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SECTION I - INTRODUCTION

 DRI #271 - ROBINSON GATEWAY

MANATEE COUNTY

This report is prepared in accordance with the Florida Land and Water Management Act, Chapter 380,

Florida Statutes (F.S.), and in compliance with this legislation addresses the development's efficient use or

undue burdening of public facilities in the region, as well as the positive and negative impacts of the

development on economics and natural resources.  The report presents the findings and recommendations

of the Tampa Bay Regional Planning Council (TBRPC) based upon data presented in the DRI’s Application

for Development Approval (ADA) and all subsequent Sufficiency Responses, as well as upon information

obtained through on-site inspections, local and state agencies, outside sources and comparisons with local

and regional plans.  Policies cited in this report are from the Council's adopted policy document, Future of

the Region: A Strategic Regional Policy Plan for the Tampa Bay Region (SRPP), adopted September 12,

2005.

APPLICANT INFORMATION

OWNER/DEVELOPER 

MW Gateway Development, LLC

2411-A Manatee Avenue West

Bradenton, FL 34204

LEGAL COUNSEL

Vogler Ashton, PLLC

2411-A Manatee Avenue West

Bradenton, FL 34204

PLANNING/ENGINEERING/

ARCHAEOLOGICAL

ZNS Engineering, L.C.

201 5th Avenue Drive East

Bradenton, FL 34025

TRANSPORTATION

Kimley-Horn & Associates, Inc.

10117 Princess Palm Avenue, Suite 300

Tampa, FL 34205

ENVIRONMENTAL

Eco Consultants Incorporated

1523 8th Avenue West, Suite B

Palmetto, FL 34221
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CHRONOLOGY OF PROJECT:

Transportation Methodology Meeting (1st)    - July 30, 2009

Preapplication Conference            - June 28, 2010

      ADA Submittal                               - December 22, 2010

Site Inspection - January 10, 2011

      ADA Comments        - January 21, 2011

Transportation Methodology Meeting (2nd)    - June 26, 2012

First Sufficiency Response Submittal - June 12, 2013

      First Sufficiency Response Comments        - July 18, 2013

Second Sufficiency Response Submittal - February 18, 2014

      Second Sufficiency Response Comments      - March 20, 2014

Third Sufficiency Response Submittal - June 12, 2014

      Declaration of Sufficiency by TBRPC - July 11, 2014

      Notify Manatee County to Set Hearing Date - July 11, 2014

      Notification Received of Hearing Date - July 29, 2014

      TBRPC Final Report adoption                 - October 13, 2014

      Manatee County BOCC Meeting   - December 4, 2014

PROJECT DESCRIPTION

The applicant for the Robinson Gateway Development of Regional Impact (DRI) is seeking DRI approval

for a 288+ acre multi-use community in northwest Manatee County.  The project is located along the

northern side of Moccasin Wallow Road, north of Erie Road, less than one mile east of Interstate 75 and

immediately northwest of the pending Parrish Lakes DRI and east of the existing Gateway North DRI.  The

project’s northern limits are approximately 2.5 miles south of the Hillsborough County line.  The General

Location Map is provided as Map 1 (Page 5). The project has been proposed as a single-phase with a

scheduled buildout date of 2025.

The following constitutes the proposed phasing schedule:

RESIDENTIAL (Units)

RETAIL

(Sq. Ft.)

OFFICE

(Sq. Ft.)

MOVIE

THEATRE

(Seats)

HOTEL

(Rooms)

Single-Family

Attached

(Condos/THs) Multi-Family

320 222 900,000 600,000 1,750 350

As depicted on the Master Development Plan (Map 2), Residential uses will span much of the northern and

southern portions of the project with the bulk of Retail and Office uses occupying much of the western and

central portions of the project as well as fronting Moccasin Wallow Road.  One of the two proposed Hotel

sites will be visible from I-75 on the western edge of the project while the second site is more central to the

project and will be intended to support the retail and office operations.  All land uses essential surround the

proposed Movie Theatre.  It is envisioned that the project will be accessed from the south by two driveways

of Moccasin Wallow Road and one from the east (Carter Road).  It is anticipated that the Multi-Family

Residential units will be situated above many of the Retail and Office facilities.
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Map 3 has been provided to indicate the Natural Resources of Regional Significance located in proximity

to the project site although no resources have been identified directly on the project site.

No portion of the project lies within the Coastal High Hazard Area or delineated within any Hurricane

Evacuation Zone.  In addition, no portion of the project is located within the 100-year flood prone area as

identified by the Federal Emergency Management Agency.

DEVELOPMENT AREA:

LAND USE

FLUCCS

#

EXISTING AT BUILDOUT

Acres % of Site Acres % of Existing

Tree Nursery 241 132.09   45.86     0.00     0.00

Other Crop (Sod) 259 155.00   53.82     0.00     0.00

Lakes (Less than 10 Acres) 524     0.91     0.00     3.50 384.62

Mixed Uses

(Res./Retail/Office/Hotel)
100     0.00     0.00 238.90    -----

Parks 185     0.00     0.00   30.00    -----

Lakes (Larger than 10 Acres) 523     0.00     0.00   15.60    -----

Source: SR2/Table 10-1
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SUMMARY OF PROJECT BENEFITS AND IMPACTS

The following summary identifies those benefits and impacts anticipated following project buildout:

BENEFITS

Employment Permanent Employment at Buildout:  Not Quantified

Government Tax

Revenue1

Mitigation Proposal:

Minimum of 10% (i.e. 54 units) affordable units for “households making 120%

(or less) of the Area Median Income for Manatee County”; $2,000 “payment-in-

lieu” of construction fee; or combination thereof.  Further details regarding

proposal is provided within Section V of this Report.

Affordable/

Workforce

Housing6

Mitigation Proposal:

Minimum of 10% (i.e. 54 units) affordable units for “households making 120%

(or less) of the Area Median Income for Manatee County”; $2,000 “payment-in-

lieu” of construction fee; or combination thereof.  Further details regarding

proposal is provided within Section V of this Report.

IMPACTS

Water Supply2 Estimated Avg. Daily Potable Water Demand (At Buildout):  442,200 gpd

Estimated Avg. Daily Non-Potable Water Demand (At Buildout): 434,700 gpd

Wastewater3 Estimated Average Daily Wastewater Generation (At Buildout): 536,000 gpd

Solid Waste4 Estimated Average Daily Solid Waste Generation (At Buildout): 23,500 lbs./day

Transportation5

Estimated Trip Generation at Buildout:

External P.M. Peak Hour Trips: 3,592 (1,514 Inbound/2,078 Outbound)

Net Ext. P.M. Peak Hour Trips: 2,968 (1,202 Inbound/1,766 Outbound)

School7

Estimated Elementary School Students at Buildout: 96 Students

Estimated Middle School Students at Buildout: 50 Students

Estimated High School Students at Buildout:   54 Students

[TOTAL PROJECTED STUDENTS] 200 Students

Energy8 Estimated Average Daily Electrical Demand (At Buildout): 31,568 KW

Estimated Average Peak Hour Demand (At Buildout): 17,363 KW

DEFINITIONS:

gpd - gallons per day

KW - kilowatts 

SOURCES:

1.   SR1/Exhibits 11-1 - 11-3

2.   SR2/Table 17-1

3.   SR2/Table 18-1

4.   SR3/Table 20-1 as modified to reflect

                    generation rates utilized in other Manatee

                    County DRIs, including the proposed (and

                    adjacent) Parrish Lakes DRI.

5.   SR3/Tables 21-7 & 21-8

6.   SR3/Proposed D.O. Conditions 5.M.(1)-(12)

7.   SR1/Manatee County School District

                     correspondence

8.   SR1/Table 29-1

NOTES:

* - In lieu of conducting an affordable housing analysis in accordance

     with Rule 73C-40.048, FAC, as part of the overall DRI assessment, the

     Applicant has voluntarily proposed an affordable housing/workforce

     housing mitigation program described in Section V of this Report (i.e.

     Page 49).  It is recommended that the proposed stipulations be slightly

     modified to reflect the recommendations of the Tampa Bay Regional

     Planning Council, as recognized on Pages 44-46 of the Recommended

     Regional Conditions section of this Report.
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MAP #1

ROBINSON GATEWAY

GENERAL LOCATION
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MAP #2

ROBINSON GATEWAY - PROPOSED MASTER DEVELOPMENT PLAN
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MAP #3

ROBINSON GATEWAY

NATURAL RESOURCES OF REGIONAL SIGNIFICANCE
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SECTION II- REGIONAL IMPACTS

DRI #271 - ROBINSON GATEWAY

MANATEE COUNTY

ECONOMY

Employment

The applicant provided the estimates used for the revenue generation.  The only estimates provided are those

of ad valorem, impact fees, and sales tax revenues in order to delineate the direct impacts from additional

indirect and induced activity impacts that require additional assumptions to estimate.  Employment

generation, employment multipliers, income taxes, and other economic activity derived from DRI usage

were not calculated. This simplified approach is a welcomed change in a difficult to forecast employment

market.  

Revenues Generated

Robinson Gateway will generate revenues for the Manatee County Board of County Commissioners, the

Manatee County School Board, and other taxing units of government through several sources. The primary

sources of revenue are ad valorem taxes and impact fees. Revenues will also be realized from State and

Federal revenue sharing.

Property Tax Revenues

The proposed Robinson Gateway DRI is a mixed use project with retail, office and residential uses. The

project will generate substantial property tax revenues for Manatee County and the School Board. Revenue

estimates were derived from estimated construction costs, land costs and sales as well as per capita estimates

of other revenue sources such as grants and court related costs. At buildout, annual property taxes will yield

$6.3 million in revenues to Manatee County. Manatee County’s Operational Budget will receive $3.2 million

and the School Board will receive an additional $3.1 million. Estimated tax revenues to other agencies

include $216,180 to the Southwest Florida Water Management District; $16,211 to the West Coast Inland

Navigational District; $251,360 to the Municipal Fire Service Unit Fund, and $51,021 to the Mosquito

Control Fund.  

The property taxes generated by Robinson Gateway DRI will depend on the value of land and vertical

construction, as indicated above, and on the millage rates charged by Manatee County and the School Board.

In calculating revenues, Manatee County was anticipated to levy a millage of 5.3389 and Manatee County

School Board was anticipated to levy 7.372.  These millage levels are expected to remain relatively constant

in the future.

Impact Fee Revenues

Manatee County Impact fees for roads, fire/EMS, and parks as well as utility fees are anticipated to exceed

$23 million by buildout.
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Sales Tax Revenues

Sales tax revenues generated by Robinson Gateway will be collected by the State of Florida. A proportion

of these revenues are shared with all 67 Florida counties. The distribution formula is complex, but it is

dominated by the relative share of the State's population living in the subject county and secondarily by the

amount of sales taxes generated by the county.

For Robinson Gateway DRI, sales taxes are generated by on-site retail sales. A total of $17 million dollars

in sales tax are estimated to be generated annually for the entire state.  Manatee County will receive a share

of the total.

Gas Taxes

Gas taxes were not calculated due to the difficulty in discerning which trips were due to the project activity

and which trips were vehicles simply passing through the area where the DRI is located.  

School Board ad Valorem

School Board ad Valorem tax revenue will surpass $3 million annually at buildout. 

Summary

Robinson Gateway DRI will provide Manatee County with significant economic benefits. These funds can

be used to enhance the quality of services provided to Manatee County residents. Of these revenues, one

time impact fee and utility collections will surpass $23 million over the construction period and over $12

million in annual ongoing operating revenues will be generated at buildout.

ANNUAL REVENUE PROJECTIONS SUMMARY

RECIPIENT ENTITY/SOURCE

AVERAGE ANNUAL

REVENUES

ANNUAL REVENUES

AT BUILDOUT

(2011-2025) -2025

 Manatee County/Total Ad Valorem 

 Taxes 
$1,996,362 $6,301,651 

 
 Sales Taxes in Florida (not

 counted in totals)
$7,199,437 $17,741,081 

 Gas Taxes Not Provided Not Provided 

 Impact/Utility Fees $2,153,925 Not Provided 

 School Board Taxes  $1,712,440 $3,123,382 

Other Agency Revenues $1,733,217 $3,178,269 

TOTALº $7,595,944 $12,603,302 
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The following policies of the current Strategic Regional Policy Plan, pertaining to Economy, typically apply

to DRI-scale proposals:

2.4 Actively pursue new high-paying job-producing industries, corporate headquarters, distribution and service centers,

regional offices, research and development facilities, and small businesses.

2.5 Continue to support business and industrial expansion which provides construction and non-construction (permanent)

employment opportunities.

2.12 Encourage supportive and complementary industrial and commercial activities to locate in proximity to each other to

establish linkages between such activities and the services they provide.

2.14 The rate of private development should be supported by local concurrency management plans and commensurate with

a reasonable rate of expansion of public and semi-public facilities.

2.15 Coordinate land use and transportation planning with the provision of public facilities to assure suitable siting of new

commercial or industrial enterprises.

VEGETATION, WILDLIFE AND WETLANDS

The entire 288-acre Robinson Gateway site is characterized by agricultural uses associated with a

commercial tree and shrub nursery operation. No wetlands are present on-site. The existing ditches flow to

Cabbage Slough, a major drainage feature for this part of Manatee County, which ultimately drains to Frog

Creek and Terra Ceia Bay.

There are no Areas of Natural Resources of Regional Significance designated in the Future of the Region:

A Strategic Regional Policy Plan for the Tampa Bay Region (2005) within the development boundary. An

area of Mixed Hardwood-Conifer Forest adjacent to the property is identified as a regionally significant

natural resource in the SRPP but will not be affected as a result of this development. 

Wood storks were observed foraging on the development property during a site visit in January 2011, though

none were found to be breeding on-site. Foraging habitat for wood storks and other wading birds will be

provided through the construction of a surface water management system that employs shallow, vegetated

littoral zones. 

The Table below identifies the existing habitat types, the existing acreage of each community type, and the

acreage to remain after build-out:

LAND USE (FLUCCS #)

EXISTING AT BUILDOUT

Acres % of Site Acres % of Site

Tree Nursery 241 132.09   45.86     0.00     0.00

Other Crop (Sod) 259 155.00   53.82     0.00     0.00

Mixed Uses (Res./Retail/Office/Hotel) 100     0.00     0.00 238.90   82.95

Parks 185     0.00     0.00   30.00   10.42

Lakes (Larger than 10 Acres) 523     0.00     0.00   15.60     5.42

Lakes (Less than 10 Acres) 524     0.91     0.00     3.50     1.22

TOTAL ºººº 288.00 100.00 288.00 100.00

Source: SR2/Table 10-1
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A wide variety of federal- or state-listed wildlife species are known to occur on the site(*) or in the

immediate vicinity, or may be expected to occur based upon the habitat types present.  These species are

listed in the following table. 

SPECIES PROTECTED STATUS

Mycteria americana - Wood stork Federal Endangered

Drymarchon corais couperi - Eastern Indigo snake Federal Threatened

Grus canadensis praetensis- Florida sandhill crane* State Threatened

Egretta caerulea - Little blue heron* State Species of Special Concern

Source: Florida Fish and Wildlife Conservation Commission

The applicant also provided an extensive list of state-protected plant species which have been observed or

for which suitable habitat occurs on the project site.  None of the listed plant species were observed on-site.

Per state law, the landowner is not prevented from destroying these species.

The following policies of the Council*s Strategic Regional Policy Plan pertain to this project in the areas

of Vegetation, Wildlife and Wetlands:

4.43 Protect, preserve, and restore all regionally-significant natural resources shown on the Map of Regionally-Significant

Natural Resources.

4.44 Allow impacts to regionally-significant natural resources only in cases of overriding public interest and when it is

demonstrated and/or documented that mitigation will successfully recreate the specific resource.  Mitigation should meet

the following ratios, at minimum:

- Seagrass 4:1

- FNAI Habitat 04 3:1

- FNAI Coastal 04 3:1

- FNAI Natural Communities 3:1

- LULC Habitat Dry 2:1

- LULC Habitat Wet 3:1

4.45 Ensure that mitigation by habitat re-creation employs native plant material which provides the same natural value and

function.  Monitor mitigation areas for a sufficient time to ensure success:  a minimum 85 percent final coverage of

desired species.  Yearly maintenance and replanting should be undertaken to ensure final cover as necessary. 

4.46 Recognize that, consistent with other policies in this section, permitted mitigation banking shall set the criteria for

impact mitigation. 

4.47 Recognize that mitigation efforts shall be:

- Performed within the same drainage basin where the unavoidable impacts to regionally significant wetlands

occurs; and

- Allowed only after avoiding impact to the greatest extent possible; and that habitat creation, restoration, and

enhancement, with long-term management, be considered as viable methods of impact mitigation.
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4.48 Mitigation by restoring disturbed habitat of a similar nature, including the removal of exotic plant species, may be

acceptable.  The minimum acceptable ratio should be twice the habitat re-creation ratio set forth in policy 4.44.

4.49 Maintain and improve native plant communities and viable wildlife habitats, determined to be regionally-significant

natural resources in addition to the Map of Regionally-Significant Natural Resources, including those native habitats

and plant communities that tend to be least in abundance and most productive or unique.

4.50 Maintain a naturally vegetated buffer sufficient to preserve the value and function of the regionally-significant natural

resource.

4.51 Provide and maintain adequate long-term monitoring of native plant communities and listed species' populations to

provide a sound database and to identify trends upon which future regulatory and acquisition decisions can be based.

4.55 Encourage the removal of invasive, exotic species such as punk tree (Melaleuca), Australian pine (Casuarina) and

Brazilian pepper (Schinus) and the replacement by native species.

4.56 Promote the principles of ecosystem management for the protection of regionally-significant natural resources.

4.57 Ensure that land use decisions are consistent with federal- and state-listed species protection and recovery plans, and

adopted habitat management guidelines. 

WATER QUALITY AND STORMWATER MANAGEMENT

The Robinson Gateway DRI site is located in the Gulf Coastal Lowlands physiographic province.  Several

significant drainage ditches were created within and around the periphery of the site to modify the surface

and subsurface drainage for farming activities that flow to Cabbage Slough, which ultimately discharges to

Frog Creek and into Terra Ceia Bay.  

The applicant states that the property provides groundwater recharge to the surficial aquifer but is not

expected to have any Floridan Aquifer recharge areas.  

The proposed stormwater management system will employ grassed swales, surface water detention ponds

and stormwater attenuation ponds to treat stormwater before it is discharged to existing wetlands and

waterways. 

All existing wells on-site that are not to be used for the development will be plugged and abandoned as

required by SWFWMD. Those to be used will be subject to permitting by SWFWMD.

The vast majority of the project is located within the Cabbage Slough watershed (WBID 1816) which has

no verified water quality impairments. A small portion of the project is located in the Buffalo Canal (WBID

1823)  and Curiosity Creek (WBID 1792) watersheds which are impaired for dissolved oxygen, nutrients

and fecal coliform.  This would require the project’s surface water management system to be designed to

cause net improvement, for those parameters not meeting standards, to the receiving water.

The applicant did not provide ground or surface water quality measurements, but expects to be required to

develop a pre- and post-development environmental monitoring plan, including water quality parameters

and intends to perform baseline water quality monitoring for ambient groundwater conditions. 

The stormwater management system will be owned and maintained by legal entities.  It is intended that the

developer and/or his assigns, including possible purchasers of individual development tracts, will assume

the responsibility. 
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Adherence to the following Goals and/or Policies of the Council*s Strategic Regional Policy Plan will

help minimize impacts in the areas of Water Quality and Stormwater Management:

4.32 Improve the quality of receiving waters by:

- Upgrading or retrofitting drainage systems to effectuate improved stormwater treatment;

- Encouraging multi-purpose facilities which complement open space, recreation and conservation

objectives; and

- Requiring control and treatment of point and non-point discharges to estuarine and near-shore coastal

waters. 

4.33 Promote stormwater reuse as a component of irrigation plans for new development proposed within the watershed

of a potable water reservoir and encourage Best Management Practices (BMPs).

4.34 Promote environmentally-acceptable effluent disposal alternatives and encourage water conservation and

alternative water source use including the use of reclaimed wastewater.

4.35 Support the initiatives and restoration projects identified in the SWIM plans.

4.36 Incorporate by reference and implement the stormwater management strategies identified in the Sarasota Bay

Estuary Program’s and Tampa Bay Estuary Program’s Comprehensive Conservation and Management Plans.

4.37 Provide sufficient inspection and maintenance of all stormwater facilities.

 

4.38 Support the preparation and implementation of comprehensive basinwide stormwater management master plans.

4.39 Encourage the use of Low Impact Development techniques in site design to store, infiltrate, and evaporate

stormwater runoff on the site.  General performance criteria which eliminate wetland impacts and minimize

stormwater infrastructure needs include:

- Disturbing no more land than is necessary to provide for the desired use;

- Preserving indigenous vegetation to the maximum extent possible; and

- Minimizing impervious cover in all land development activities.

4.40 Prohibit hardening of unaltered shorelines or other structural lining of natural waterways or shorelines, except

when required by adopted watershed and/or stormwater management plans.

SOILS

The Robinson Gateway DRI site includes a variety of soil types.  EauGallie Fine Sand, Floridana-

Immokalee-Ookeelana Association, and Wabasso Fine Sand predominate.  All are poorly to very poorly

drained soils, exhibiting severe limitations for the proposed uses and subject to seepage and wetness.  The

applicant proposes to utilize standard engineering practices to offset the soil limitations for roadways and

buildings.  

Lake banks will be stabilized by use of moderate side slopes, preservation of existing vegetation and/or

placement of sod or other soil stabilizing techniques.  Wind and water soil erosion will be managed using

local government-approved techniques. 

Detailed subsurface investigations will be necessary prior to design of the stormwater management system

and site development. 
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FLOODPLAINS

Portions of the Robinson Gateway site are located within the FEMA-delineated 100-year floodplain (FIRM

12081C0176E).  Both state and local agencies have strict criteria regarding stormwater design, to prohibit

downstream and upstream flooding from development projects.  

Compensatory mitigation for the loss of flood storage capacity and the predevelopment 25-year discharge

rate will be provided on-site.  In order to minimize flood losses, finished floor elevations of habitable

buildings will be located above the determined Base Flood Elevation in accordance with county

requirements.

Adherence to the following Policies of the Council*s Strategic Regional Policy Plan would be an appropriate

strategy for floodplain management:

4.98 Discourage development in the undeveloped 100-year floodplain.

4.99 Implement floodplain management strategies to prevent erosion, retard runoff, and protect natural functions and values.

WATER SUPPLY

Planned uses associated with the Robinson Gateway DRI are expected to generate a demand of nearly one-

half million gallons per day of potable and non-potable water at full buildout in 2025. It is anticipated that

the non-potable water demand will be met with reclaimed water service and/or backup wells once

established and operational.  The non-potable water demand rates (i.e. irrigation) were derived utilizing an

application rate of 3,879 GPD per applicable acre to be irrigated.  Applicable irrigated acreage was

determined as a varying percentage of overall acreage assigned to each project land use.

The Applicant provided a November 19, 2010 correspondence from Mr. Paul Hull, Engineering Technician

for Manatee County Public Works, confirming ample capacity to meet the potable water demand projections

associated with the project. As identified, the Lake Manatee Water Treatment Plant currently has a plant

capacity of 84.0 million gallons per day (MGD) and a “maximum daily flow of approximately 50 MGD.”

The project also benefits from the existence of a 20" reclaimed water main along some of the project

boundaries.

Mr. Hull’s correspondence further acknowledged that the Applicant will still need to seek a utilities

certificate of level of service and bear the construction costs associated with providing “all potable water,

non potable water and sanitary sewer facilities required to serve the project.”

The proposed Robinson Gateway development is within the Southwest Florida Water Management District’s

Southern Water Use Caution Area, where future water demand is expected to exceed the ability of traditional

groundwater sources to provide necessary supplies over the next 20 years.  New development increases the

potential for additional water demand in an area already stressed in providing for current reasonable and

beneficial uses.  The development must therefore implement, to the maximum extent possible, water

conservation and use alternative supplies.
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While installation of required water conserving fixtures and technology regarding irrigation systems will

consequently reduce water demand, the Applicant intends to implement irrigation restrictions and encourage

the use of native, drought tolerant landscaping within the development.

The following summarizes the projected potable and non-potable water demand by phase by land use:

LAND USE ENTITLEMENTS

TOTAL

ACRES

IRRIGATED

ACRES

WATER DEMAND (GPD)

Potable Non-Potable

RESIDENTIAL
320 SF Units 32.9 6.58 (20%)   62,400   25,500

222 MF Units  N/A 0.00 (  0%)   28,900            0

RETAIL 900,000 Sq. Ft. 20.7 2.07 (10%) 138,700     8,000

OFFICE 600,000 Sq. Ft. 13.8 1.38 (10%) 144,000     5,300

HOTEL 350 Rooms   3.0 0.30 (10%)   52,500     1,200

MOVIE THEATRE
1,750-Seat/

130,680 Sq. Ft.
  3.0 0.30 (10%)   15,700     1,200

FPL EASEMENT ------------------------- 18.5 18.50 (100%)            0   71,800

BUFFERS/PARKS ------------------------- 60.3 57.28 (95%)            0 222,200

COUNTY PARK ------------------------- 27.0 25.56 (95%)            0   99,500

TOTALºººº 442,200 434,700

SOURCE: SR2/Table 17-1

Applicable Water Supply Policies of the Strategic Regional Policy Plan include:

4.25 Encourage the use of the lowest quality water reasonably available, suitable and environmentally-appropriate to a given

purpose in order to reduce the use of potable-quality water for irrigation and other non-potable purposes.

4.26 Encourage the continued development of new, energy-efficient technologies and funding mechanisms which increase

the feasibility of using drought resistant  methods or alternative water supply sources to provide potable water.

4.27 Encourage the continued development and promotion of water conservation methods and technologies for use both

inside and outside buildings.

4.29 Encourage use of the most practical, economically feasible and efficient irrigation methods available and the timely

replacement or improvement of less water efficient systems. 

WASTEWATER MANAGEMENT

The various project uses within the Robinson Gateway DRI are expected to generate more than 500,000

gallons of wastewater per day upon completion.  The wastewater generation associated with the 542

Residential units alone was projected to account for more than 45 percent of the overall project demand and

was nearly equivalent to the demand associated with the Retail, Office and Movie Theatre uses combined.

While restaurants, laundromats, dry cleaners and supermarkets could and typically do locate within retail

components of mixed-use projects, any generator of industrial-type effluents would be required to comply

with all applicable federal, state and local regulatory and licensing criteria.
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The following summarizes the anticipated daily wastewater generation by phase by land use:

LAND USE ENTITLEMENTS

WASTEWATER

GENERATION (GPD)

RESIDENTIAL
320 SF Units 187,200

222 MF Units   57,700

RETAIL 900,000 Sq. Ft. 116,000

OFFICE 600,000 Sq. Ft. 120,000

HOTEL 350 Rooms   42,000

MOVIE THEATRE 1,750-Seat/130,680 Sq. Ft.   13,100

TOTALºººº 536,000

SOURCE: SR2/Table 18-1

Mr. Paul Hull, Manatee County Engineering Technician, has indicated that the County has sufficient

capacity to serve the project.  Currently, the North Water Reclamation facility has a permitted capacity of

7.5 MGD and a “three month average day demand of 3.761 MGD.”

As indicated in the Water Supply section above, the Applicant will be required to obtain a utilities certificate

of level of service and construct “all potable water, non potable water and sanitary sewer facilities required

to serve the project.”

As committed, no septic tanks will be used in the Project.

SOLID WASTE/HAZARDOUS WASTE/MEDICAL WASTE

It is estimated that the Robinson Gateway DRI will generate nearly 12 tons of solid waste on a daily basis

following buildout in 2025.  This projection is based on solid waste generation rates obtained from other

Manatee County DRIs recently approved and/or considered.  The Retail uses are clearly anticipated to be

the largest generator of Solid Waste within the project by volume (i.e. Cubic Yds./Day), accounting for more

than 71% of the overall solid waste projection.  Weight-wise (i.e. Lbs./Day), Retail is also expected to be

the largest contributor of the projected solid waste within the project but at a reduced percentage of about

38 percent.  The applicant provided a copy of Mr. Bryan S. White’s (Manatee County Landfill

Superintendent) December 9, 2010 correspondence confirming sufficient capacity to serve the solid waste

needs of the project at the Manatee County landfill, which currently has “15,880,780 CY of remaining

volume or an estimated year end life expectance of 31.9 years.”  This estimated landfill life does take

“projected growth into account, while maintaining certain compaction and recycling rates.”
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The following summarizes the anticipated daily solid waste generation by phase by land use:

LAND USE ENTITLEMENTS

SOLID WASTE GENERATION

CUBIC YDS./DAY1 LBS./DAY2

RESIDENTIAL
320 SF Units   3.60   4,320

222 MF Units   1.67   1,998

RETAIL 900,000 Sq. Ft. 30.09   9,000

OFFICE 600,000 Sq. Ft.   5.00   6,000

HOTEL 350 Rooms   0.73      875

MOVIE THEATRE 1,750-Seat/130,680 Sq. Ft.   1.09   1,307

TOTALºººº 42.18 23,500

SOURCES/FOOTNOTES:

1. SR3/Table 18-1

2. The following solid waste generation rates were obtained from the adjacent Parrish Lakes DRI: 13.5 lbs./Single Family unit, 9.0 lbs./Multi-Family unit and

    0.01 lbs./sq. ft. of Retail and Office, noting that Movie Theatre was calculated as Retail use.  The solid waste generation rate of 2.5 lbs./room for Hotel was

    obtained from Lakewood Centre, another Manatee County DRI.

If potential commercial tenants utilize, produce, or store hazardous wastes or materials on site, these

facilities must operate in accordance with federal and state regulations and guidelines.

TRANSPORTATION

The Robinson Gateway DRI development will have an impact on several regionally significant roadway

facilities within the primary project area.  The following tables identify the significantly impacted Roadway

Links (Table 1) and Intersections (Table 2).  While improvements have been identified to restore these

facilities to the adopted level of service, the Applicant is not responsible for “reducing or eliminating”

backlogged transportation facilities, as defined by Section 163.3180(12)(d), F.S.  As indicated in each of the

following respective Tables, the identified improvements appearing in “light blue” highlights were

attributed solely to the anticipated project traffic for which the Applicant is responsible, and would not

otherwise be needed as a result of background traffic alone.

TABLE 1

Required Link Improvements (2025)

# LOCATION

LOS

STD

TOTAL TRAFFIC

LOS PRIOR TO

IMPROVEMENT

PROJECT

TRAFFIC

IMPACT (%)

TOTAL TRAFFIC

REQUIRED

IMPROVEMENTS

1

Moccasin Wallow Road: I-75 NB

Ramps to ¼ mile east of Buffalo

Rd.

D F 79.70 Widen from 4 to 6 Lanes

2

Moccasin Wallow Road: ¼ mile

east of Buffalo Rd. to ¼ mile east

of Carter Rd.

D F 65.00 Widen from 2 to 4 Lanes



# LOCATION

LOS

STD

TOTAL TRAFFIC

LOS PRIOR TO

IMPROVEMENT

PROJECT

TRAFFIC

IMPACT (%)

TOTAL TRAFFIC

REQUIRED

IMPROVEMENTS

Robinson Gateway Final Report - Regional Impacts Page 19

3 C.R. 675: U.S. 301 to Rye Road C D 13.80 Widen from 2 to 4 Lanes

4 U.S. 41: U.S. 19 to 49th Street East D F   7.72 Widen from 4 to 6 Lanes

5 I-75: S.R. 64 to U.S. 301 D F   5.07
Widen from 3 to 4 Lanes

in Northbound Direction

TABLE 2

Required Intersection Improvements (2025)

# INTERSECTION

LOS

STD

TOTAL TRAFFIC

LOS PRIOR TO

IMPROVEMENT

PROJECT

TRAFFIC

IMPACT (%)

TOTAL TRAFFIC

REQUIRED

IMPROVEMENTS

  1 Carter Road/Project Drive #3 E N/A 82.81
Add EB RT, EB LT &

NB LT Lanes.

  2
Moccasin Wallow Road/Buffalo

Road (Project Drive #1)
D F 79.70

Signalize when warranted

by MUTCD

  3
Moccasin Wallow Road/Buffalo

Road (Project Drive #1)
D F 79.70

Add SB LT, SB RT, 2nd

EB LT, 3rd EB Thru &

3rd WB Thru Lanes.

  4
Moccasin Wallow Road/I-75 NB

Ramps
D F 79.70

Signalize when

warranted by MUTCD

  5
Moccasin Wallow Road/Carter

Road
D F 73.61

Add EB LT & 2nd WB

Thru Lanes.  Signalize

when warranted by

MUTCD.

  6
Moccasin Wallow Road/Carter

Road
D F 73.61

Add SB LT & 2nd EB

Thru Lanes.

  7
Moccasin Wallow Road/U.S. 301

D F 73.61
Signalize when warranted

by MUTCD

  8 Moccasin Wallow Road/U.S. 301 D F 73.61 Add EB LT Lane

  9
Moccasin Wallow Road/Project

Drive #2
D F 65.00

Add SB RT, WB RT, EB

LT, EB Thru & WB

Thru Lanes.

10
Ellenton-Gillette Road/Moccasin

Wallow Road
D F 61.02

Signalize when warranted

by MUTCD

11
Moccasin Wallow Road/I-75 SB

Ramps
D F 61.02

Add 2nd WB LT Lane &

2nd Receiving Lane on

South leg.  Signalize when

warranted by MUTCD.

12 Moccasin Wallow Road/U.S. 41 D F 26.15
Signalize when warranted

by MUTCD

13 Moccasin Wallow Road/U.S. 41 D D (but V/C >1.0) 26.15 Add WB LT Lane

14
Ellenton-Gillette Road/69th Street

East
D F 22.38

Add 2nd EB Thru Lane, EB

LT Lane & NB RT Lane.



# INTERSECTION

LOS

STD

TOTAL TRAFFIC

LOS PRIOR TO

IMPROVEMENT

PROJECT

TRAFFIC

IMPACT (%)

TOTAL TRAFFIC

REQUIRED

IMPROVEMENTS
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15 U.S. 301/C.R. 675 C F 13.80
Signalize when warranted

by MUTCD

16
69th Street East/Erie Road/C.R. 10

at Erie Road/C.R. 75
D F 11.58

Signalize when warranted

by MUTCD

17 U.S. 301/S.R. 62 E F 11.09 Add WB LT Lane

18 Carter Road/Buckeye Road D F   9.20
Signalize when warranted

by MUTCD

19
Ellenton-Gillette Road/Mendoza

Road
D F   8.72

Add NB RT & SB LT

Lanes.  Signalize when

warranted by MUTCD.

20 69th Street East//U.S. 41 D F   8.41

Add dual SB LT Lanes and

2nd Receiving Lane on East

leg, dual WB LT lanes,

WB RT lane, EB RT Lane,

& 3rd NB Thru Lanes.

21
U.S. 41/49th Street East/Experimen-

tal Farm Road
D F   6.94

Add WB LT Lane & 3rd

NB Thru Lane.

22
49th Street East/Experimental Farm

Rd. at Ellenton-Gillette Road
D F   6.94

Signalize when warranted

by MUTCD

23 U.S. 301/Buckeye Road C F   5.47
Signalize when warranted

by MUTCD

ACRONYM LISTING:
NB - North Bound                      LT - Left Turn              

SB - South Bound RT - Right Turn 

EB - East Bound TH -Thru Lane

WB - West Bound       

MUTCD - Manual of Uniform Traffic Control Devices

The project is proposed to be constructed in a single phase, with buildout in the year 2025.  Specific

approval is being sought for the entire project.  The development is expected to generate 4,228 trips in the

p.m. peak hour at buildout (i.e. 1,832 Inbound/2,396 outbound).  Internal capture is expected to reduce the

total number of trips generated by 15.0% resulting in 1,514 inbound and 2,078 outbound trips.  Pass-by

capture and pass-by diverted trips from I-75 are expected to further reduce the number of trips by 14.8%

resulting in new 2,968 net external trips (i.e. 1,202 Inbound/1,766 Outbound).  The number of trips passing

through the project driveways would total 1,514 inbound and 2,078 outbound trips for a total of 3,592 p.m.

peak hour trips.
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Appropriate Transportation Policies of the Strategic Regional Policy Plan applicable to Developments of

Regional Impact include:

1.3 Support efforts to coordinate activities to improve public transit connections between disadvantaged neighborhoods

and employment centers.

5.7 Ensure that local government through interlocal or development agreements or and land development regulations

contain provisions which address the mitigation of developments with interjurisdictional impact.

5.14 Promote the implementation of programs which reduce the overall number of person and vehicle trips per mile and to

promote internal capture within large developments and heavily-developed areas.

5.16 Maximize development of existing facilities and services before expansion into undeveloped areas.

5.17 Develop incentives to encourage mixed-use developments which include residential land uses to locate in and/or

adjacent to designated Regional Activity Centers and activity nodes which are recognized within local government

comprehensive plans.

5.21 Recognize that Developments of Regional Impact which impact more than one mode of transportation shall address

solutions for mitigating the impacts to each mode.

5.35 Prioritize transportation modes and/or improvement projects which facilitate pedestrian friendly development through

infill and compact projects which foster the availability of transit and multi-modal means of transportation.

5.37 Provide opportunities and/or incentives for the development of bicycle, pedestrian, and other forms of non-vehicular

systems and connections with adjacent developments, activity centers, and other jurisdictions.

5.41 Encourage development and redevelopment projects to reflect an increased emphasis on the development of public

transportation and bicycle and pedestrian facilities.

5.43 Encourage public/private cooperative efforts to develop an interconnected public transit system for the region consistent

with the CCC’s Regional Transit Plan.

5.53 Ensure that Developments of Regional Impact and large-scale developments with interjurisdictional impacts should

assess and mitigate their impact on regionally significant transportation facilities in a compatible manner.

AIR QUALITY

Fugitive dust is common to all construction sites.  Wind erosion of disturbed soils, the movement of

construction equipment and the burning of cleared vegetation are air pollution sources.  Best Management

Practices can and shall be employed to reduce air emissions from the construction site, such as: clearing and

grubbing only individual parcels where construction is scheduled to proceed; sodding, seeding, mulching

or planting of landscaped material in cleared and disturbed areas; and watering of exposed areas.  The

applicant expects to comply with local regulations governing site preparation and demolition.

The analysis of transportation impacts and potential vehicle emissions identified that air quality will be

degraded at various intersections at project build-out without certain improvements.  The applicant states

that the improvements identified to allow operation of those intersections at LOS D or better, once

constructed, will preclude air quality problems.  The applicant does not propose to delay project construction

until the intersection improvements are scheduled or constructed, but to pay its proportionate share of all

improvement costs.
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Adherence to the following Goals and/or Policies of the Council*s Strategic Regional Policy Plan would

benefit air quality in the vicinity of Parrish Lakes:

4.110 Incorporate specific mitigative measures to prevent fugitive dust emissions during excavation and construction phases

of all land development projects which produce heavy vehicular traffic and exposed surfaces.

4.111 Implement land use-related performance standards that minimize negative air quality impacts resulting from

development.

4.145 Encourage the availability of educational materials and learning programs concerning air quality issues. 

HURRICANE PREPAREDNESS

According to the Statewide Regional Evacuation Study for the Tampa Bay Region (TBRPC, 2010), the

project appears to be located inland so as not to be vulnerable to storm surge regardless of hurricane

intensity.

AFFORDABLE HOUSING

In lieu of completing an affordable housing analysis acceptable to Manatee County, the Tampa Bay Regional

Planning Council and the State Land Planning Agency in accordance with the Adequate Housing Uniform

Standard Rule (i.e. Rule 73C-40.048, FAC), the applicant has proposed a “Voluntary Affordable Housing

Mitigation Program” fully described in Section V of this Report.  Select provision(s) of the proposed

mitigation Program have been revised as recognized in the Recommended Regional Conditions portion of

this Report (Section IV).

Affordable Housing Policies of the current Strategic Regional Policy Plan particularly pertinent to DRI-scale

projects include:

1.3 Support efforts to coordinate activities to improve public transit connections between disadvantaged neighborhoods

and employment centers.

1.4 Promote new and innovative incentives and technical assistance programs which induce financial leveraging for new

construction of affordable housing.

1.6 Support housing programs which further community-based organizations’ efforts,  private sector residential investment,

and improve credit opportunity through community lender partnerships  to provide housing for very low-, low-, and

moderate-income families.

1.7 Support the establishment of programs to assist very low-, low-, and moderate- income families to attain compliance

with local building codes.

1.8 Promote use of alternative construction techniques and building materials designed to reduce construction,

maintenance, and energy costs while ensuring that public safety and health standards are maintained.

1.9 Encourage the funding and implementation of home-ownership programs that benefit the ability of very-low, low-, and

moderate- income families’ to successfully manage the responsibilities associated with homeownership. Such programs

should also include education on energy conservation and water conserving technology both in and outside the home.
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1.12 Site and design residential development in a way that: enhances and protects life and property from natural and man-

made hazards; is compatible with the type and scale of surrounding land uses; fosters a pedestrian friendly

environment; enhances connectivity with adjacent development; and protects existing residential areas from the

encroachment of incompatible activities. Likewise, other land use areas should be protected from the encroachment of

incompatible residential activities.  The implementation or interpretation of these provisions, however, should not be

seen as discouraging mixed-use development.

1.13 Encourage affordable housing for very low-, low-, and moderate-income families/ households that includes enhanced

opportunities for traditional neighborhood, mixed-use, and single-use residential developments which are readily

accessible to employment centers, health care facilities, recreation, shopping, and public transportation.

POLICE AND FIRE PROTECTION

Law enforcement support for the site will be provided by the Manatee County Sheriff’s Office.  Manatee

County Sheriff’s Office Human Resources Director Brian Schmering has identified a projected need for

three additional officers to serve the project at buildout in 2025.  The officer further suggested “the hiring

of a security firm or off-duty deputies” during construction phase “as a deterrent to construction thefts.” that

a significant increase in deputies will be necessary in order to patrol this area 24/7 at buildout in 2030.  Any

specific law enforcement and/or fire protection obligations, as may be applicable, shall be negotiated as part

of (and included within) the Development Order.

Fire protection and EMS support will be provided by  the North River Fire District, approximately one mile

west of the Robinson Gateway DRI.   The closest station, located at 9805 Gateway Boulevard in Palmetto,

was determined to have an “acceptable emergency response time.”

The following fire protection policy would be appropriate for the Robinson Gateway  DRI:

4.158 Minimize the conflicts between residential development and the wildland/urban interface by encouraging developers

and residents to apply the following firewise techniques:

• Create a defensible space surrounding the dwelling unit;

• Follow only lean (i.e., prune shrubs and cut back tree branches), clean (i.e., remove all dead plant material

from around the home), and green (i.e., plant fire-resistant vegetation) landscaping practices;

• Develop and practice a home fire emergency plan;

• Ensure that roofing and exterior construction materials and attachments connected to the dwelling unit are

fire-resistant; and

• Identify the dwelling unit and neighborhood with legible and clearly marked street names and address

numbers for emergency access.

RECREATION AND OPEN SPACE

On-site recreational opportunities shall be provided in accordance with the Manatee County Code.  A

minimum of 30 acres of various types of recreational and open space amenities (e.g. greenways, nature trails

and environmentally-sensitive features) have been committed by the Applicant although the particulars (e.g.

parkland types, amenities and locations) will be negotiated during the development review processes, as

typical.
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Consistent with the requirements of neighboring projects, the Applicant has agreed to provide frontage along

Carter Road for extension of the Ellenton-Willow Trail.

Recreation and Parks Policies of the Strategic Regional Policy Plan particularly pertinent to DRI-scale

projects include:

4.129 Plan park and recreational facilities, and the acquisition and restoration of open space and facilities for future

recreational use, to include protection of environmental and natural resources, scenic areas, energy efficiency, water

conservation, and the orderly extension and expansion of compatible public facilities and services.

4.135 Provide adequate park and recreational facilities, equitably and geographically distributed for the projected numbers

of people in the region.

4.136 Hold recreation and park sites inviolate against diversion to other uses, except in cases of overriding public interest.

4.138 Protect the natural resources of regionally-significant parks, greenways, preserves, and conservation lands from

incompatible land uses adjacent to these areas.  Include pedestrian trails, where appropriate.

EDUCATION

The projected number of students is calculated as a percentage of the number of residential units by

residential unit type.  Based on Manatee County School Board’s Student Generation Rates publication dated

January 13, 2011, it is projected that 201 students would reside within the residential component of the

Robinson Gateway DRI at buildout in 2025.  A February 28, 2011 correspondence from Ms. Amy Anderson,

Facilities, Sites and Planning Manager for the School District of Manatee County, has identified that “the

School Board of Manatee County and Manatee County Government have adopted a school concurrency

management system and this development is required to obtain a Certificate of Level of Service for Public

School Facilities upon submission of an application for horizontal or vertical construction approval (final

site plan or functional equivalent).”

School District staff did identify that sufficient capacity had existed to serve the community at the local

Virgil Mills Elementary, Buffalo Creek Middle and Palmetto High Schools, all within School Service Area

1.  However, local school impact fees would be assessed to offset the additional enrollees and applied

towards future school expansion(s) and/or growth.  The correspondence further advised that the preliminary

assessment conducted by School District staff “does not encumber, reserve or guarantee capacity will be

available” and that “once the final site plan has been approved, the local government will issue a

Certificate of Level-of-Service for Public Education for a maximum of five years, unless extended through

a development agreement, development order or extension through a written authorization of the local

government and School Board.”

A breakdown of anticipated students by school type is as follows by Phase

ELEMENTARY

SCHOOL

MIDDLE

SCHOOL

HIGH

SCHOOL

TOTAL #

OF STUDENTS

96 50 54 200 

Source: SR1/Correspondence from Amy Anderson, Facilities, Sites and Planning Manager for the School District of Manatee County dated 2/28/11.
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The following Education Policy of the Strategic Regional Policy Plan is relevant to DRI-scale projects:

2.59 Continue to support local school districts as active participants in the implementation of local growth management

efforts through active communication, cooperation, and coordination and as prescribed in Florida Statutes.

HEALTH CARE

It is anticipated that the majority of health care needs of the project can/will be met at nearby hospitals,

including: Manatee Memorial Hospital in Bradenton (~8 miles away); Blake Medical Center (~11 miles

away), South Bay Hospital in Sun City Center (~12 miles away); and Lakewood Ranch Medical Center in

Lakewood Ranch (~19 miles away).  Many specialized medical facilities are additionally located across the

Region to potentially supplement many of the medical needs and/or procedures which are not met locally

(e.g. Tampa General Hospital and All Childrens Hospital).

ENERGY

A May 13, 2013 correspondence was provided by Mr. Robert Gaddis, Engineering Leader for FP&L,

indicating that their company has “sufficient capacity to provide electric service” and that a line extension

will be required to serve the project.  Prior to facilitating such extension, it is likely that a “Contribution in

Aid of Construction” will be required.

The Developer has committed to working with TECO/Peoples Gas, or other similar provider, to encourage

the availability of natural gas within the Project. 

As presented in the Table below, the anticipated average daily energy consumption at buildout is projected

to be 31,568 kilowatts (KW), with a peak hour demand of 17,363 KW.  Implementation of energy

conservation practices and procedures will have a positive influence on the energy demand of the project.

The following summarizes the projected energy demand for each land use:

LAND USE ENTITLEMENTS

ENERGY DEMAND (IN KILOWATTS)

Average Daily Peak Hour

RESIDENTIAL
320 SF Units   3,782   2,080

222 MF Units   1,816      999

RETAIL 900,000 Sq. Ft. 16,634   9,000

OFFICE 600,000 Sq. Ft.   4,364   2,400

HOTEL 350 Rooms   2,864   1,575

MOVIE THEATRE 1,750-Seat/130,680 Sq. Ft.   2,379   1,309

TOTALºººº 31,568 17,363

SOURCE: SR1/Table 29-1
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Applicable Energy Conservation Policies of the Strategic Regional Policy Plan include:

1.9 Encourage the funding and implementation of home-ownership programs... such programs should also include

education on energy conservation and water conserving technology both in and outside the home.

4.26 Encourage the continued development of new, energy-efficient technologies and funding mechanisms which increase

the feasibility of using drought resistant  methods or alternative water supply sources to provide potable water.

4.113 Encourage public and private sector support and participation in electric energy conservation programs.

4.146 Support the development of educational programs promoting energy conservation and efficiency in order to reduce

unhealthful and environmentally-damaging air emissions.

HISTORICAL AND ARCHAEOLOGICAL

No significant archeological or historical resources have been previously recorded or within the project area.

However, Florida Division of Historical Resources (FDHR) staff did provide suggested Development Order

conditions to address recommended actions in the “unlikely” event such resource(s) is discovered during

ground disturbing activities associated with the property.

FDHR’s recommended conditions are cited verbatim in Section IV (“Recommended Regional Conditions”)

of this Report.

The following historical and archaeological policies of the Strategic Regional Policy Plan apply to any/all

development proposals, especially Developments of Regional Impact:

2.31 Preserve recreation and historic sites.

2.33 Support private and public participation  of historic preservation by offering public recognition and incentives for active

preservation efforts.

2.34 Encourage the rehabilitation and adaptive reuse of historic properties.

2.35 Encourage local governments to protect significant archaeological and historical resources by assessing, and as

appropriate, mitigating  the potential for adverse impacts and ensuring compatibility with adjacent land uses.

2.36 Protect historic properties that are designated to be of local, regional, or national significance and are eligible for

nomination to the appropriate local or national historical register.
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SECTION III - DEVELOPER COMMITMENTS

DRI #271 - ROBINSON GATEWAY

MANATEE COUNTY

The following commitments have been made in the Application for Development Approval (ADA), the First

Sufficiency Response (SR1), the Second Sufficiency Response (SR2) and/or the Third Sufficiency Response

(SR3).

GENERAL

1. Physical development shall commence within seven years of Development Order adoption in order

to have reasonable expectation of achieving the buildout date.  Physical development shall mean

construction of infrastructure, roadways or other vertical development. [SR3/Proposed Development

Order Condition 5.O.(2)]

2. The Developer, its successors, assigns or transferees, shall submit Biennial DRI Reports in

accordance with Section 380.06(18), F.S., to the County, TBRPC, the State Land Planning Agency,

and other agencies, as may be appropriate, on even number years commencing August, 2016 until

such time as all terms and conditions of this Development Order are satisfied. [SR3/Proposed

Development Order Condition 5.O.(5)]

VEGETATION AND WILDLIFE

1. The Project site has been historically used for agricultural purposes (sod farm, row crops, tree farm)

and is presently used for such purposes, including a tree farm and nursery...  The agricultural uses

will be abandoned as development progresses. (ADA/Page 15)

2. The following commitment was made by ECO Consultants, Inc. As acknowledged in their January

13, 2011 correspondence from John Henslick to Mr. James McLaughlin with FFWCC “due to the

project development timeframes, much more accurate data will be provided from ‘listed species’

surveys performed 10 months of construction activities, as such the applicant proposes to provide

updates listed species surveys prior to construction.” (SR1/Response to FFWCC)

3. The proposed surface water management ponds will incorporate shallow vegetated littoral shelves

that will provide forage habitat for wood storks and other indigenous wildlife. (SR1/Response to

TBRPC #12.3./Page 10)

4. The project site may continue to be used for agricultural activities during development, but at no

greater intensity that at present.  No silvicultural or agricultural activities shall be initiated on land

not currently under such use.  The Developer shall maintain a prudent fencing program to separate

the agricultural business operations from the development areas through buildout. [SR3/Proposed

Development Order Condition 5.B.(5)]

5. Prior to each Preliminary Site Plan approval, an evaluation for potential hazardous material

locations (i.e. historical cattle dipping vats, underground/aboveground storage tanks, or buried

drums) shall  be performed by a qualified environmental consultant.  Should evidence of

contamination be discovered, further investigation will be required to determine the level of

contamination and appropriate remediation and mitigative measures shall be subject to the approval

of Manatee County.  Copies of remediation and mitigation plans along with the approvals by
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appropriate State or Federal agencies shall be provided to the Planning Department.  All

remediation and mitigation activities shall be completed prior to commencement of construction.

If applicable, a remediation plan shall be reviewed and submitted for approval to Manatee County.

[SR3/Proposed Development Order Condition 5.B.(6)]

WETLANDS

1. Small isolated herbaceous wetlands are located offsite but near the subject property boundaries.

County required perimeter buffers, as well as County and State required buffers (30 feet and 15 feet,

respectively), will assure the protection of these wetland systems from direct and secondary impacts.

(ADA/Page 29)

WATER QUALITY

1. The Robinson Gateway property provides groundwater recharge to the surficial aquifer but is not

expected to have any aquifer recharge areas to the Floridan aquifer. (ADA/Page 32)

2. Throughout construction, erosion control measures will be used.  The use of staked bay bales and

silt screens will help to minimize erosion and sediment transport.  A NPDES Stormwater Pollution

Prevention Plan will be implemented to reduce the impacts of polluted runoff during construction.

(ADA/Page 34)

3. All wells which are not used for irrigation will be abandoned in accordance with District rules.

(SR1/Response to SWFWMD #14/Page 1)\

4. The Applicant will commit to develop a pre and post development environmental monitoring plan

for the property.  The monitoring plan will propose a methodology by which water quality

parameters and monitoring will be established.  The draft Development Order can be conditioned

to include a requirement for development and implementation of a Ground and Surface Water

Monitoring Plan prior to site development. (SR2/Response to TBRPC #14-1/Page 6)

5. The Applicant’s Site Characterization Screening Report indicated the presence of a non-attenuating

chemical contamination that requires active remediation.  In response to this issue, the Applicant

indicated their intent to “conduct any required remediation prior to initiation of development

activities within the project boundaries.” (SR2/Response to TBRPC #14-2/Page 7)

6. The Developer shall encourage the use of water conserving landscapes and the responsible use of

water by residents and occupants throughout the project. [SR3/Proposed Development Order

Condition 5.E.(3)]

7. The Developer shall implement resident education advocating surface water protection (i.e. proper

use of fertilizers and pesticides). [SR3/Proposed Development Order Condition 5.E.(7)]

8. The Developer shall submit a Surface and Groundwater Quality Monitoring Plan for the Robinson

Gateway DRI for review and approval by the County prior to approval of the first Preliminary Site

Plan.  Approval of the Surface and Ground Quality Monitoring Plan will be subject to the following

conditions [SR3/Proposed Development Order Condition 5.B.(6)]:
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! Protection of monitoring wells and access to monitoring wells through build-out of the

project.  Should any of the monitoring wells be destroyed, the responsible entity shall

provide written notification of the incident and corrective action taken to Manatee County.

! Baseline monitoring shall be completed prior to the commencement of any construction

activities with the exception of those construction activities that may be required to

implement the monitoring plan.

! Manatee County may require the monitoring plan to be modified should the land use change

significantly or should the baseline monitoring reveal exceedances that would merit

additional monitoring measures.

! If monitoring activities do not begin in a timely manner, Manatee County may require the

monitoring plan to be modified accordingly.

! All surface and groundwater monitoring results shall be included with the respective

Biennial Report to be submitted for the project.

SOILS

1. Any soil limitations that may impact development of the site will be specifically identified and

addressed by the Registered Geotechnical Engineer at the time of Construction Plan review.

(ADA/Page 36)

2. Soil limitations related to ponds with respect to side slope stability will be addressed by utilization

of moderate slopes, preservation of existing vegetation, and/or placement of sod and other accep-

table soil stabilizing techniques. (ADA/Page 36)

3. Best Management Practices, including those identified in the ADA, shall be employed during site

preparation and construction to prevent soil erosion. [SR3/Proposed Development Order Condition

5.C.(1)]

FLOODPLAINS

Buildings will be constructed on compacted fill material, with habitable structures sufficiently

elevated to be at least one foot above the 100-year flood elevation. (ADA/Page 36)

WATER SUPPLY

1. The applicant will continue to work with SWFWMD and Manatee County to develop a long-term

plan to optimize potable and non-potable water resource use in the development through methods

such as decreasing the amount of well water withdrawals as development occurs and increasing the

use of reclaimed water. (ADA/Page 44)

2. The Developers of the Robinson Gateway DRI will practice water conservation in both residential

and non-residential development.  Developers will provide xeriscaping techniques where

appropriate and feasible within the common areas of the Project and encourage similar landscaping

practices within the residential, commercial and office portions of the DRI...  Irrigation systems will

utilize the best design principles for water conservation and efficient application. (ADA/Page 45)
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3. The master developer will be responsible for providing the landscaping within exterior project

buffers and the public open space areas on the east side of the project.  It is anticipated that the

large stormwater on the west side of development will also be constructed by the master developer...

Note that the master developer will have the responsibility to determine that the project is developed

in conformance with rules and design standards established by the master developer...  The use of

xeriscaping techniques will be a key element in the design construction of the development.  These

elements will be documented into the Association documents which will be required of all

subsequent owners and tenants. (SR1/Response to TBRPC #17-3.A./Page 14)

4. Xeriscaping techniques within the residential, commercial and office portions of the project will be

recognized through “deed restrictions and lease agreements.” (SR1/Response to TBRPC #17-

3.B./Page 14)

5. The Applicant will accept a Development Order condition requiring deed restriction stipulations for

appropriate and feasible types of xeriscaping techniques within the residential, commercial and

office portions of the project. (SR2/Responses to TBRPC #17-4 & #17-5/Page 9)

6. In addition to the installation of Florida-friendly landscaping and rain sensor irrigation systems... the

following water conservation measures will also be considered for inclusion in the project design

(SR3/Response to SWFWMD #2/Page 2):

Landscaping

! Apply water, fertilizer, or pesticides to your landscape only when needed.  Look for signs of

wilt before watering established plants.

! Water early in the morning or in the evening when wind and evaporation are lowest.

! Consider using low-volume irrigation, such as a drip system.

! Avoid runoff; make sure sprinklers are directing water to landscape areas, and not to

parking lots, sidewalks, or other paved areas.

! Adjust the irrigation schedule for seasonal changes.  Sprinklers generally do not have to run

as often in cooler weather, or during the rainy season.

! Use mulch around landscape plants to reduce evaporation and weed growth.

! Consider using drought-tolerant, low-maintenance plants.

General

! Be sure all hoses have shut-off nozzles

! Use a broom, rather than a hose, to clear sidewalks, driveways, loading docks & parking

lots.

Education

! Educate employees about the importance and benefits of water conservation.

! Create water conservation suggestions boxes, and place them in prominent areas.

! Install signs in restrooms and cafeterias which encourage water conservation.

! Assign an employee, or a student, to evaluate water conservation opportunities and

effectiveness.
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7. In-ground irrigation using Manatee County public potable water supply shall be prohibited

throughout the project, including on individual lots. [SR3/Proposed Development Order Condition

5.G.(3)]

8. Ecologically viable portions of the existing native vegetation shall be incorporated into the

landscape design to the extent practicable and shall not be irrigated. [SR3/Proposed Development

Order Condition 5.G.(11)]

9. Water conservation educational materials shall be provided to all residents and tenants of the

development. [SR3/Proposed Development Order Condition 5.G.(12)]

WASTEWATER MANAGEMENT

1. The Applicant has acknowledged their consistency with Policy 9.2.3.2. of the 2020 Manatee County

Comprehensive Plan which states “the development will pay for the full cost of installation of all

wastewater collection system components which are needed on and off site to provide wastewater

services to the site, meeting Level of Service standards.” [SR1/Response to Manatee County

#10.A./Page 6 (of MCCP Policy citations)]

2. No permanent septic tanks are permitted. [SR3/Proposed Development Order Condition 5.H.(2)]

3. Abandoned septic tanks shall be pumped out, bottoms ruptured, and filled with clean sand or other

suitable materials. [SR3/Proposed Development Order Condition 5.K.(1)]

STORMWATER MANAGEMENT

1. The applicant does propose the creation of surface water lakes with vegetated littoral shelves as part

of the future Stormwater Management System.  These littoral shelves will be planted with emergent

native wetland vegetative species such as arrowhead (Sagilttaria spp.), pickelweed (Pontederia

cordata), spike rush (Juncus effuses), and sand cord grass (Spartina bakeri). (ADA/Page 30)

2. Per Chapter 17-25, F.A.C., stormwater treatment will be met using accepted methods including: 1)

construction of littoral zones to be vegetated by native aquatic species, and 2) utilization of ponds

to provide biological treatment to maintain water quality.  The Stormwater Management Plan will

place particular emphasis on these methods to enhance water quality by using natural biological

mechanisms for the breakdown of pollutants and nutrient uptake. (ADA/Page 33)

3. To minimize the potential adverse effects on ground and surface waters, the use of detention,

retention, and filtration stormwater facilities throughout the site will be provided.  The stormwater

facilities will be used to treat and attenuate before discharging into wetlands and discharge

facilities. (ADA/Page 34)

4. Specific stormwater facilities and locations and elevations of proposed control structures will be

determined during the design and permitting phase of the Project. (ADA/Page 49)

5. The discharge rate from system outfalls will be regulated by control structures that will limit the

post-development discharge to the pre-development rate during a 25-year, 24-hour design storm
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event.  Control structures will be baffled to preclude the discharge of floatables and be provided

with bleed-down orifices or V-notches sized to meet SWFWMD criteria. (ADA/Page 50)

6. The Developer and/or his assigns, including possible purchasers of individual development tracts,

will assume the responsibilities to manage the stormwater management system as development

occurs.  Operation and maintenance entities will be identified during construction permitting as

required by SWFWMD.  Portions of the system may be dedicated to, or conveyed to, such entities

as property owner associations, community development district(s), and/or Manatee County, which

have the capacity to operate and maintain the system. (ADA/Page 52)

7. The stormwater management system shall be designed to maintain the natural hydroperiod of the

receiving wetlands, and to meet or exceed the requirements for development within the Frog Creek

Drainage Basin. [SR3/Proposed Development Order Condition 5.E.(1)]

8. Low impact development techniques are encouraged to be used throughout the development.  These

techniques shall include, but are not limited to, the following [SR3/Proposed Development Order

Condition 5.E.(9)]:

! Retention of the maximum amount of existing native vegetation;

! Shallow vegetated swales in areas where practicable, including parking;

! Appropriate Florida-friendly plant selections;

! Small, recessed garden areas throughout landscaped areas;

! Porous pavement and other pervious pavement technologies;

! Stabilized grass areas for overflow parking; and

! Stormwater reuse.

Specific requirements for implementation of these and/or other techniques shall be stipulated in the

accompanying Zoning Ordinance.

9. Prior to construction, the applicant must provide a plan detailing the operation and maintenance

of the stormwater management system.  The plan shall, at minimum, identify the responsible entity,

establish a long-term funding mechanism and provide assurance through written commitments that

the entity in charge of the program has the technical expertise to carry out the operation and

maintenance functions of the stormwater management system.  The plan must be approved by

Manatee County prior to the first PSP or FSP approval and implemented at construction.  Failure

to implement the approved plan shall prevent Manatee County from issuing further site plan

approvals.  [SR3/Proposed Development Order Condition 5.E.(10)]

10. The applicant or other responsible entities shall hire a licensed engineer to conduct annual

inspections of the stormwater management systems on the project site to ensure that the system is

being properly maintained in keeping with its design, and is capable of accomplishing the level of

stormwater storage and treatment for which it was designed and intended.  Inspection results shall

be included in each Biennial DRI Report through project buildout. [SR3/Proposed Development

Order Condition 5.E.(11)]
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SOLID/HAZARDOUS/MEDICAL WASTE

Commercial and office tenants shall be provided with information at the time of purchase or lease

which identifies hazardous and medical materials and proper procedures for the handling and

disposal of such materials. [SR3/Proposed Development Order Condition 5.I.(1)]

TRANSPORTATION

1. The applicant has agreed to coordinate/communicate with Manatee County Area Transit regarding

potential transit amenities when appropriate and/or requested.  In addition, the Developer has

proposed imposing a stipulation “to require a transit analysis at the time 50% of the development

is requested in the form of a Final Site Plan.” (SR1/Response to Manatee County #9-5.d./Page 4)

2. No Land Use Equivalency Matrix is proposed for the project. (SR2/Responses to TBRPC #10/Page

6 & #21-13/Page 16 and SR3/Response to TBRPC #10-2/Page 3)

AIR QUALITY

1. In an effort to minimize the amount of fugitive dust, clearing and demolition [of “two small

permanent office buildings] will be staged only to those areas where construction is scheduled to

proceed.  Additionally, the cleared or disturbed areas will be treated with sodding, seeding, and/or

mulching to further minimize the generation and impact of fugitive dust. (ADA/Page 59)

HURRICANE PREPAREDNESS

The Developer shall promote awareness of hurricane and flooding hazard, preparedness and hazard

mitigation through public information, neighborhood association newsletters, model homes,

commercial/office buildings, etc. [SR3/Proposed Development Order Condition 5.L.(1)]

AFFORDABLE HOUSING

In lieu of any analysis required by 9J-2.048, F.A.C., the Developer shall enter into a voluntary

housing mitigation program as set forth in the conditions below. [SR3/Proposed Development Order

Conditions 5.M.(1)-(12)]

! The Developer may provide up to 54 units within the project that satisfies the

requirements of the “affordable” or “workforce/essential worker” housing as

defined by the Manatee County Land Development Code.  The final number of

combined affordable or workforce/essential worker units to be equal to 10% of the

total number of residential units constructed within the Project.

! The 54 units shall qualify on the first sale or rental to an end user as workforce

housing as defined by Manatee County Land Development Code.  The maximum

sales price for the workforce housing units shall be based upon current workforce

sales price as established by the methodology in the Manatee County Land

Development Code and may be modified each year as determined by Manatee

County.
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! The proposed units may be provided as either for sale units or for rent multi-family

units provided the rental rates meet the requirements within the Manatee County

Local Housing Assistance Plan.

! As an alternative to the construction of units, the Developer may elect to contribute

to the Voluntary Affordable Housing Mitigation Program payment no greater than

$108,000 (54 units x $2,000 each), in terms of 2014 dollars, to the Manatee County

Neighborhood Services Department or its designated Housing Assistance Program

to fully satisfy any affordable or workforce housing requirements for the Robinson

Gateway DRI.

! The Voluntary Affordable Housing Mitigation Program payment shall be made at the

time of building permit for each residential unit on the project and payable at a rate

of $200 per residential unit in terms of 2014 dollars. (542 x $200 = $108,400).

! Residential units sold within the Robinson Gateway DRI that meet the Maximum

Income Limits for qualifying individual(s) or Maximum Sales Price requirements for

affordable or workforce housing as identified by the Manatee County Maximum

Income Limits Table shall not require voluntary cash mitigation payment described

in Stipulation M.(6) above, and shall application to satisfaction of the requirement

to provide “affordable” or “workforce/essential worker” housing.  These units shall

also receive all applicable incentives described in Section 1302 of the Manatee

County Land Development Code for affordable and workforce housing.  These

maximum income limits and maximum sales prices are updated periodically by

Manatee County and shall be utilized accordingly.  The maximum sales price and

income limits in effect at the time of contract for purchase of an affordable or

workforce housing unit is executed shall apply.

! Residential units rented within Robinson Gateway DRI that qualify as affordable

housing or are equal to or less than a monthly mortgage payment for a workforce

housing unit as identified by the Manatee County Maximum Income Limits Table

shall note require the cash mitigation payment described in Stipulation M.(6) above,

and shall apply to satisfaction of the requirement to provide “affordable” or

“workforce/essential worker” housing.  These units shall also receive all applicable

incentives described in Section 1302 of the Manatee County Land Development Code

for affordable and workforce housing.  These maximum income limits and maximum

sales prices are updated periodically by Manatee County and shall be utilized

accordingly.  The maximum sales price (and rental equivalent) and income limits as

well as the proposed price range of rental units in effect at the time a certificate of

occupancy is issued for a multi-family residential building containing affordable

and/or workforce housing units shall apply.

! In lieu of the cash mitigation payments required above, either in whole or in part,

Robinson Gateway DRI may propose for TBRPC, the State Land Planning Agency,

and Manatee County approval, one (1) or more “on-site” affordable or

workforce/essential worker housing programs to satisfy such obligation by one (1)
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or more of the following types of programs: provision of land for other affordable

housing programs; provision of affordable rental or purchase subsidy assistance;

provision of down payment, closing cost or other acquisition cost assistance;

provision of financial assistance; or other affordable housing assistance deemed

appropriate and suitable, in whole or in part, by TBRPC, the State Land Planning

Agency, and Manatee County.  If one or more such “on-site” programs are

approved, then the funds in the mitigation special revenue fund above, shall be

utilized for such program(s).

! The Developer shall include in its Biennial Report data showing the number and

sales prices of affordable and/or workforce housing units sold or rented within the

reporting period.  The Biennial Report shall identify the sale of any unit via the

property appraiser data for sales date.  Rental shall include documentation on the

number of units, rental rate and duration of initial contract.  The Developer shall

also report the amount of voluntary cash mitigation payments made for residential

units that do not qualify as affordable or workforce housing units.

! The Developer retains the right to perform an affordable housing analysis consistent

with 9J-2.048, F.A.C., at any time during development of the DRI to determine the

affordable housing need created by the project and appropriate mitigation, if

necessary, to be applied to the remainder of the project, subject to the concurrence

of Manatee County, TBRPC, and the State Land Planning Agency.

! The Developer shall attempt to maintain the 10% ratio of workforce/affordable units

to make the necessary mitigation payments throughout the development schedule.

Should the project develop mitigation units in excess of 10% at any time, any

exceedance of mitigation units shall be credited towards future development of the

project.  If during any biennial reporting period it is determined that the project had

developed or paid the cash mitigation for less than 10% ratio, the mitigation

payments or units may be requested by Manatee County.

POLICE & FIRE PROTECTION

Developers of individual parcels within the master planned community will be encouraged to

consider these “firewise techniques” [identified in SRPP Policy 4.158] as construction occurs.

(SR1/Response to TBRPC #10-6/Page 7)

RECREATION AND OPEN SPACE

1. The Project proposes a public [Applicant clarification] park and recreational facilities of

approximately 30 acres, including connection to Manatee County greenways trail program.

(ADA/Pages 13 & 68)

2. All open space and recreational facilities within the Project site will be maintained by the Developer

or its successors such as a Homeowners Association or a Community Development District.

(ADA/Page 68)
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3. The developer is providing the land necessary for the County to continue the greenways system if

it chooses to do so...  There is no request for compensation at this time. (SR1/Response to TBRPC

#26/Page 23)

4. Greenways, nature trails, parks, environmentally-sensitive features, open space, and recreation

facilities shall be maintained by the Developer or successors such as a Homeowners Association,

CDD, other legal entity and/or directed by the permitting agencies, unless otherwise approved by

the County. [SR3/Proposed Development Order Condition 5.J.(1)]

ENERGY

1. The Developer shall incorporate energy conservation measures into the site design, building

construction, and landscaping to the maximum extent feasible. [SR3/Proposed Development Order

Condition 5.N.(1)]

2. The Developer shall work with TECO/Peoples Gas, or other similar provider, to encourage the

availability of natural gas within the Project. [SR3/Proposed Development Order Condition 5.N.(2)]

3. The Developer shall be required to make Contribution in Aid of Construction in order for FP&L to

provide service, and shall provide FP&L site survey and electrical load data as soon as possible so

the necessary engineering can begin. [SR3/Proposed Development Order Condition 5.N.(3)]

HISTORICAL & ARCHAEOLOGICAL

If prehistoric or historic artifacts, such as pottery or ceramics, stone tools or metal implements,

dugout canoes, or any other physical remains that could be associated with Native American

cultures, or early colonial or American settlement are encountered at any time within the Project

site area, the Project should cease all activities involving subsurface disturbance in the immediate

vicinity of such discoveries.  The applicant, or other designee, should contact the Florida

Department of State, Division of Historical Resources, Compliance and Review Section at 850/245-

6333 or 800/847-7278, as well as the appropriate agency office.  Project activities should not

resume without written authorization from the Division of Historical Resources.

In the event that unmarked human remains are encountered during Project-related activities, all

work shall stop immediately and the proper authorities notified in accordance with Section 872.05,

F.S. [SR3/Proposed Development Order Condition 5.F.(1)]
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SECTION IV - RECOMMENDED REGIONAL CONDITIONS

DRI #271 - ROBINSON GATEWAY

MANATEE COUNTY

Subsection 380.06(15), F.S., requires that the local government render a decision on the development

proposal within 30 days after a public hearing, and issue a development order containing, at minimum:

! findings of fact

! conclusions of law

! conditions of approval

! consideration of whether or not the development interferes with the achievement of the objectives

of an adopted state land development plan applicable to the area

! consideration of whether the development is consistent with the local comprehensive plan and local

land development regulations

! consideration of whether the development is consistent with the report and recommendations of the

regional planning agency

! monitoring responsibility

! expiration dates for commencing development, compliance with conditions or phasing requirements

and termination date of the order

! biennial report requirements

! a date until which the local government agrees that the approved DRI shall not be subject to down-

zoning, unit density reduction or intensity reduction

! substantial deviation determinations

! legal description of the property

Any Development Order adopted for Robinson Gateway shall include the above-referenced Section 380.06,

F.S., requirements and shall include the following recommended regional conditions:

BASED ON THE FINDINGS AND THE ISSUES RAISED IN THIS REPORT, IT IS THE

RECOMMENDATION OF THE TAMPA BAY REGIONAL PLANNING COUNCIL THAT

ROBINSON GATEWAY, AS CURRENTLY PROPOSED, BE APPROVED SUBJECT TO THE

FOLLOWING CONDITIONS, AT MINIMUM:

VEGETATION, WILDLIFE AND WETLANDS

1. As committed, the applicant shall employ 30' or 25' buffers to preserve and protect the off-site

wetlands designated on Map F within the ADA from direct and secondary impacts.

2. Pursuant to Future of the Region: A Strategic Regional Policy Plan for the Tampa Bay Region

(2005) Policy 4.50, the applicant shall create and maintain a naturally vegetated buffer sufficient to

preserve the value and function of the regionally-significant natural resources abutting the Robinson

Gateway site.  These buffers should be set aside in conservation easements to the extent required by

the Manatee County Comprehensive Plan and Land Development Code.
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3. Prior to any clearing or construction activities, updated wildlife surveys shall be conducted by

experienced wildlife biologists in accordance with established U.S. Fish and Wildlife Service survey

protocols. 

4. In the event that any state- or federally-listed species are discovered breeding on-site during project

development, the developer shall immediately notify the Florida Fish and Wildlife Conservation

Commission and implement the recommended measures for species protection.

5. Littoral shelves shall be designed to provide enhanced water quality management as well as forage

habitat for wood storks and other wetland-dependent species.

6. Nuisance and exotic plant species shall be removed from the project site during site development.

A plan shall be developed to address how the preserved areas will be maintained free of nuisance

and exotic species.  The Plan shall be submitted to Manatee County for approval and included in the

first biennial report.

7. The project site may continue to be used for agricultural activities during development, but at no

greater intensity than at present.  As committed, the Applicant shall maintain a prudent fencing

program to separate the agricultural business operations from the development areas through

buildout.

WATER QUALITY AND STORMWATER MANAGEMENT

1. The stormwater management system should be designed to restore and maintain the natural

hydroperiod of the receiving wetlands and to ensure the quality of the discharge.  Upland habitat

adjacent to the wetland system shall be created and preserved in wetland buffers to enhance water

quality.

2. Development practices shall incorporate the Best Management Practices described in the ADA,

including those which prevent construction-related turbidity.

3. The developer shall encourage the use of water conserving landscapes and the responsible use of

water by residents and occupants throughout the project.

4. Native plant species shall be incorporated into the landscape design to the greatest extent practicable.

5. To prevent adverse effects to groundwater quality during construction, there shall be no excavation

into or through the Floridan aquifer’s confining layers.

6. The applicant shall develop a Surface and Groundwater Quality Monitoring Plan that evaluates

baseline conditions prior to construction and reports results biennially.

7. The applicant shall conduct any required remediation of chemical contaminants prior to construction.
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8. Stormwater management ponds shall not be constructed within wetland buffers or natural resources

of regional significance.

9. The Southwest Florida Water Management District (District) has reviewed the proposed

Development Order (D.O.) conditions included in the applicant’s June 10, 2014 correspondence.

These D.O. conditions appear adequate and are similar to those recommended by the District for

other DRIs in the area.  Please consider those draft conditions incorporated by reference as

recommended conditions in this letter.  In addition, since portions of the site discharge to receiving

Water Body Identifications (WBIDs) 1823 (Buffalo Creek) and 1792 (Curiosity Creek), which are

impaired for dissolved oxygen, nutrients and fecal coliform, the District offers the following

suggested edits identified in strikethrough/underline format: [SWFWMD]

Condition E.(14): The Developer shall submit a Surface and Groundwater Quality Monitoring

Plan for the Robinson Gateway DRI for review and approval by the County

prior to approval of the first Preliminary Site Plan.  A copy of this Plan shall

also be provided to the Southwest Florida Water Management District,

who will submit technical assistance comments to Manatee County as

part of the review and approval process.  Approval of the Surface and

Groundwater Quality Monitoring Plan will be subject to the following

conditions...

SOILS

Appropriate methods, including those identified in the ADA, shall be employed during site preparation and

construction to prevent wind and water soil erosion and sedimentation.

FLOODPLAINS

1. Any development within the 100-year floodplain shall include full compensation for the loss of flood

storage capacity.

2. Floodplain management strategies shall be employed to prevent erosion, retard runoff, and protect

natural functions and values.

WATER SUPPLY

1. Assurance of adequate water supply capacity to serve the project and identification of the entity(ies)

responsible for maintenance of the water supply systems within the project site shall be provided for

within the Development Order.  This would include the necessity for adequate water supply for fire-

fighting.

2. The project shall utilize the lowest quality water allowable and available for irrigation purposes.
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3. The Developer has committed to the following:

! development a long-term plan to optimize potable and non-potable water resource use in the

development;

! use of xeriscaping techniques where appropriate and feasible within the common areas of the

Project and encourage similar landscaping practices within the residential, commercial and

office portions of the DRI through recognition in “deed restrictions” and “lease agreements.”

! use of xeriscaping or Florida-Friendly Landscaping™ [SWFWMD];

! prohibit use of in-ground Manatee County public water supply for irrigation purposes;

! incorporate ecologically viable portions of the existing native vegetation to the extent

practicable with no irrigation required or used; and

! provide water conservation educational materials to all residents and tenants.

WASTEWATER MANAGEMENT

1. Approval of the project shall include assurance of adequate wastewater treatment capacity as well

as any developer provision(s) of any improvements to the internal wastewater collection system.

Future biennial reports shall contain an updated summary of utility service commitments.

2. No permanent septic tanks shall be installed on the Robinson Gateway site.  In addition, abandoned

septic tanks shall be pumped out, bottoms ruptured, and filled with clean sand or other suitable

materials.

SOLID WASTE/HAZARDOUS WASTE/MEDICAL WASTE

Commercial and office tenants shall be provided with information at the time of purchase or lease which

identifies hazardous and/or medical materials and proper procedures for the handling and disposal of such

materials.  In the event that businesses using or producing hazardous materials or medical waste locate

within the project, these materials shall be handled in a manner consistent with applicable Federal, State and

Local regulations.

TRANSPORTATION

1. Mitigation shall be provided to offset the significantly impacted roadways and links identified in

“yellow” highlights in Tables 1-2 (Pages 18-20 of this Report).  While improvements were identified

to various other significantly impacted links and intersections, the highlighted improvements were

attributed solely to the anticipated project traffic for which the Applicant is responsible, and that

would not have been necessitated to accommodate projected background traffic alone.  The Tables

characterize the necessary improvement(s) and quantify the extent of project related traffic as a

percentage of the existing directional capacity for links and intersections. 

Section 163.3180(12), F.S. states that “proportionate-share mitigation shall be limited to ensure that

a development of regional impact meeting the requirements of this subsection mitigates its impact
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on the transportation system but is not responsible for the additional cost of  reducing or eliminating

backlogs.”  The term backlog was defined as “facility or facilities on which the adopted level-of-

service standards is exceeded by the existing trips, plus additional projected background trips from

any source other than the development project under review that are forecast by established traffic

standards, including traffic modeling, consistent with the University of Florida Bureau of Economic

and Business Research medium population projections.  Additional projected background trips are

to be coincident with the particular stage or phase of development under review.”

With the assistance of the Florida Department of Transportation concerning impacted State or

Federal roadways, Manatee County shall specify all corresponding transportation mitigation which

will be required of the project from the options identified within Rule 73C-40.045, F.A.C., below:

A. SCHEDULING OF FACILITY IMPROVEMENTS.  A schedule which specifically provides

for the mitigation of impacts from the proposed development on each significantly impacted

roadway which will operate below the adopted level of service standard at the end of each

project phase’s buildout, or, alternatively, a subset stage of that phase.  The schedule shall

ensure that each and every roadway improvement which is necessary to achieve the adopted

level of service standard for that project stage or phase shall be guaranteed to be in place and

operational, or under actual construction for the entire improvement, at buildout of each

project stage or phase that creates the significant impact.

B. ALTERNATIVE CONCURRENCY PROVISIONS.  A schedule that appropriately addresses

each significantly impacted state and regional roadway segment through compliance with

that jurisdiction's specific alternative concurrency provision of Subsections 163.3180, F.S.,

where such mitigative measures are specifically adopted in an in-compliance local

government comprehensive plan and are fully explained and applied in the Development

Order.

C. PROPORTIONATE SHARE PAYMENTS.  This option is available if affected

extra-jurisdictional local governments, or the Florida Department of Transportation for

facilities on the State Highway System, agree to accept proportionate share payments as

adequately mitigating the extra-jurisdictional impacts of the development on the

significantly-impacted state and regional roadways within their jurisdiction.  A project’s

proportionate share payment shall be calculated in accordance with Florida Statutes.

D. LEVEL OF SERVICE MONITORING.  A monitoring schedule for the mitigation of impacts

from the proposed development on each significantly-impacted roadway which will operate

below the adopted level of service standard at the end of each project phase's buildout, or,

alternatively, a subset stage of that phase shall be developed.  The schedule shall identify

each roadway improvement which is necessary to achieve the adopted level of service

standard, and indicate the amount of development and the timing of that development which

will cause a roadway to operate below the adopted level of service.  In the circumstance

where the schedule does not identify the necessity and timing of improvements for a

particular phase or substage, the development order shall require that building permits for

that phase or substage will not be issued until the appropriate written approvals are obtained

and any needed mitigation requirements are complied with.
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E. COMBINATION OF MITIGATION MEASURES.  A combination of the mitigative

measures contained in paragraphs A-D, above, that mitigates for each significantly impacted

state and regional roadway, or other mitigative measures which are proposed and reviewed

in the ADA, including the provision for capital facilities for mass transportation, or the

provision for programs that provide alternatives to single occupancy vehicle travel, which

reasonably assure that public transportation facilities shall be constructed and made available

when needed to accommodate the impacts of the proposed development.

2. Due to the rapid growth projections for northern Manatee County, deficiencies of the existing

transportation system, impacts anticipated from this project and application of the Transportation

Uniform Standard Rule [Rule 73C-40.045(7)(a)4.b., F.A.C.], the following traffic monitoring

provisions should be incorporated as Development Order conditions to the extent required by

applicable law:

! Establish a monitoring program to verify that the actual number of trips generated by the

Robinson Gateway DRI is reflective of the transportation analysis and subsequently

prescribed mitigative measures instituted by the Developer.  The program would consist of

providing biennial PM peak hour project driveway counts at all project entrance driveway

intersections with public roadways and should commence upon completion of 50 percent of

the project in terms of trip generation.  The monitoring should continue on a biennial basis

until project buildout and be conducted a maximum of three months prior to each respective

biennial report submittal to ensure relatively current traffic data.

! The monitoring program should be conducted during the weekday PM peak hour with

directional counts collected from 4:00 to 6:00 PM, with subtotals at 15-minute increments,

at all project entrance driveways with public roadways.   Only turns to and from the project

entrances need to be counted (through volumes on the public roadways will not be required).

The sum of the project entrance trips will be totaled in 15-minute increments and the highest

four consecutive 15-minute totals summed to determine the project’s total PM peak hour

traffic volume.  The projected number of trips passing through the Robinson Gateway project

driveways consists of 2,978 net external trips (1,202 Inbound/1,766 Outbound) and 624

diverted/pass-by trips (312 Inbound/312 Outbound), resulting in an anticipated driveway

count of 3,592 trips in the p.m. peak hour (1,514 Inbound/2,078 Outbound).

! The monitoring data should be included with each Biennial Report.  If the monitoring results

demonstrate that the project is generating more than 15% above the number of trips

estimated in the original analysis (stated above) or a Biennial Report is not submitted within

30 days of its due date, Manatee County shall not issue further development permits and

proceed to conduct a substantial deviation determination pursuant to Subsection 380.06(19),

F.S.  As a result, the County may amend the Development Order to change or require

additional roadway improvements.  The revised Transportation Analyses, if required, shall

be subject to review by all appropriate transportation review entities.
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3. The Developer shall continue to coordinate/communicate with Manatee County Area Transit

regarding potential transit amenities when appropriate and/or requested.  In addition, as committed,

the Developer shall provide “a transit analysis at the time 50% of the development is requested in

the form of a Final Site Plan.” 

The Developer has declined the opportunity to incorporate a Land Use Equivalency Matrix (LUEM)

component to the project.  By design, the LUEM is intended to provide the Developer flexibility to convert

between project uses, within limits, through a series of simultaneous increases and decreases of entitlements

at pre-determined ratios.  The goal is to ensure that no additional unmitigated/unanalyzed trips occur as a

result of potential conversion(s).

AIR QUALITY

Best Management Practices, including those identified in the ADA, shall be employed during site

preparation and construction to minimize air quality impacts.

HURRICANE PREPAREDNESS

The Developer shall promote awareness of hurricane and flooding hazard, preparedness and hazard

mitigation through public information, neighborhood association newsletters, model homes,

commercial/office buildings, etc.

AFFORDABLE HOUSING

The Applicant has proposed (and therefore committed to) “voluntary affordable housing/work-force housing

conditions” identified in Section V of this Report.  These proposed conditions are stated below verbatim as

modified by recommendations of the Tampa Bay Regional Planning Council (see strikethrough and

underline).  The Applicant submitted the proposed Conditions in lieu of conducting an affordable housing

analysis in accordance with Rule 73C-40.048, F.A.C.  These stipulations shall be included as conditions to

the Development Order:

! The Developer may provide up to 54 units within the project that satisfies the

requirements of the “affordable” or “workforce/essential worker” housing as

defined by the Manatee County Land Development Code.  The final number of

combined affordable or workforce/essential worker units to be equal to 10% of the

total number of residential units constructed within the Project.

! The 54 units shall qualify on the first sale or rental to an end user as workforce

housing as defined by Manatee County Land Development Code.  The maximum

sales price for the workforce housing units shall be based upon current workforce

sales price as established by the methodology in the Manatee County Land

Development Code and may be modified each year as determined by Manatee

County.
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! The proposed units may be provided as either for sale units or for rent multi-family

units provided the rental rates meet the requirements within the Manatee County

Local Housing Assistance Plan.

! As an alternative to the construction of units, the Developer may elect to contribute

to the Voluntary Affordable Housing Mitigation Program a payment of no greater

than $104,000 $108,000 (54 units x $2,000 each), in terms of 2014 dollars, to the

Manatee County Neighborhood Services Department or its designated Housing

Assistance Program to fully satisfy any affordable or workforce housing

requirements for the Robinson Gateway DRI.

! The Voluntary Affordable Housing Mitigation Program payment shall be made at the

time of building permit for each residential unit on the project and payable at a rate

of $200 per residential unit in terms of 2014 dollars. (542 x $200 = $108,400).

! Residential units sold within the Robinson Gateway DRI that meet the Maximum

Income Limits for qualifying individual(s) or Maximum Sales Price requirements for

affordable or workforce housing as identified by the Manatee County Maximum

Income Limits Table shall not require voluntary cash mitigation payment described

in Stipulation M.(6) above, and shall application to satisfaction of the requirement

to provide “affordable” or “workforce/essential worker” housing.  These units shall

also receive all applicable incentives described in Section 1302 of the Manatee

County Land Development Code for affordable and workforce housing.  These

maximum income limits and maximum sales prices are updated periodically by

Manatee County and shall be utilized accordingly.  The maximum sales price and

income limits in effect at the time of contract for purchase of an affordable or

workforce housing unit is executed shall apply.

! Residential units rented within Robinson Gateway DRI that qualify as affordable

housing or are equal to or less than a monthly mortgage payment for a workforce

housing unit as identified by the Manatee County Maximum Income Limits Table

shall note require the cash mitigation payment described in Stipulation M.(6) above,

and shall apply to satisfaction of the requirement to provide “affordable” or

“workforce/essential worker” housing.  These units shall also receive all applicable

incentives described in Section 1302 of the Manatee County Land Development Code

for affordable and workforce housing.  These maximum income limits and maximum

sales prices are updated periodically by Manatee County and shall be utilized

accordingly.  The maximum sales price (and rental equivalent) and income limits as

well as the proposed price range of rental units in effect at the time a certificate of

occupancy is issued for a multi-family residential building containing affordable

and/or workforce housing units shall apply.

! In lieu of the cash mitigation payments required above, either in whole or in part,

Robinson Gateway DRI may propose for TBRPC, the State Land Planning Agency,

and Manatee County approval, one (1) or more “on-site” affordable or

workforce/essential worker housing programs to satisfy such obligation by one (1)

or more of the following types of programs: provision of land for other affordable

housing programs; provision of affordable rental or purchase subsidy assistance;
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provision of down payment, closing cost or other acquisition cost assistance;

provision of financial assistance; or other affordable housing assistance deemed

appropriate and suitable, in whole or in part, by TBRPC, the State Land Planning

Agency, and Manatee County.  If one or more such “on-site” programs are

approved, then the funds in the mitigation special revenue fund above, shall be

utilized for such program(s).

! The Developer shall include in its Biennial Report data showing the number and

sales prices of affordable and/or workforce housing units sold or rented within the

reporting period.  The Biennial Report shall identify the sale of any unit via the

property appraiser data for sales date.  Rental shall include documentation on the

number of units, rental rate and duration of initial contract.  The Developer shall

also report the amount of voluntary cash mitigation payments made for residential

units that do not qualify as affordable or workforce housing units.

! The Developer retains the right to perform an affordable housing analysis consistent

with 9J-2.048, F.A.C., at any time during development of the DRI to determine the

affordable housing need created by the project and appropriate mitigation, if

necessary, to be applied to the remainder of the project, subject to the concurrence

of Manatee County, TBRPC, and the State Land Planning Agency.

! The Developer shall attempt to maintain the 10% ratio of workforce/affordable units

to make the necessary mitigation payments throughout the development schedule.

Should the project develop mitigation units in excess of 10% at any time, any

exceedance of mitigation units shall be credited towards future development of the

project.  If during any biennial reporting period it is determined that the project had

developed or paid the cash mitigation for less than 10% ratio, the mitigation

payments or units may be requested by Manatee County.

POLICE AND FIRE PROTECTION

The Developer should apply and promote the use of the National Fire Protection Agency’s “Firewise”

principles such as clearing around houses and structures, carefully spacing trees, and maintaining irrigation

systems.

RECREATION AND OPEN SPACE

1. The Development Order shall specify the entity(ies) responsible for maintenance of all open space

and recreation facilities within the Project.

2. As committed, the Developer shall provide “a public [Applicant clarification] park and recreational

facilities of approximately 30 acres, including connection to Manatee County greenways trail

program” (i.e. Ellenton-Willow Trail).

ENERGY

1. The Developer shall incorporate energy conservation measures into the site design, building

construction and landscaping to the maximum extent feasible.
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2. The Developer shall work with TECO/Peoples Gas or other similar provider to coordinate the

availability of natural gas within the project.

HISTORICAL AND ARCHAEOLOGICAL

1. If prehistoric or historic artifacts, such as pottery or ceramics, stone tools or metal implements,

dugout canoes, or other physical remains that could be associated with Native American cultures,

or early colonial or American settlements are encountered at any time within the project site area,

the project should cease all activities involving subsurface disturbance in the immediate vicinity of

such discoveries.  The applicant, or other designee, should contact the Florida Department of State,

Division of Historical Resources, Compliance and Review Section at 850/245-6333 or 800/847-

7278, as well as the appropriate agency office.  Project activities should not resume without verbal

and/or written authorization from the Division of Historical Resources. (FDHR)

2. In the event that unmarked human remains are encountered during project-related activities, all work

shall stop immediately and the proper authorities notified in accordance with Section 872.05, F.S.

(FDHR)

GENERAL CONDITIONS

1. Should development significantly depart from the parameters set forth in the ADA, the project will

be subject to substantial deviation review pursuant to Section 380.06, F.S.

2. Physical development shall commence within five years of Development Order adoption, in order

to have reasonable expectation of achieving the proposed and established buildout date.  For the

purpose of the Development Order, this term means construction of infrastructure, roadways or other

vertical development.

3. Any approval of Robinson Gateway shall, at minimum, satisfy the provisions of Subsection

380.06(15), F.S., and the following provisions of the Florida Administrative Code (F.A.C.):  Rule

9J-2.041 (Listed Plant and Wildlife Resources Uniform Standard Rule); Rule 9J-2.043

(Archaeological and Historical Resources Uniform Standard Rule); Rule 9J-2.044 (Hazardous

Material Usage, Potable Water, Wastewater, and Solid Waste Facilities Uniform Standard Rule);

Rule 9J-2.045 (Transportation Uniform Standard Rule); and 9J-2.048 (Adequate Housing Uniform

Standard Rule).

4. Any approval of this development shall require that all of the developer’s commitments set forth in

the ADA and subsequent Sufficiency Responses be honored as Development Order conditions,

except as they may be superseded by specific terms of the Development Order.  Such developer

commitments have been summarized in Section III of this Report.

5. Payment for any future activities of the TBRPC with regard to this development including, but not

limited to monitoring or enforcement actions, shall be paid to the TBRPC by the developer in

accordance with Rule 9J-2.0252, F.A.C.
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6. Approval of Robinson Gateway DRI shall be contingent upon the project’s consistency with the

Manatee County Comprehensive Plan adopted pursuant to the Local Government Comprehensive

Planning Act, Chapter 163, F.S., and the state and regional plans.

7. The Development Order should take into account any applicable concerns set forth in the attached

letters from the Southwest Florida Water Management District, the Florida Fish and Wildlife

Conservation Commission, the Florida Division of Historical Resources and the Florida Department

of Transportation.

 _______________________________

                                                         Andy Núñez, Chair

ATTEST: _______________________________

     Lori Denman, Recording Secretary

These comments and recommendations were approved by a majority vote of

the Tampa Bay Regional Planning Council on this 13th day of October, 2014
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SECTION V

VOLUNTARY AFFORDABLE HOUSING/WORKFORCE HOUSING CONDITIONS

DRI #271 - ROBINSON GATEWAY

MANATEE COUNTY
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The following are the components of the Voluntary Affordable/Workforce Housing Program proposed by

the Applicant in lieu of  conducting an analysis in accordance with Rule 73C-40.048, F.A.C.  These

proposed stipulations are acceptable and shall be encumbered as Conditions within the Development Order.

! The Developer may provide up to 54 units within the project that satisfies the requirements of the

“affordable” or “workforce/essential worker” housing as defined by the Manatee County Land

Development Code.  The final number of combined affordable or workforce/essential worker units

to be equal to 10% of the total number of residential units constructed within the Project.

! The 54 units shall qualify on the first sale or rental to an end user as workforce housing as defined

by Manatee County Land Development Code.  The maximum sales price for the workforce housing

units shall be based upon current workforce sales price as established by the methodology in the

Manatee County Land Development Code and may be modified each year as determined by Manatee

County.

! The proposed units may be provided as either for sale units or for rent multi-family units provided

the rental rates meet the requirements within the Manatee County Local Housing Assistance Plan.

! As an alternative to the construction of units, the Developer may elect to contribute to the Voluntary

Affordable Housing Mitigation Program payment no greater than $104,000*
 (54 units x $2,000

each), in terms of 2014 dollars, to the Manatee County Neighborhood Services Department or its

designated Housing Assistance Program to fully satisfy any affordable or workforce housing

requirements for the Robinson Gateway DRI.

! The Voluntary Affordable Housing Mitigation Program payment shall be made at the time of

building permit for each residential unit on the project and payable at a rate of $200 per residential

unit in terms of 2014 dollars. (542 x $200 = $108,400).

! Residential units sold within the Robinson Gateway DRI that meet the Maximum Income Limits for

qualifying individual(s) or Maximum Sales Price requirements for affordable or workforce housing

as identified by the Manatee County Maximum Income Limits Table shall not require voluntary cash

mitigation payment described in Stipulation M.(6) above, and shall application to satisfaction of the

requirement  to provide “affordable” or “workforce/essential worker” housing.  These units shall

also receive all applicable incentives described in Section 1302 of the Manatee County Land

Development Code for affordable and workforce housing.  These maximum income limits and

maximum sales prices are updated periodically by Manatee County and shall be utilized

accordingly.  The maximum sales price and income limits in effect at the time of contract for

purchase of an affordable or workforce housing unit is executed shall apply.

! Residential units rented within Robinson Gateway DRI that qualify as affordable housing or are

equal to or less than a monthly mortgage payment for a workforce housing unit as identified by the

Manatee County Maximum Income Limits Table shall note require the cash mitigation payment

described in Stipulation M.(6) above, and shall apply to satisfaction of the requirement to provide

“affordable” or “workforce/essential worker” housing.  These units shall also receive all applicable

incentives described in Section 1302 of the Manatee County Land Development Code for affordable

and workforce housing.  These maximum income limits and maximum sales prices are updated
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periodically by Manatee County and shall be utilized accordingly.  The maximum sales price (and

rental equivalent) and income limits as well as the proposed price range of rental units in effect at

the time a certificate of occupancy is issued for a multi-family residential building containing

affordable and/or workforce housing units shall apply.

! In lieu of the cash mitigation payments required above, either in whole or in part, Robinson

Gateway DRI may propose for TBRPC, the State Land Planning Agency, and Manatee County

approval, one (1) or more “on-site” affordable or workforce/essential worker housing programs to

satisfy such obligation by one (1) or more of the following types of programs: provision of land for

other affordable housing programs; provision of affordable rental or purchase subsidy assistance;

provision of down payment, closing cost or other acquisition cost assistance; provision of financial

assistance; or other affordable housing assistance deemed appropriate and suitable, in whole or in

part, by TBRPC, the State Land Planning Agency, and Manatee County.  If one or more such “on-

site” programs are approved, then the funds in the mitigation special revenue fund above, shall be

utilized for such program(s).

! The Developer shall include in its Biennial Report data showing the number and sales prices of

affordable and/or workforce housing units sold or rented within the reporting period.  The Biennial

Report shall identify the sale of any unit via the property appraiser data for sales date.  Rental shall

include documentation on the number of units, rental rate and duration of initial contract.  The

Developer shall also report the amount of voluntary cash mitigation payments made for residential

units that do not qualify as affordable or workforce housing units.

! The Developer retains the right to perform an affordable housing analysis consistent with 9J-2.048,

F.A.C., at any time during development of the DRI to determine the affordable housing need created

by the project and appropriate mitigation, if necessary, to be applied to the remainder of the project,

subject to the concurrence of Manatee County, TBRPC, and the State Land Planning Agency.

! The Developer shall attempt to maintain the 10% ratio of workforce/affordable units to make the

necessary mitigation payments throughout the development schedule.  Should the project develop

mitigation units in excess of 10% at any time, any exceedance of mitigation units shall be credited

towards future development of the project.  If during any biennial reporting period it is determined

that the project had developed or paid the cash mitigation for less than 10% ratio, the mitigation

payments or units may be requested by Manatee County.

* - Value shall be revised to reflect $108,000 (i.e. 54 units x $2,000 each = $108,000)
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SECTION VII - REVIEW AGENCY COMMENTS

DRI #271 - ROBINSON GATEWAY

MANATEE COUNTY

Comments for the following Review Agencies are attached

Southwest Florida Water Management District

Florida Fish and Wildlife Conservation Commission

Florida Division of Historical Resources

Florida Department of Transportation
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SECTION VII - MINUTES FROM OCTOBER 13, 2014 COUNCIL MEETING

DRI #271 - ROBINSON GATEWAY

MANATEE COUNTY

(TO BE PREPARED AND PROVIDED)
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