (10) foot
high berm with an eight (8) foot high solid fence on top of the berm. Landscaping shall be provided along
the entire length of the berm which shall consist of evergreen shade trees, a minimum of twelve (12) feet in
overall height at the time of planting, planted on twenty (20) foot centers, which will achieve a seventy-five
percent (75%) opacity above the top of the eight foot fence within three years of planting. The berm and
fence shall be constructed and the landscaping installed prior to the issuance of any certificates of occupancy
for any development within Tract 1a or Tract 1b.

11.1 Along the southern boundary of Tract 3, there shall be a 20 foot buffer with 10 foot high evergreen
trees at 15 foot intervals. a lawn/shrub/groundcover/mulch over the buffer, and a choice of
evergreen shrubs (6 feet high within two years of planting), or 6 foot masonry wall, or 6 foot wooden
fence, or a berm/planting combination 6 feet in height if developed with office, neighborhood
commercial, or hotel uses.

11.2 Along the southern boundary of Tract 7, along the part of the boundary located north of the existing
single family home development, and not within a wetland or wetland buffer area, a 30 foot wide
natural vegetation strip shall remain. This shall not preclude existing plantings from counting
toward screening requirements if verified by Natural Resources staff at the time of site development.
The required building setbacks shall not be increased as a result of this natural vegetation strip.

Residential tracts abutting the western north-south roadway (Waterset Boulevard) shall have a 24 foot buffer
from the right-of-way. Additionally, in accordance with the Land Development Code Section 6.06.06.C.6.,
a berm/planting combination with the berm an average height of four feet with minimum 3:1 side slopes and
dense plantings which will, when combined with the berm, achieve a minimum height of eight feet and 75%
opacity within three years of planting, shall be required adjacent to the right-of-way.

The developer shall provide, prior to the issuance of Certificate of Occupancy, for each applicable site plan
submittal, those internal sidewalks and external sidewalks to the project in the right-of-way area of the major
roadway(s) bordering the project (i.e. Big Bend Road).

The internal sidewalks shall be provided as appropriate in non-residential tracts to ensure free pedestrian
movement to neighborhood shops, offices, and community facilities. The exact locations of said sidewalks
shall be determined by the County Development Services Department during the appropriate Site Plan
approval.



15. Prior to the issuance of Certificate of Occupancy, the developer unless otherwise directed by the County
shall be responsible for constructing all improvements that are requlred as a result of this pI'OJCC'[ at the
intersection of the project entrance with Big Bend Road-and-= =
44 to maintain a Level of Service "D" or better. The developer shall pay for the 1nsta11at10n when sald 51gnals
become warranted. Interconnecting these traffic signals to adjacent traffic signals as per Hillsborough County
Engineering Department requirements shall also be the developer's responsibility.

[The applicant proposed to strike this condition from the PD zoning. Staff notes that a majority of the PD is not
included within the modification area, and as such this condition cannot be struck from the PD zoning. With respect

to the US 41 access, and aZter consultmg with the Zonmg Administrator, w#z%staﬁ( agrees that %%%b&

and the Dortlon of thls condmon whlch refers to the Drolect s US 41 remamed in this PD in error, and so staff wzll

strike that portion of the condition. Staff notes that this language was appropriate when those Tracts labeled as 8
and 84 were located within this PD (since the access to US 41 occurs partially within those tracts); however, past
zoning action removed those tracts from the subject PD and placed them within the Waterset PD, and so that portion
of the condmon is no lon;zer appropriate (or enforceable due to a lack of access to thls DrOIect to/from US 41 ) taek

oning—Administrator: Wzth resgect to the remamzng Qortzon 01 the condztzon! staﬁif%aﬁ does not agree wzth the
#ei#e%removal of the language with respect to Big Bend Rd. Additionally, staff has copied that portion of the

condition over to that section of the report also applicable to Tract 1, so as to retain the status quo with respect to
such requirement].

16. The developer shall provide a minimum of 118-feet wide right-of-way for the future extension of 30th Street
through the site. This right-of-way corridor will coincide approximately with the eastern most north south
roadway shown on the conceptual site plan. Since this roadway is necessary to provide access to the project,
any applicable Transportation and/or Right-Of-Way Impact Fee credit shall be based on percentage of
roadway capacity provided beyond what is needed for project traffic. THIS REQUIREMENT HAS BEEN
SATISFIED.

17. If the Developer elects the Pipeline Mitigation Alternative in the Southbend DRI Development Order, then
the Developer shall design Western North/South roadway as a four (4) lane divided roadway and shall
construct two (2) of the lanes. The Developer shall construct the roadway to Hillsborough County standards
and shall include all bicycle, pedestrian, and transit facilities as specified in the latest edition of the
Transportation Technical Manual. The Developer shall also dedicate all of the right-of-way needed for ponds.
The Developer shall submit the 30% roadway plans for the roadway to the County for review and approval
within 120 days of dedication of the Western North/South roadway right-of-way. Subsequent submittals of
roadway plans for 60% design, 90% design and 100% design shall be submitted within 90 days of the
County's approval of the previously submitted plans. Construction of the Required Improvements shall be
completed within three (3) years of final approval by Hillsborough County of the 100% roadway plans. [This
alternative was selected to mitigate the impacts Phase 1 of the Southbend DRI].

[The applicant proposed to have this condition deemed to be satisfied. Staff notes that no information was contained
in the record which indicates the roadway was designed and all right-of-way dedicated as necessary to accommodate
the future 4-lane roadway, particularly with respect their being adequate right-of-way/stormwater capacity for the
ponds which would be required for such expansion. Given the above, staff cannot support the proposed modification].

18. The Developer shall ensure that all roadway intersections with the Western North/South roadway are
constructed with the appropriate roadway geometry to provide for safe vehicular movements and
maintenance of the North/South roadway capacity.

[The applicant proposed to have this condition deemed to be satisfied. Staff notes the potential for other new
intersections or reconfigurations of existing intersections, and as such finds the proposed change not supportable].

19. Prior to Concurrency approval, the Developer shall provide a traffic analysis, signed by a Professional
Engineer, showing the length of the access related left and right tum lanes needed to serve development
traffic. The access related turn lanes shall be constructed to FDOT and/or Hillsborough County standards.
The only exceptions to access related roadway improvements shall be based on documented safety or



environmental concerns. The Development Services and Public Works Departments shall approve all
exceptions. The Developer, consistent with requirements of the Land Development Code, shall construct the
following access related tum lanes:

19.1

19.2

19.3

19.4

19.5

19.6

19.7

19.8

Westbound left tum lane on Big Bend Rd @ Western North/South Roadway [THIS
IMPROVEMENT HAS BEEN CONSTRUCTED.]

Eastbound right tum lane on Big Bend Rd@ Western North/South Roadway [THIS
IMPROVEMENT HAS BEEN CONSTRUCTED.]

Eastbound right turn lane on Big Bend Rd @ each project entrance [THIS IMPROVEMENT HAS
BEEN CONSTRUCTED.]

Northbound exclusive left turn lane, through lane, and right tum lane on Western North/South
Roadway@ Big Bend Rd. [THIS IMPROVEMENT HAS BEEN CONSTRUCTED.]

EB right tum lane on Big Bend Road at the right-in/right-out access to Tract 7. The right-in/right-
out access shall be aligned with Kings Crossing Drive on the north side of Big Bend Road. [THIS
IMPROVEMENT HAS BEEN CONSTRUCTED.]

Construct continuous right tum lane from the right-in/right-out access to Tract 7 to Western
North/South Roadway. [THIS IMPROVEMENT HAS BEEN CONSTRUCTED.]

Channelize the full median opening on Big Bend Road, along Tract 7 to allow for EB left turn
movement only. [THIS IMPROVEMENT HAS BEEN CONSTRUCTED.]

No direct access connection to Tract 5, off of Big Bend Road is allowed.

[Transportation Review Section staff is proposing the above modifications for clarity.].

[Transportation Review Section staff is proposing to delete the above referenced condition, which has been moved
and modified to the new section of conditions pertaining to development within Tract 1].

21. Annually, for inclusion in the DRI Annual Report, the Developer shall complete an evaluation with FDOT
and Hillsborough County, as appropriate, to determine whether a warrant study is required for the



signalization of Big Bend Rd at the Western North/South roadway. Should it be determined that a warrant
study is required, the Developer shall provide same in the DRI Annual Report. Furthermore, if a traffic signal
is warranted, and the results are approved by Hillsborough County, then the developer shall submit 100 %
signal design plans to Hillsborough County within 120 days of Hillsborough County approval. In addition,
the developer shall also submit 100% design plans for the construction of a second left tum lane on Big Bend
Rd at the Western North/South roadway. Construction of the traffic signal and second left tum lane shall
commence within 120 days of approval of the final signal and roadway design plans by Hillsborough County.
If Hillsborough County elects to conduct a traffic signal warrant and finds that a signal is warranted, then the
developer shall comply with the timing schedule described above. The signal and roadway improvements
shall be designed and constructed to Hillsborough County Standards.

[The applicant proposed to strike this condition from the PD zoning, indicating the condition is “No longer required
by State Statute.” Staff notes that only DRI Annual Reports are no longer required by statute, and that a majority of
the PD is not included within the modification area, and as such the entire condition cannot be struck from the PD
zoning, nor can it be otherwise modified due to the entire PD area not being subject to this zoning action. Staff does
concede that this condition applies to the Big Bend Rd. and Waterset Blvd. intersection, which is not expected to see
much if any traffic — particularly inbound traffic — that is tied to development within Tract 1. As such, staff agrees
with not copying this condition over to the section of conditions that are applicable only to Tract 1 development].

22. Annually, for inclusion in the DRI Annual Report, the Developer shall complete an evaluation with FDOT
and Hillsborough County, as appropriate, to determine whether a warrant study is required for the
signalization of Big Bend Rd at Covington Garden Drive. Should it be determined that a warrant study is
required, the Developer shall provide same in the DRI Annual Report. Furthermore, if a traffic signal is
warranted, and the results are approved by Hillsborough County, then the developer shall submit 100% signal
design plans to Hillsborough County within 120 days of Hillsborough County approval. In addition, the
developer shall also submit 100 % design plans for the construction of a second left tum lane on Big Bend
Rd at Covington Garden Drive. Construction of the traffic signal and second left tum lane shall commence
within 120 days of approval of the final signal and roadway design plans by Hillsborough County. If
Hillsborough County elects to conduct a traffic signal warrant and finds that a signal is warranted, then the
developer shall comply with the timing schedule described above. The signal and roadway improvements
shall be designed and constructed to Hillsborough County Standards.

[The applicant proposed to strike this condition from the PD zoning, indicating the condition is “No longer required
by State Statute.” Staff notes that only DRI Annual Reports are no longer required by statute, and that a majority of
the PD is not included within the modification area, and as such the entire condition cannot be struck from the PD
zoning, nor can it be otherwise modified due to the entire PD area not being subject to this zoning action. Staff notes
that the condition will not be carried forward to the section of conditions which are only applicable to Tract 1.

Instead, staff has proposed site access conditions which govern required improvements which must be constructed
concurrent with Tract 1 development (including the dual left turn lane mentioned in the above condition)].

23. The Developer shall provide at least one (1) paved pedestrian and bicycle connection from Tract 9 to the
Western North/South roadway. All pedestrian and bicycle connections shall be designed to the trail standards
as found in the latest edition of the Transportation Technical Manual.

[The applicant proposed to modify this condition to specify that the requirement is specific to Tract 9. Staff notes that
a majority of the PD is not included within the modification area, including Tract 9, and as such the proposed
modification is not supportable. Staff notes that connection between Tract 9 and Waterset may involve Tract 9 (or
less likely other tracts adjacent to Tract 9), but would not involve lands within Tract 1. As such, staff agrees not to
include this condition with the group of conditions which apply to development within Tract 1].

24, Within all residential tracts, the Developer shall provide pedestrian and bicycle interconnectivity between
adjacent residential pods/clusters that do not provide for vehicular access between the two residential
pods/clusters. The Developer shall also provide for pedestrian and bicycle connectivity between adjacent
residential and nonresidential pods, where a direct vehicular access is not provided.

25. The developer shall provide an internal collector roadway that runs parallel to Big Bend Rd along the
southern boundary of Tract 5. The internal collector roadway shall provide for a continuous interconnected
route between Tract 7 and the proposed regional commercial development within Tract 1. The Developer



[The applicant proposed to modify this condition to specify that “This improvement is in process with the County.

shall provide cross access and internal circulation to parcels or tracts adjacent to the roadway. The roadway
shall connect with any internal roadways running north/south that have an access point with Big Bend Rd.
The roadway shall intersect the Western North/South Roadway and Covington Garden Drive.

2

Staff does not believe this statement has regulatory value. Additionally, staff notes that some of the provisions describe
ongoing requirements that shall be maintained in future development/redevelopment scenarios. Given the above,
staff does not support the proposed modification].

26.

27.

28.

29.

30.

31.

32.

33.

The developer shall provide the necessary pavement markings, signals and signs for a pedestrian crossing at
the intersection of Big Bend Road and project entrance selected by the County when the pedestrian crossing
is required by the County. [THIS IMPROVEMENT HAS BEEN CONSTRUCTED. ]

The number and general location of the access points into each "pod" for Phase I shall be shown on the
General Site Plan. All access points shall be limited as follows:

27.1 No access point shall be permitted:
27.1.1 Within 150 feet of any intersection rights-of-way at roadway intersections;

27.1.2  Within 150 feet of the northern project boundary at the intersection of the project roadways
and Big Bend Road;

27.1.3 Within 150 feet of another access point or roadway on the same side of the street, or
without 150 feet of another access point of roadway on the opposite side of the street unless
such opposite roadways are in direct alignment; unless an alternate design acceptable to
Hillsborough County Department of Development Coordination and the Engineering
Department is approved in the Detailed Site Plan Phase. In no case shall access points be
closer than 1 00 feet apart; and

27.1.4 No more than five (5) access points per "pod" will be permitted, which pods will be located
in compliance with the conditions set out above.

The developer shall dedicate to the School Board upon request of the School Board, usable land for one 15.1-
acre elementary school site of which 3 .5 acres may be shared with the adjacent park site. The location of the
site shall be subject to approval of the County School Board and the Hillsborough County Board of County
Commissioners accordingly. If ever it shall be determined that the school site shall not be used for a school,
the site may be used for single family or townhouse residential development only so long as the total number
of dwelling units on site does not exceed 2,810.

All school site dedication shall be credited against school site dedication impact fees as provided in
Hillsborough County Ordinance #86-20. If the school site is not used for a school, the developer shall pay
impact fees in lieu of the land.

The developer shall dedicate to Hillsborough County a 4.0-acre park site. An additional 3.5 acres may be
shared with the school site. Said dedication shall occur when any adjacent roadway is dedicated to
Hillsborough County.

All public park land dedications and/or improvements shall be credited against park site acquisition and
improvements impact fees as provided in Hillsborough County Ordinance.

The developer shall be required to utilize public water and shall pay all costs to connect for service delivery
for this project's needs. The developer shall submit to the Hillsborough County Development Services
Department, prior to the issuance of Certificates of Occupancy, evidence of commitment; from the County
Department of Water and Wastewater Utilities to provide public water service, and evidence of agreement
to pay necessary costs for this project to enable the County to provide public water service delivery.

The developer shall include on the General Site Plan a general bikeway circulation plan. The plan shall be
designed in such a manner as to insure safe and continuous bikeway circulation throughout the development.
A detailed pedestrian circulation plan showing an internal pedestrian system shall be shown on each Detailed
Site Plan and the plan shall be implemented by the developer at the developer's expense. Said system shall



be submitted to and approved by the Department of Development Services. The system shall meet the
policies and standards of the Tampa Urban Metropolitan Planning Organization.

New Conditions

Condition 1.1 and Conditions XX through XX shall apply only to Tract 1

e Large Scale Retail as defined by the Land Development Code shall comply with the requirements for
Large Scale Retail Development (Single Tenant Big Box) in Section 6.11.106 of the Land Development
Code with the exception of Section 6.11.106.7.a.

e  Within Tract 1, the developer shall construct a 10-foot-wide sidewalk along one or both sides of the internal
transportation facilities as shown on Inset 1 of the PD site plan. Such sidewalks shall be designed to
accommodate bicyclists as well as pedestrians, be separated from the back of curb by a minimum 5-foot-
wide green strip, and tie into the existing/proposed bicycle facilities along Covington Garden Dr., Big Bend
Rd., and the east/west collector roadway specified in condition 25, hereinabove. In addition to the above
described 10-foot-wide facilities, the developer shall construct minimum 5-foot-wide sidewalks as
necessary to comply with Hillsborough County LDC Sections 6.11.106, 6.02.08, 6.03.02, and/or any other
applicable regulations. All bicycle and pedestrian facilities shall also be constructed consistent with
Americans with Disability Act (ADA) minimum standards.

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

e  Vehicular access to Tract 1 shall be restricted as follows:
o The project shall be served by (and limited to) four (4) access connections to Covington Garden Dr.

Access A, Access B, and Access C shall be full access connections. Access D shall be restricted to
right-in/right-out turning movements.

o The project shall be served by (and limited to) two (2) access connections to Big Bend Rd. Access
E and Access F shall be restricted to right-in/right-out movements only.

o All access connections shall be subject to future turning movement restrictions or other
modifications as necessary to address future safety/operational issues, if any.

o Notwithstanding anything herein these conditions or on the PD site plan to the contrary, in the event
traffic entering or exiting from Access F creates significant safety or operational impacts which
negatively affect the Interstate 75 ramps, then the é%éepw shall be requlred to
study the issue and undertake any measure necessary to correct the issues8g
efAeeessE.  All such access changes shall be subject to review and approval by Hlllsborough
County.

[Staff discussed the issue with the County Engineer, who confirmed that the existing proposed
language requiring the property owner to “...undertake any measure necessary to correct the
issue...." is_inclusive of the possibility that closure of the access may be required, regardless o,
whether it specifically being called out as a potential measure. Based on the above, staff does not
object to the applicant’s requested removal of the above proposed language. Additionally, staff

noted_that the proposed language stated “developer” rather “property owner(s)”. Staff has

proposed this correct to the latter more precise language, since developer(s) may or may not have

an_ownership interest in_the project post-construction.

o Construction access shall be limited to those locations shown on the PD site plan which are also
proposed vehicular access connections (excluding limited purpose or emergency only connections).
The developer shall include a note in each site/construction plan submittal which indicates same.



e  Prior to or concurrent with the initial increment of development that includes vertical construction within
Tract 1, the developer shall construct the following improvements:

o The developer shall widen Covington Gardens Dr. from two (2) lanes to four (4) lanes for the entire
length of Tract 1 (except for the southernmost portion where it may be necessary to transition back
from the 4-lane section to the 2-lane section south of Tract 1). The final design of the
roadway/extent of the 4-lane section shall be reviewed and approved by Hillsborough County at the
time of plat/site/construction plan review. Additionally, the roadway improvements shall be
consistent with the Design Exception referenced in Condition X, hereinbelow.

o The developer shall construct a southbound to eastbound left turn lane on Covington Garden Dr. at
project Access A.

o The developer shall construct a southbound to eastbound left turn lane on Covington Garden Dr. at
project Access B.

o The developer shall construct a northbound to westbound left turn lane on Covington Garden Dr. at
Project Access B (serving Surry Pines Dr.).

o The developer shall construct dual southbound to eastbound left turn lanes on Covington Garden
Dr. at project Access C. The second turn lane shall be striped out until such time as signalization
of the intersection of Covington Garden Dr. and Access C is warranted.

o The developer shall construct the westbound approach of the intersection of Covington Garden Dr.
and the east/west collector roadway (i.e. Access C) with exclusive left, right and through lanes.

o The developer shall construct a northbound to westbound left turn lane on Covington Garden Dr.
onto the east/west collector road (i.e. at the intersection of Covington Garden Dr. and Access C).

o The developer shall construct a northbound to eastbound right turn lane on Covington Gaden Dr. at
project Access C.

o The developer shall construct a northbound to eastbound right turn lane on Covington Garden Dr.
at project Access D.

o The developer shall construct #esteastbound to southbound right turn lanes on Big Bend Rd. into
the project Access E and Access F connections.

o The developer shall construct dual northbound to westbound left turn lanes on Covington Garden
Dr. onto Big Bend Rd.

o The developer shall construct dual northbound to eastbound right turn lanes on Covington Garden
Dr. onto Big Bend Rd., the westernmost of which will function as a thorough/right combination
lane in the interim condition (i.e. before closure of the northern leg of the intersection is undertaken).

o The developer shall extend the eastbound right tum lane at the intersection of Big Bend Rd. and
Covington Gardens Dr. The final design of the tum lanes shall be determined and approved by
Hillsborough County.

o The developer shall be required to modify the existing signal infrastructure at the Big Bend Rd. and
Covington Garden Dr. intersection necessary to effectuate the above improvements.

Prior to construction plan approval for the first increment of development that includes vertical development
within the project, the developer shall pay to Hillsborough County the sum of $5095-911-00§584,384.85,
which shall be used by the County for the design and construction of a westbound to eastbound U-turn Lane
on Big Bend Rd. at the intersection of Covington Garden Dr. Additionally, at that time, the developer will
also be responsible for preparing a structural analysis to determine whether the mast arm located on the
northwest corner (i.e. upon which the U-turn signal head will be located) can accommodate the additional
loading of the U-turn signal head. If it cannot, the developer will be responsible for the des1@2 Qermitting

and installation of a mast arm which can accommodate the additional signal head. »
abese I the developer does not make the above-described payment prior to the issuance of a b1d package

for the County’s improvements at the intersection of Covington Garden Dr. and Big Bend Rd. which includes




closure of the northern leg of the intersection, then the developer shall assume all responsibility and costs
related to the design and construction of the U-turn-lane, which shall be constructed together with the first
increment of development that includes vertical construction, and—ts-saeh-—ease; the developer shall not be
required to make the above referenced payment.

In the event the County has not moved forward with the above-described project by the time the subject PD
has constructed 95% buildout of entitlements, then the County shall return the above-described payment
without interest. Nothing herein this condition shall be construed as prohibiting the County from deciding
to cancel the above describe project and return payment sooner (without interest).

[Staff had multiple meetings to discuss the applicant’s proposed changes with Public Works and the County
Engineer. Public Works accepted the proposed changes, subject to the additional language proposed
hereinabove. To the timing of when the change to the percentage buildout requirement was received, staff

did not have time to consult with Public Works on that change. Regardless, staff reviewed the issue with the

County Engineer who agreed the change could not be supported at this time.]

With each increment of development, or otherwise at the request of Hillsborough County, the developer shall
conduct a signal warrant analysis to determine when signalization of the intersection of the east/west collector
roadway (Access C) and Covington Garden Dr. is warranted. When warranted, the developer shall design
and install traffic signal, to include any signal interconnections and/or other related appurtenances deemed
necessary by Hillsborough County. Concurrent with activation of the signal, the developer shall restripe the
roadway to bring the second southbound left turn lane online.

All residential components of the project shall comply with LDC Sec. 6.04.04.A.3. All units within the
Multi-family South area shall have unrestricted access to Access A. Nothing herein this condition shall
preclude the provision of additional access connection(s) to the internal transportation facilities.

The project shall comply with the following minimum throat depth and other standards:

o Access A shall have a minimum throat depth of 100 feet, i.e. no access connections, parking spaces,
gates, queueing lanes for gated entries, and/or other points of conflict shall be permitted within the
first 100 feet along Segment A (as measured from the nearest through lane of Covington Graden
Dr.);

o Access B and Access D shall have minimum throat depths of 250 feet (as measured along Segments
B and Segment D from the nearest through lane of Covington Garden Dr.);

o Access C shall have a minimum throat depth of 300 feet (as measured along Segment C from the
nearest through lane of Covington Garden Dr.), and shall be constructed with a raised concrete
separator along the entirety of Segment C (i. . between Cov1ngton Garden Dr. and the proposed
roundabout shown on the PD sne plan ). Netwiths beve ne-aceesspe :

Any connection to Segment C_shall meet the throat depth criteria in the Hillsborough
County Land Development Code;

= No more than two (2) connections shall be permitted (i.e. a maximum of one (1) each along
the north and south sides of Segment C); and,

= No connection shall located within 245 feet of the roundabout.

o Access E shall have a minimum throat depth of 250 feet (as measured along Segment E from the
nearest through lane of Big Bend Rd.). Additionally, no access shall be permitted along Segment
E to adjacent parcels.

o Access F shall have a minimum throat depth of 250 feet (as measured along Segment F from the
nearest through lane of Big Bend Rd.), except as otherwise permitted by the Sec. 6.04.02.B.
Administrative Variance refence in condition X, which permits a single right-in/right-out/left-in
access 167 feet from the edge of curb of Big Bend Rd. (as shown in Inset 3 on the PD site plan),
provided a turn lane is constructed generally as shown on the PD site plan. No additional access
shall be permitted along Segment EE.



e  The developer of the subject PD shall dedicate and convey (or otherwise acquire) to Hillsborough County
sufficient right-of-way necessary to effectuate the above-described signalization and roadway
improvements, such that those improvements can be constructed consistent with applicable Hillsborough
County Typical Section standards and/or Design exceptions which have been approved for those facilities.

e The developer shall be permitted the use of alternative typical sections (which allow for on-street parking)
along certain internal project infrastructure, consistent with the Design Exception referenced in Condition
X, hereinbelow. Notwithstanding the above, roadways or driveways that have parking facilities
(regardless of whether such parking is parallel trad1t10nal or angled parklng) shall not be permltted %eﬁg

in the following locatlons A

o Alon the first 250 feet of Se ment A

o Alonz iSegment B; except that parking may be provided outside of the throat depth
if determined to be acceptable by the County Engineer during the site/construction plan review
process;

o Along the entirety of Segments C, D, E, F or G; and,

o Within 250 feet of the proposed roundabout.

-Notwithstanding anything herein these conditions or on the PD site plan to the contrary, no exchange of land

uses which may be permitted by the DRI shall be permitted if such exchange causes cumulative development

w1th1n Tract 1 to exceed 33,973 gross average daily trips, 1,053 gross a.m. peak hour trips, and 3,032 gross
eak hour trips

e None of the private internal transportation facilities shown on the PD site plan shall be gated, with the

exception of Segment A and those accessways located south of the facility which runs along the +/- 12 ac.
stormwater pond (i.e. the ring “road”) and which are located within the Multi-family South area.

e  The network of internal roads/drives (including the appurtenant 10-foot-wide bicycle and pedestrian network
appurtenant to certain facilities) shall be constructed as generally shown on the PD plan; however, the exact
location of such facilities are conceptual in nature and may be adjusted at the time of plat/site/construction



plan review, subject to County review and approval, and provided no changes alter minimum throat depths,
access spacing, other applicable regulations, or conflict with other conditions herein.

e If MM 24-0300 is approved, the County Engineer will approve a Design Exception request (dated February
28,2024), which was found approvable by the County Engineer (on July 15, 2024) for the Covington Garden
Dr. substandard road improvements. As Covington Garden Dr. is a substandard collector roadway, the
developer will be required to make certain improvements to Covington Garden Dr. consistent with the Design
Exception and other related zoning conditions contained herein.

e If MM 24-0300 is approved, the County Engineer will approve a Design Exception request (dated July 15,
2024), which was found approvable by the County Engineer (on July 15, 2024) to allow an alternative typical
section for certain internal project roadways consistent with the Design Exception request. The use of such
roadways shall also be covered by the other zoning conditions contained herein, including Condition X,

hereinabove._ Where wider sidewalks and grass strips are required pursuant to Condition X, above, the
developer may still utilize on-street parking; however, the design requirements contained within that
Condition shall supersede those contained herein the above referenced Design Exception.

e If MM 24-0300 is approved, the County Engineer will approve a Sec. 6.04.02.B. Administrative Variance
request (dated July 15, 2024), which was found approvable by the County Engineer (on July 15, 2024) for
the from the Sec. 6.04.04.A.2. minimum throat depth requirements for the project’s easternmost access on
Big Bend Rd. (i.e. the minimum throat depth for the Segment F driveway). Approval of this administrative
variance will reduce the minimum throat depth to +/- 167 ft., and be subject to the other conditions referenced
in Condition X, hereinabove.

e  Prior to the issuance of Certificate of Occupancy, the developer unless otherwise directed by the County
shall be responsible for constructing all improvements that are required as a result of this project at the
intersection of the project entrance with Big Bend Road to maintain a Level of Service "D" or better. The
developer shall pay for the installation when said signals become warranted. Interconnecting these traffic
signals to adjacent traffic signals as per Hillsborough County Engineering Department requirements shall
also be the developer's responsibility.

Other Conditions

e  Prior to PD certification, the developer shall revise the site plan as follows:

o Remove the note located immediately underneath the legend on sheet 2 of 3. Additionally, the
developer shall remove related site note 8 on the same sheet which states “Location of access
drives are conceptual and subject to access management requirements.”

o Delete note 9. Staff has proposed a PD condition addressing this issue.

o Revise the site plan to label each project access and adjacent roadway segment as in the markup
provided below.
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PROJECT SUMMARY, SITE ACCESS CONSIDERATIONS, AND TRANSPORTATION

ANALYSIS

The applicant is requesting a Major Modification (MM) to a portion of an existing Planned Development
(PD) #86-0154, as most recently amended via personal appearance (PRS) 21-0229. The MM area
consists of three (3) parcels, totaling +/- 137.09 acres. The project is located within the Southbend

Development of Regional Impact (DRI).

The existing PD currently has approval for the following entitlements:

LAND USE SCHEDULE
DWELLING| HOTEL

LAND USE ACRES | DENSITY/FAR | SQUARE FEET (sf) | 0o ) O o
RETAIL/OFFICE/HOTEL (**) 133.07 0.3 1,590,120 250
MIXED USE (1) (2) (*) 61.5 0.3 1,214,525 794 500
SINGLE FAMILY RESIDENTIAL (1) () 316.9 1,020
SCHOOL (1) (3) 151
PARK (1) (3) 7.4
STORMWATER MANAGEMENT (1) 40.5
WETLANDS (4) 22.85
MAJOR RIW 17.73
TOTALS 615.05 2,804,645 1,814 750




Entitlements are assigned to certain Phases (Tract Groups) as follows:

PHASING SCHEDULE

PHASEI PHASE 2A PHASE 2B
(TRACTS 3,5,6, | (TRACTS 1a, | (TRACTS 3, 5,
LAND USE 7,9-14 & 16-20) 1b & 15) 6&7) TOTAL
12/31/2030 6/11/2023 12/31/2030
(Bayview) (NRI) (Bayview)
GENERAL/REGIONAL COMMERCIAL 1,000,000 sf 400,000 sf 1,400,000 sf
OFFICE 397,925 sf*** 490,120 sf* 888,045 sf
HOTEL 250 rooms 500 rooms 750 rooms
(100,000 sf) (200,000 sf) (300,000 sf)
NEIGHBORHOOD COMMERCIAL 116,600 sf 100,000 sf 216,600 sf
MULTI-FAMILY RESIDENTIAL** 172 du 300 du 472 du
TOWN HOUSE RESIDENTIAL 322 du 322 du
SINGLE FAMILY RESIDENTIAL** 1,020 du 1,020 du
500 rooms 750 rooms
1,192 du 250 rooms
TOTALS y 622 du 1,814 du
514,525 sf 1,590,120 sf 700,000 sf 2,804,645 sf

The applicant is proposing to modify the PD to combine a variety of Tracts into a single new Tract 1.
The applicant is also proposing to reconfigure project access and modify entitlements within the MM
area to permit the following:

Tract 1 Development Summary
W i Building Square o Residential .
Development Areas™ Acreage’ Foot F Hotel Rooms Uit 4+ Density
RetailCommercial North 34.25 285,000 0.2 250 (100,000 0 0
RetaifCommercial East 355 445,000 0.3 Square Feet) ] 0
Mixed Lise Central 14.64 35,000 0.1 405 277
Multi-Family South 33.89 it 0 525 155
Residential Density 48.53 N/A N/A 930 19.2
750,000 {Retail)
84.39 ; 0.21 260 N/A N/A
Commercial Intensity 15,000 (Office )

“When retail commercial uses occupy the firs floor of a mixed use building that includes multi-family residential, the
acreage will be proportionally allocated between the two uses.

**Development Areas graphically depict plan efements and wilk be divided into tracts, parcels, and outparcels subject to
the final conditions of approval.

**Acreages do net include the central lake feature.

****The maximum FAR for any individual parcel shall not exceed 1.

*****The density range for Mixed Use Central is 200 - 405 and the density range for Multi-Family South is 525 - 750, Up to
100 townhomes may be permitted. The maximum number of residential units is 630.

Since the project will generate more than 50 peak hour trips at buildout, a detailed transportation analysis
was required per the Development Review Procedures Manual (DRPM). Due to the unique limitations of
area infrastructure and their sensitivity to transportation impacts, as required by staff the applicant
submitted a transportation analysis that was more comprehensive and detailed than is typically received.
Multiple meetings were held with the applicant’s consultant to develop an appropriate methodology for
the analysis. Staff notes that the existing showed this area being served by four (4) access connections to
Covington Garden Dr. and two (2) access connections to Big Bend Rd., one of which was a full access
intersection. Given the ongoing FDOT and County projects to widen the roadway to 6-lanes in front of
the project and reconfigure the I-75 interchange, and given the increasing traffic volumes within the area,
it is no longer possible to accommodate a full or directional access connection along Big Bend Rd. As
such, the study needed to look at various scenarios for accommodating project traffic.

It was agreed that all measures should be undertaken to ensure Big Bend Rd. functions as safely and
efficiency as possible in the vicinity of the project, particularly given the project’s proximity to the
interchange as well as Big Bend Rd.’s designation by the State of Florida as a Strategic Intermodal



System (SIS) Connector Facility. Florida Statutes Chapter 339.61 indicates the SIS system is
“...composed of facilities and services of statewide and interregional significance, will efficiently serve
the mobility needs of Florida’s citizens, businesses, and visitors and will help Florida become a
worldwide economic leader, enhance economic prosperity and competitiveness, enrich quality of life, and
reflect responsible environmental stewardship...” and which “meet a strategic and essential state
interest...”. To that end, the applicant’s analysis understood an exanimation of how well the roadway
would function with only the dual westbound to southbound left turn lanes at the intersection of
Covington Garden Dr. and Big Bend Rd. (which are proposed to be installed as a part of the County
widening project), or if the installation of an additional exclusive U-turn lane beside those lanes would
help accommodate regional and project traffic, while maximizing the amount of green signal time
available to the SIS connector facility (i.e. to the east/west through movement). The developer also
provided microsimulations which were reviewed, and help informed access design and project
infrastructure needs. Staff notated that it is anticipated many of the high intensity retail uses will be
located along Big Bend Rd., and the exclusive U-turn lane will provide a way for those uses to be
accessed without 100% of project traffic coming from the east having to go through Covington Garden
Dr. or otherwise take up needed capacity within those dual left turn lanes.

The analysis also looked at interim scenarios as well, since the addition of the U-turn lane is not
physically possible until the next phase of the County’s project is designed and bid (which will see the
northern leg of the Covington Garden Dr. and Big Bend Rd. intersection closed, among other
improvements). As shown in the concept from the applicant’s transportation analysis (excerpted below),
the U-turn lane will require use of the pavement that will (in the interim) serve as a westbound to
northbound right turn lane at the intersection. The conceptual design of the ultimate building
configuration along Covington Garden Dr. is also shown below.

U-turn Conceptual Design and Ultimate Buildout Configuration for Big Bend Rd.

RIGHT TURN LANE TO BE REMOVED
BY HILLSBOROUGH COUNTY

Conceptual Design of Ultimate Buildout Design for Covington Garden
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The project will be served by three (3) full access connections along Covington Garden Dr., one (1) right-
in/right-out connection to Covington Garden Dr., and two (2) right-in/right-out connections to Big Bend
Rd. Staff has proposed a variety of conditions to ensure that appropriate throat depths are provided (and
other design features considered) to ensure that project traffic entering and existing the project, and/or
otherwise circulating through the project, do not interfere with regional and other neighborhood traffic on
Covington Garden Dr. and Big Bend Rd. Staff has also proposed conditions to ensure that those facilities
accommodate bicycle and pedestrian connectivity, both within the MM area and to other portions of the
project (as required by existing conditions).

The project is required to construct a variety of turn lanes, signal modification, new signal installation,
and other improvements consistent with the proposed conditions contained hereinabove.

Staff notes that the applicant has proposed a change to proposed condition 42.4, which is not supported
by staff. The condition reads “Development within Mixed-Use Central shall include multi-family
residential uses as defined herein as well as commercial uses subject to the development standards fo the
CN zoning district, per the Land Development Code.” Staff notes the applicant is proposing to change
shall to may. This would have the effect of allowing multi-family residential to not be constructed,
which would decrease the internal capture assumptions which were a critical component of the
transportation analysis.

Similarly, the applicant has requested a change to condition 42.10 which states “Within Tract 1, the
developer shall construct a 10-foot-wide sidewalk along one or both sides of the internal transportation
facilities as shown on Inset 1 of the PD site plan. Such sidewalks shall be designed to accommodate
bicyclists as well as pedestrians, be separated from the back of curb by a minimum 5-foot-wide green
strip, and tie into the existing/proposed bicycle facilities along Covington Garden Dr., Big Bend Rd., and
the east/west collector roadway specified in condition 24, hereinabove. In addition to the above
described 10-foot-wide facilities, the developer shall construct minimum 5-foot-wide sidewalks as
necessary to comply with Hillsborough County LDC Sections 6.11.106, 6.02.08, 6.03.02, and/or any
other applicable regulations. All bicycle and pedestrian facilities shall also be constructed consistent with
Americans with Disability Act (ADA) minimum standards.” The applicant is proposing to strike “or
both”. This is not supportable. Staff notes that the inset graphic shown on the PD site plan shows certain
facilities with such pathway along both sides of certain facilities. The proposed change would be
inconsistent with the inset requirements.

Potential U-Turn Lane Payment

Staff notes that since the above described U-turn lane cannot be constructed until the northern leg of the
Covington Garden Dr. and Big Bend Rd. int