
 

 

 

PLANNING AND ZONING BOARD MEETING AGENDA 

 June 20, 2024 at 5:30 PM  

COMMISSION CHAMBERS - 202 E. MAIN STREET, DUNDEE, FL 33838 

 Phone: 863-438-8330 | www.TownofDundee.com  

 

 

CALL TO ORDER 

 

PLEDGE OF ALLEGIANCE 

 

ROLL CALL 

 

DELEGATIONS-QUESTIONS & COMMENTS FROM THE FLOOR 
(Each speaker shall be limited to three (3) minutes) 

 

APPROVAL OF MINUTES 

 

DISCUSSION ITEMS 

1. DISCUSSION ITEM - 205 RIDGEWOOD AVE. SPECIAL EXCEPTION 

2. DISCUSSION ITEM - CYPRESS CREEK VILLAGE MHP FUTURE LAND USE MAP 

AMENDMENT 

3. DISCUSSION ITEM - CYPRESS CREEK VILLAGE MHP ZONING MAP AMENDMENT 

4. DISCUSSION ITEM - BOULEVARD TIRE FUTURE LAND USE MAP AMENDMENT 

5. DISCUSSION ITEM - BOULEVARD TIRE ZONING MAP AMENDMENT 

 

REPORTS FROM OFFICERS 
Planning Department Comments 

Town Attorney Comments 

Board Member Comments 

Chairperson Comments 

 

ADJOURNMENT 
 

PUBLIC NOTICE: Please be advised that if you desire to appeal from any decisions made as a result of the 

above hearing or meeting, you will need a record of the proceedings and in some cases, a verbatim record is 

required.  You must make your own arrangements to produce this record. (Florida statute 286.0105) 

 

If you are a person with disability who needs any accommodations in order to participate in this proceeding, you 

are entitled, at no cost to you, to the provision of certain assistance.  Please contact the town clerk’s office at 202 

east main street, Dundee, Florida 33838 or phone (863) 438-8330 within 2 working days of your receipt of this 

meeting notification; if you are hearing or voice impaired, call 1-800-955-8771. 
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PLANNING AND ZONING BOARD 

MEETING 

June 20, 2024 at 5:30 PM 

 

 

AGENDA ITEM TITLE:  
  

DISCUSSION ITEM - 205 RIDGEWOOD AVE. SPECIAL 

EXCEPTION 

SUBJECT:  

 

The Planning & Zoning Board will hear a request for Special Exception 

for a Mini-Warehouse and recommend approval or denial to Town 

Commission. 

STAFF ANALYSIS:  

 

This is an applicant-initiated request by John Bannon of Wood & 

Associates Engineering, LLC for a Special Exception approval. The 

Special Exception will be for a Mini-Warehouse with a zoning 

designation of Industrial (IL) at 205 Ridgewood Ave and 0 Center St. 

FISCAL IMPACT:  No Fiscal Impact 

STAFF RECOMMENDATION:  

 

Staff recommends approval with the conditions of the approval of a site 

development plan that includes a minor traffic study. 

ATTACHMENTS:  

 

Staff Report 
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TOWN OF DUNDEE 

REQUEST FOR SPECIAL EXCEPTION 

STAFF REPORT 

    
Planning and Zoning Date:   June 20, 2024 Project Type: Special Exception 

Town Commission Date:      June 25, 2024 Project Name: Ridgewood Ave. Property 

Applicant:  Wood & Associates 

Engineering, LLC 
Project Planner: Lorraine Peterson, Development Director 

 

Request: Special Exception: Mini-Warehouse 

Location: Located on the east side of Center Street, north side of Ridgewood 

Avenue, east of Crystal Lake, west of 8th Street N., Town of Dundee, in 

Section 21, Township 28, Range 27. 

Property Owner: Crow Investments, LLC 

Parcel Size/Number: 8.26 +/- acres 272821-832000-001000 & 272821-832000-002071 

Future Land Use and Zoning: FLUM-Commercial/ Industrial Corridor       Zoning- Industrial (IL) 

DRC/Staff Recommendation: DRC Team Recommends Approval 

Planning & Zoning Vote: Pending Hearing 

Town Commission Vote: Pending Hearing 
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Summary: 

This is an applicant-initiated request by Mr. John Bannon of Wood & Associates Engineering, 

LLC for a special exception for a mini-warehouse to permit a mini-warehouse located at 205 

Ridgewood Avenue and 0 Center Street in Dundee Florida. The proposed site is in the Future 

Land Use (FLU) district of Commercial/Industrial Corridor and the Zoning district of Industrial 

(IL). The zoning district summary table lists mini warehouses in the industrial zoning district as a 

special exception use.  

 

Property Information: 

The site proposed is situated on 8.26 +/- acres and located at 205 Ridgewood Avenue and 0 

Center Street in Dundee, FL, further described as parcels 272821-832000-001000 and 272821-

832000-002071, in Section 21, Township 28, Range 27. The proposed site has an existing Future 

Land Use (FLU) designation of commercial/industrial corridor and the Zoning classification of 

industrial (IL). 

 

Surrounding Uses: 

Table 1 below lists the Future Land Use (FLU) designations, zoning and the existing uses 

surrounding the subject site that are immediately adjacent. Land Surrounding the subject site has 

a Future Land Use designation of Low Density Residential (LDR), and zoning designations of 

Moderate-Density Single Family Residential (RSF-3), Limited Agriculture (AL), Low-Density 

Single Family Residential (RSF-1) and Moderate-Density Single Family Residential (RSF-3). 

 

Table 1 Surrounding Uses 
Northwest 

FLU: Commercial/Industrial 

Corridor 

      Zoning: Industrial (IL),       

Moderate-Density Single Family 

Residential (RSF-3), Highway 

Commercial (CH) 

North 

FLU: Low Density       

Residential 

Zoning: Moderate-Density 

Single Family Residential 

(RSF-3) 

 

 

Northeast 

FLU: Low Density Residential 

Zoning: Moderate-Density Single 

Family Residential (RSF-3) 

 

West 

FLU: Industrial/Commercial 

Corridor 

Zoning: Industrial (IL) & 

Moderate-Density Single Family 

Residential (RSF-2) 

Subject Site 

205 Ridgewood Ave.&0 

Center St. 

FLU: Commercial/Industrial 

Corridor 

Zoning: Industrial (IL) 

East 

FLU: Low Density Residential 

Zoning: Limited Agricultural (AL) 

Southwest 

FLU: CIC/Commercial/Industrial 

Corridor 

Zoning: Industrial (IL) & 

Moderate-Density Single Family 

Residential (RSF-2) 

South 

FLU: Low Density 

Residential 

Zoning: Low-Density Single 

Family Residential (RSF-1) 

  

Southeast 

FLU: Low Density Residential 

Zoning: Low- Density Single Family 

Residential (RSF-1) & Moderate-

Density Single Family (RSF-2) 

Source: Central Florida Regional Planning Council, Florida Department of Transportation, Polk County Property 

Appraiser, Town of Dundee and site visit by Town staff 
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REQUEST: 

The applicant, Mr. John Bannon of Wood & Associates Engineering, LLC is requesting that the 

property be used for a mini warehouse. The use of mini warehouse is permitted in the Industrial 

(IL) zoning classification through the approval of a special exception. The requested use is 

consistent with the Land Development Code. 

 

The proposed use for the site shall be for a mini warehouse self‐storage facility. Hours of 

Operation shall be from 8 AM to 5 PM. There shall be approximately 5 to 10 number of 

employees. Storage facility renters shall have 24‐hour access to their units via access codes and 

pin pads at the entrance to the facility. The site will be secured with security fencing and video 

monitoring. There will be an estimated 13 metal mini-storage buildings, however, the number of 

storage units within the buildings is preliminary and may vary based on market demand for 

certain unit sizes, climate control, etc. We estimate approximately 600 to 700 storage units at site 

buildout. Also, there is currently one steel frame building that has four bays that are being used 

for mechanical shops. 
 

DEVELOPMENT:  
According to the Land Development Regulations, the development and use of the site of an approved 

special exception must be in accordance with the approved site plan and application materials. The 

approved site plan shall be filed with the development director, and all development shall be in 

compliance with that plan. 

 

CONDITIONS:  
The Planning and Zoning Board may recommend, and the Town Commission may impose, any 

conditions or safeguards found to be necessary to ensure the compatibility of the special exception with 

surrounding properties or the community in general. These may include, but are not limited to, requiring 

restrictions on hours of operation and size of buildings, additional landscape and buffer areas, limiting 

vehicular access points and location of off-street parking, and similar conditions. Violation of any such 

condition or safeguard shall be deemed a violation of the Land Development Regulations and may result 

in a revocation of any special exception, in addition to any other remedy for such violation provided in 

the Regulations. 

 

EXPIRATION:  
Once approved, a special exception can continue indefinitely unless it expires. The Land Development 

Regulations include provisions for the expiration of a special exception. The special exception approval 

will expire if one of the following conditions is met:  

 

1. If a special exception does not begin to serve the purpose for which it was granted permission 

within 180 days from the date of approval.  

2. If a time limit is established as a condition of approval.  

3. If the approved use is abandoned for 180 days or more. 

 

DENIAL:  
The Planning and Zoning Board may recommend denial of any application for any special 

exception, and the Town Commission may deny any application for special exception, for one or 

more of the following reasons:  
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1. It is inconsistent with the Town of Dundee comprehensive plan.  

2. It would violate the concurrency management standards in article 6 of the LDRs.  

3. It does not meet the requirements of the applicable special exception regulations.  

4. It would endanger the public health and safety.  

5. It would substantially damage the value of adjoining properties.  

6. It would not be compatible with the area in which it is to be located. 

 

 

Land Development Code: 

The relevant sections of the Land Development Code that are applicable to the project request: 

 

 Section 7.05.00- Procedure for Obtaining a Special Exception 

 Section 7.05.01- Application 

 Section 7.05.02- Review of proposed Special Exception 

 Section 7.05.03- Expiration or Abandonment of Special Exception Use 

 Article 9 – Definitions-Mini warehouse 

  

Land Development Code Sections:  

 

 SECTION 7.05.00 Procedure for obtaining a special exception states Special exceptions 

shall be granted only for those activities specified as special exception uses in section 

2.02.00. Approved special exceptions shall be subject to development standards provided 

in article 3. The planning and zoning board shall hear and decide applications for special 

exceptions authorized under this code in the manner prescribed below.  

 

 SECTION 7.05.01 Application states (A) Application; fees. All requests for special 

exceptions shall be submitted in writing to the development director, together with all 

applicable fees as provided by resolution. (B)  Contents. The application shall contain 

the following items, as applicable: 1.  A legal description and street address of the 

property. 2.  Notarized authorization of the owner if the applicant is other than the 

owner or an attorney for the owner. 3.  Site plan or sketch plan drawn to scale showing: 

a.  The dimensions of the property; b.  The existing and proposed location of 

structures on the property including signage, vehicular accessways and circulation areas, 

off-street parking and loading areas, sidewalks, refuse and service areas, required yards 

and other open spaces, and landscaping or buffer areas, c.  The measurements of 

existing and proposed adjacent rights-of-way, setbacks, distances between buildings, 

widths of accessways and driveways, and sidewalks. 4.  A tabular summary describing 

the proposed use of the property including: a.  Existing and proposed use of property; b.  

Conditions on the use, such as hours of operation, numbers of residents, etc.; c.  Area of 

the property, pervious and impervious areas, and existing and proposed structures; d.  

Number of required and provided off-street parking and loading spaces, existing and 

proposed density, and number of existing and proposed units. 

 

 SECTION 7.05.02 Review of proposed special exception states (A) Completeness 

review. Within five working days of receipt of an application for a special exception, the 
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development director shall: 1.  Determine that the information is incomplete and inform 

the applicant in writing of the deficiencies. 2.  Determine that the plan is complete and 

proceed with the following procedures. (B)  Report to planning and zoning board. The 

development director shall submit a written report containing his/her recommendations 

on the proposed special exception to the planning and zoning board prior to the meeting 

at which the application will be heard. A copy of the report shall be made available to the 

applicant. The planning and zoning board review shall include a concurrency 

management review of the proposed use pursuant to the standards and procedures in 

article 6 of this code. (C)  Planning and zoning board hearing. The planning and 

zoning board shall hold a public hearing on each application and shall forward its 

recommendations to the town commission. (D)  Decision by town commission. The 

town commission shall hold a public hearing after due public notice on all 

recommendations for special exceptions from the planning and zoning board. By majority 

vote, it may accept, reject, modify, return or continue and seek additional information on 

those recommendations. (E)  Conditions and safeguards. The development and use of 

the site of an approved special exception shall be in accordance with the approved site 

plan and application materials. The approved site plan shall be filed with the development 

director, and all development shall be in compliance with that plan. The planning and 

zoning board may recommend, and the town commission may impose on the grant of any 

special exception any conditions or safeguards found to be necessary to ensure the 

compatibility of the special exception with surrounding properties or the community in 

general. These may include, but are not limited to, requiring restrictions on hours of 

operation and size of buildings, additional landscape and buffer areas, limiting vehicular 

access points and location of off-street parking, and similar conditions. Violation of any 

such condition or safeguard shall be deemed a violation of this code and may result in a 

revocation of any special exception, in addition to any other remedy for such violation 

provided in this code. (F)  Denial. The planning and zoning board may recommend 

denial of any application for any special exception, and the town commission may deny 

any application for special exception, for one or more of the following reasons: 1.  It is 

inconsistent with the Town of Dundee comprehensive plan. 2.  It would violate the 

concurrency management standards in article 6 of this Code. 3.  It does not meet the 

requirements of the applicable special exception regulations. 4.  It would endanger the 

public health and safety. 5.  It would substantially damage the value of adjoining 

properties. 6.  It would not be compatible with the area in which it is to be located. (G)  

Findings. The town commission shall make written findings, based on one or more of the 

reasons listed above, in support of a denial of an application for a special exception. (Ord. 

No. 12-12, § 1, 2-14-12) 

 

 SECTION 7.05.03 Expiration of abandonment of special exception use states if a special 

exception does not begin to serve the purpose for which it was granted permission within 

180 days from the date of approval, it shall expire. Once initiated, the special exception 

use may continue indefinitely or until the expiration of any time limit established as a 

condition of approval. However, if such use is abandoned for 180 days, it shall expire. 
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 ARTICLE 9 Mini warehouse: A self-service facility consisting of individual self-

contained units used for storage and no other purpose.

 

 

PUBLIC FACILITIES AND SERVICES ANALYSIS:  

The proposed special exception application does not demonstrate any negative impact on the 

Town’s public facilities and services. A brief discussion of the impact to transportation, 

recreation, schools, and water and sewer facilities follows. 

 

Access and Transportation Facilities:  

A.   Available Capacity 

 

Table 6 below displays the available capacity for Center Street (SR 17) and the surrounding road 

network. There is available capacity in the PM Peak Hour for maximum buildout.   

     

Table 6 Roadway Link Concurrency 

Link # Road Name 

Functio

nal 

Classific

ation 

Current 

Level of 

Service 

(LOS) 

Available 

Peak 

Hour 

Capacity 

Minimum 

LOS 

Standard 

5-Year 

Peak Hr. 

Projected 

LOS 

5207N Center St./SR 17 (Main St. @ Center St.) 

(Scenic Highway) 

Urban 

Collector 
C 361 D C 

5207S C 349 D C 

Source: Polk County Transportation Planning Organization Roadway Network Database April 2022 & 

TOD Town Wide Traffic Study June 2023 

 

B.  Roadway Conditions 

 

Center Street (SR 17) is an urban collector that runs North and South, as an urban collector road 

it is monitored by the Polk County TPO with a LOS of C. The segment length is 4.3 miles and 

has a pavement width of 30 feet. Ridgewood Ave is a town owned road and has a roadway length 

of 4,493 feet and pavement width of 20 feet. 

 

 

Recreation:  
Not impacted since the proposed use is not residential.  
 

Public Schools: 

Not impacted since the proposed use is not residential. 
 

 

Utilities:  
Due to the Town’s deficiency related to potable water concurrency, the applicant and Town shall 

negotiate and enter into a Concurrency Developer’s Agreement and, if applicable, a Water 

Supply Allocation Agreement. 
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Nearest Sheriff, Fire, and EMS Station: 

Table 3 below displays that the nearest Sheriff District office is northeast and south of the site 

and the Fire and Emergency Management Station is located northeast of the site.  

 

Table 3 Public Safety Information 

 Name of Station Distance 

Response Time 

Sheriff* 
Polk County Sheriff Office Southeast District Office, 

135 E Main Street, Town of Dundee 

0.5+/- miles NE 

Priority 1:000 

Priority 2:000 

Fire/ EMS 
Town of Dundee Fire and Rescue, 118 Merrill Ave, 

Dundee 
0.5 +/- miles NE 

 5 min. response 

Source: Polk County Sheriff’s Office and Town of Dundee Fire and Rescue.  *Response times 

are based on September 2022 data. Fire/EMS times are based on an average 

 

Sheriff response times are not as much a function of the distance to the nearest sheriff’s 

substation, but more a function of the overall number of patrol officers within the Town at the 

time of a call.  
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RECOMMENDED CONDITIONS OF APPROVAL:  
Staff has reviewed the application for special exception and has provided the following 

recommendations for conditions of approval:  

 

1. Completion of a transportation analysis at site development plan process. 

 

2. A signed Concurrency Developer’s Agreement and a Water Supply Allocation 

Agreement. 

 

 

3. No repair work to occur between 7:00 pm and 8:00 am. 

 

4. No parking shall be permitted on any unpaved portion of the property. 

 

 

5. The Applicant will work with staff to ensure the building design meets and complies with 

the intent of the Dundee Vision Plan for aesthetics; and 

 

6. The requirement that a special exception begin to serve the purpose for which it was 

granted permission within 180 days from the date of approval is extended to 12 months to 

permit the applicant time to complete site plan approval, construction plan approval, and 

construction. 

 

7. Notwithstanding other applicable provisions of the Town of Dundee Land Development 

Code, for purposes of this condition, the term(s) Abandon/Abandonment shall also 

mean the intentional and voluntary relinquishment of the approved use(s). The temporary 

cessation of the approved use(s) does not operate to affect an abandonment of the use(s). 

For purposes of this condition, “temporary cessation” means a temporary cessation of a 

use for a period of time not to exceed 120 consecutive days. In the event of 

discontinuance of a use for a period of time exceeding 120 consecutive days or a period 

of time totaling 180 calendar days within a calendar year, the use shall be deemed 

abandoned. An order of the Town of Dundee Code Enforcement Special Magistrate 

finding that the subject real property failed to strictly adhere to the condition(s) 

prescribed by Resolution 22-53 shall constitute an abandonment of the Special Exception.  
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MOTION OPTIONS:  

1. I move approval of Resolution 24-09 a Special Exception request by John Bannon of Wood 

& Associates Engineering, LLC to obtain a special exception for a mini-warehouse on 

approximately 8.26+/- acres zoned Industrial (IL) located at 205 Ridgewood Avenue and 0 

Center Street. 

 

2. I move approval of Resolution 24-09 a Special Exception request with changes by John 

Bannon of Wood & Associates Engineering, LLC to obtain a special exception for a mini-

warehouse on approximately 8.26+/- acres zoned Industrial (IL) located at 205 Ridgewood 

Avenue and 0 Center Street.  

 

 

3. I move denial of Resolution 24-09 a Special Exception request by John Bannon of Wood & 

Associates Engineering, LLC to obtain a special exception for a mini-warehouse on 

approximately 8.26+/- acres zoned Industrial (IL) located at 205 Ridgewood Avenue and 0 

Center Street. 

 

 
4. I move continuation of Resolution 24-09 until a date certain.  

 

 

 

EXHIBITS: 

Exhibit 1 Location Map  

Exhibit 2         Aerial Context Map 

Exhibit 3         Aerial Close Up 

Exhibit 4 Current Zoning Map 

Exhibit 5 Applicant’s Site Plan Map 

Exhibit 6 Permitted and Special Exception Uses 

Exhibit 7 Affidavit of Publication 

 

Applicant’s submitted documents and ordinance as separate files  
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Exhibit 1 

 

LOCATION MAP          
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Exhibit 2 

 
 AERIAL MAP CONTEXT 
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Exhibit 3 

 

AERIAL MAP CLOSE UP 
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Exhibit 4  

 

ZONING MAP 
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Exhibit 5 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SITE PLAN 

 

 

 

 

 

16

Item 1.



 

Planning & Zoning Board Staff Report              Page 15 of 15 

Lorraine Peterson   June 20, 2024 

 

INDUSTRIAL ZONING USE TABLE    

                                                                                                                                             Exhibit 6 

                                                                      

PERMITTED (P) SPECIAL 

EXCEPTION (S) 

SITE DEVELOPMENT 

PLAN APPROVAL 

REQUIRED (D) 
Farmers Market* 

Flea Market, Indoor 

Fruit or Vegetable Stand* 

Park, passive, no facilities (open space) 

Mini warehouse 

Truckstop 

Bulk storage of explosive gases 

Fruit Processing and/or Packing 

Plant 

Electric power plant 

Sewage disposal facility 

Recycled Materials Collection 

Building Materials/Supply Sales 

Flea Market, Outdoor 

Major Automotive Repairs 

Recycled Material Collection (outdoor) 

Restaurant (indoor or outdoor) 

Auto Repair, no sales 

Billboard, Offsite Commercial 

Boat Repair, no sales 

Contractor’s Shop & Storage Yard 

Laundromat; dry cleaning and/or laundry 

pickup station for work to be done elsewhere 

Sales/repair of heavy equipment 

Service establishments catering to commerce 

and industry inc. linen supply, freight movers, 

communications services, canteen service, sign 

company and similar uses 

Warehouse 

Wholesale Distributor 

Airports/aviation uses 

Bottling plant/bakery 

Food processing/packaging 

Freight/trucking terminal 

Manufacture of finished products-Indoor only  

Manufacture of finished products 

Propane gas: Sales/minor storage 

Printing/publishing 

Recycled materials processing 

Trade shop (roofing, pluming, electrical, and 

the like) 

Commercial Incinerator 

Storage of Sand/Gravel/Blocks 

Communications Tower 

Municipal wellfield 

Power substation 

Sewer/water plant(on-site) 

Sewage/water plant(off-site) 

Sewer lift station 

Telephone switching station 

Church 

Museum 

Athletic facility 
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PLANNING AND ZONING BOARD 

MEETING 

June 20, 2024 at 5:30 PM 

 

 

AGENDA ITEM TITLE:  
  

DISCUSSION ITEM-FUTURE LAND USE MAP AMENDMENT 

SUBJECT:  

 

The Planning & Zoning Board will hear the request for Future Land Use 

Map amendment for Cypress Creek Village MHP Phase V and recommend 

approval or denial to the Town Commission. 

STAFF ANALYSIS:  

 

A request by Bryan Huner of Hunter Engineering Inc. to amend the 

Future Land Use Map for property located in the Town of Dundee from  

Low Density Residential (LDR) and Conservation to Medium Density 

Residential (MDR) on approximately 35.09 +/- acres. The subject 

property is located north of Cypress Creek Village MHP, further 

described as parcel 272820-000000-044020. 

FISCAL IMPACT:  No Fiscal Impact 

STAFF RECOMMENDATION:  Staff recommends approval. 

ATTACHMENTS:  

 

Staff Report and Maps 
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 To: Planning and Zoning Board 

 Agenda Date: June 20, 2024 

 Department: Planning and Zoning 

 Discussion Topic: Future Land Use Map Amendment 

change from Low Density Residential & Conservation to 

Medium Density Residential. 

 Applicant: Bryan Hunter of Hunter Engineering, LLC 

 Property Owner: Baxter Groves, a Florida General 

Partnership 

      Planning & Zoning Board Recommendation: Pending 

Hearing 

 Town Commission Transmittal Hearing: Pending 

Hearing 

 Town Commission Adoption Hearing: Pending Hearing 

 DEO Comments: Pending 

 Prepared By: Lorraine Peterson, Development Director 

 

 

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             

SITE LOCATION 

The proposed site is located on 35.09 +/- acres of land, west of Highway 27, north of Dundee 

Road, in the Town of Dundee in Section 20, Township 28, Range 27, further described as parcel 

27-28-20-000000-044020. 

 

BACKGROUND  

The Applicant, Bryan Hunter of Hunter Engineering, LLC is requesting an amendment to the 

Future Land Use Map for property located in the Town of Dundee. The current FLU is Low Density 

Residential (LDR)and Conservation with the proposed FLU being Medium Density Residential 

(MDR) as it would be consistent with the Town of Dundee’s FLU districts and compatible with 

the surrounding land uses.  
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PROPOSED FUTURE LAND USE MAP AMENDMENT 

Policy 2.4: Medium Density Residential 

The primary function of the Medium Density Residential classification is to accommodate 

medium density residential development. Permitted uses include duplexes, townhouses, 

apartments, condominiums, mobile home parks or subdivisions, and single-family houses. The 

maximum density is 12.0 residential dwelling units per acre. 

Table 1: 

Density/Intensity Information 
 Existing FLU: LDR 

(35.09 +/- acres) 
Proposed FLU: MDR 
(35.09 +/- acres) 

 
Density/Intensity Low Density Residential: 

5.0 DU/acre 

Medium Density Residential: 

12.0 DU/acre 

 

Density Potential 175.1 DU 
 

421.1 DU 
 

Difference Increase of 246 DU 
 

 
 

ANALYSIS 

This section of the staff report includes data on the surrounding uses, infrastructure conditions, 

environmental conditions, and related Comprehensive Plan policies and Land Development Code 

regulations. 

2.02.02.08. RMH2 mobile home park. 

(A) FLUM designation: Medium-density residential.  

(B) Purpose: The purpose of this district is to establish locations suitable for mobile home 

development on undivided property, along with open space and other amenities for the 

common use of residents; to designate those uses and activities which are appropriate for 

and compatible with such areas; and to establish standards and provisions necessary to 

ensure proper development and public safety in a mobile home park setting.  

(C) Permitted principal uses and structures: Mobile home parks.  

(D) Accessory uses: 

1. Clubhouse, laundry, swimming pool, and other shared facilities for the common use of 

the residents of the park.  

2. No more than one single-family home, at least 800 square feet in size, for the use of a 

resident manager.  

3. Carports, porches, and awnings which are physically attached to mobile homes. Such 

structures shall not exceed a cumulative total of 35 percent of the lot area.  
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4. Storage area for boats, recreational vehicles, and other types of vehicles which exceed 

30 feet in length. Storage area is for the use of park residents only and shall be fenced 

and landscaped. Storage of these units shall be prohibited on individual mobile home 

sites or on park roads.  

(E) Special exception uses: Recreational vehicle park, group home, church, public service 

facilities (see table of land uses).  

(F) Minimum lot requirements: 

1. Minimum size for development site: Five acres, with a width of not less than 150 feet 

and a depth of not less than 200 feet.  

2. Minimum size for mobile home site: 4,000 square feet, with a width of not less than 40 

feet.  

(G) Maximum density: 6.6 units per acre.  

(H) Maximum building height: 35 feet.  

(I) Minimum floor area: 800 square feet.  

(J) Minimum yard requirements: 

1. No mobile home or structure shall be placed less than 50 feet from the front lot line or 

30 feet from other lot lines. Where the development site adjoins property with a 

commercial or industrial zoning designation, the required side and rear setback shall be 

15 feet.  

2. Mobile homes and structures shall be placed at least 20 feet from the pavement edge of 

private park roads.  

3. Mobile homes and freestanding structures serving as common facilities shall be at least 

15 feet apart. No carport or other appurtenant structure may be installed on a mobile 

home less than ten feet from another mobile home or appurtenant structure. This 

distance shall be measured between the closest points of the units.  

(K) Other requirements: 

1. Ownership. Mobile home parks may not be platted or otherwise divided by fee simple 

ownership; however, the sale of interests or memberships on a condominium basis is 

permitted. All facilities, including roads, shall be privately owned or owned in 

common by residents of the park, and shall not occupy parcels of land which are 

deeded separately from the rest of the park. The Town of Dundee shall not be 

responsible for maintenance and/or repair of common facilities within a mobile home 

park.  

2. Parking. For each mobile home site, two paved off-street parking spaces of ten feet by 

20 feet each shall be provided.  

3. Common open space. An area comprising 20 percent of the development site or five 

acres, whichever is less, shall be set aside as common open space as defined in article 

9.  

4. Nonconformities. No new mobile homes may be added to an existing mobile home 

park in an RMH district which does not comply with applicable requirements of this 
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Code. However, previously installed units may be moved and additional property and 

common facilities may be incorporated into the site if such activities will eliminate 

nonconforming conditions or reduce the degree of nonconformity. See section 7.07.00.  

5. Site development plan. No mobile homes, structures or facilities shall be installed or 

constructed until a site development plan meeting the requirements of section 7.02.00 

of this Code has been submitted to and approved by the Town of Dundee. All 

improvements, regardless of timing or project phasing, shall be substantially consistent 

with the approved site development plan.  

Where an existing mobile home park in an RMH district has no site development plan, 

such a plan shall be prepared and submitted to the town prior to the addition, 

improvement, rearrangement or replacement of park facilities or mobile homes.  

Surrounding Uses 

Table 1 lists the Future Land Uses (FLU) for the surrounding areas adjacent to the subject site. 

Table 1: Surrounding Uses 

Northwest 

Polk County 

Pasture w/ Residential 

FLU-RL-1 

Zoning- 

 

North 

Dundee 

Vacant Farmland 

FLU-VLDR & LDR 

Zoning-Unassigned  

& PUD-R 

Northeast 

Dundee 

Vacant Farmland & Industrial 

FLU-VLDR & 

Commercial/Industrial Corridor 

Zoning-Unassigned & CH 

West 

Polk County 

Pasture w/Commercial Building 

FLU-RL-1 

Zoning- 

 

 

Subject Site 

Vacant Farmland 

Current FLU-LDR & CN 

Current Zoning- RSF2/ CN 

Proposed FLU-MDR 

Proposed Zoning-RMH-2 

 

 

East 

Dundee 

Nursery &Vacant Farmland 

FLU-LDR 

Zoning-Unassigned 

Southwest 

Winter Haven 

Vacant Land 

FLU-NR 

Zoning-AG-1 

 

South 

Winter Haven 

Cypress Creek Village  

FLUM-NSUB 

Zoning-PUD 

 

Southeast 

Winter Haven 

Vacant Farmland 

FLU-RL & CON 

Zoning-PUD 

Sources: Polk County Property Appraiser, Polk County Geographical Information System, and site visit by staf 

 

Potable Water and Sanitary Sewer 

Potable water and Sanitary sewer lines are not yet located in the area. An interlocal agreement 

with the city of Winter Haven for potable water and wastewater has been agreed upon, the 

agreement can be found as an attachment in this staff report. 
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Solid Waste 

Dundee transfers solid waste collected in the Town to the Polk County Landfill. As the operators 

of the landfill, the County plans for capacity for all municipalities in the county, as well as 

unincorporated areas. Polk County determined that there is sufficient landfill space for the 

county, including Dundee, to dispose of household garbage for approximately 65 years. 

 

Roads 

 Access to the proposed addition will be from within the previously constructed MHP in addition any 

proposed development will require a full traffic study to determine necessary off-site improvements. 

Coordination with FDOT is required.  

 

Recreation 

The Town currently meets the level of service requirement of 4.5 acres per 1,000 residents as 

established in the Comprehensive Plan. The applicant will be required to provide recreational 

opportunities per the Land Development Code. The dedication of land for park and recreation 

services is 0.0116 acres/dwelling unit. The Town Commission may approve a dedication of 

land, a fee paid in lieu of dedication, or a combination of the two. The Town Commission makes 

this determination at time of concept plan. 

 

Environmental Impacts 

According to the Fish and Wildlife Service (FWS), the sand skink (endangered species) is 

endemic to the sandy ridges of central Florida, occurring in Highlands, Lake, Marion, Orange, 

Osceola, Polk, and Putnam counties. The proposed site is in an area identified as potential 

habitat for the Gopher Tortoises, Sand Skinks and threatened species so, if the proposed project 

continues through to site development plan or subdivision review approval stages, specific 

environmental studies will be completed, and requirements will be addressed. 

 
 
School Impacts 

 

If necessary, the Polk County School Board will review the proposed project as it continues 

through the subdivision review and approval stages. Any development will have to address 

school concurrency issues and any necessary mitigation. 

 

CONSISTENCY WITH THE COMPREHENSIVE PLAN 

The following Town of Dundee Comprehensive Plan policies are relevant to the proposed 

request. The policy is provided with an analysis of how the request may or may not be consistent 

with the Town’s Comprehensive Plan. The request is consistent with the Comprehensive Plan. 
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                                 Table 2: Consistency with the Comprehensive Plan 
 

Comprehensive Plan Policy Analysis 

FLU Policy 5.1: Direct higher densities and 
intensity of use to areas where public 
facilities and services are available or are 
projected to be available. Limit the density 
and intensity of use in areas where public 
facilities and services are not available. 

There is an interlocal agreement with the 
city of Winter Haven. 

FLU Policy 5.2: Ensure that development 
orders or permits for future development 
and redevelopment are issued only if the 
public facilities and services necessary to 
meet the adopted level of service standards 
are available concurrent with the impacts of 
the development as established within all 
Elements of the Town of Dundee 
Comprehensive Plan, including the level of 
service standards listed within the following 
Elements: 
1. Infrastructure Element 
2. Transportation Element 
3. Capital Improvements Element 
4. Public School Facilities Element 

The proposed impacts of the potential 
Future Land Use map amendment can be 
facilitated. There is an interlocal agreement 
with the city of Winter Haven for potable 
water and wastewater. 

FLU Policy 6.1: Locate Future Land Uses 
at densities and intensities that will reduce 
greenhouse gas emissions while 
encouraging energy efficiency and will 
discourage urban sprawl and leap-frog 
development t h a t  u n d u l y  d e p l e t e s  t h e  

physical, social, and fiscal resources of the Town. 

The property is located near an existing 

residential development.  

CIE Policy 2.3: At the time a development 
permit is issued, adequate facility capacity 
is available or will be available when needed 
to serve the development. 

Adequate public facilities will be available 
at the time of final plat approval. There is an 
interlocal agreement for potable and 
wastewater with the city of Winter Haven. 
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PSFE Policy 2.4.1: Final subdivision and 
site plan approvals for residential 
development shall be conditioned upon the 
availability of adequate school capacity as 
per the adopted level of service standards 
(LOS) of this element and as required by 
Section 163.3180(13) F.S. 

The School Board will review any proposed 
projects for concurrency determination 
during the subdivision review process. 

 

 

DEVELOPMENT REVIEW COMMITTEE  

As required by Section 7.02.03.01 (c) of the LDC, DRC members have reviewed the Future Land 

Use Map Amendment for AG Investments of Polk County, LLC with specific regard to the codes 

and ordinances of the Town of Dundee and have given their approval. 

DRC Team: 

TOD Fire Chief- Chief Joseph Carbon 

TOD Public Works Director-Johnathan Vice 

TOD Utilities Director-Tracy Mercer 

TOD Utilities Supervisor- Raymond Morales 

TOD Development Director-Lorraine Peterson 

TOD Consulting Engineering Firm- Rayl Engineering and Surveying, LLC 

TOD Consulting Attorney- Seth Claytor of Boswell & Dunlap, LLP 

 

 

MOTION OPTIONS: 

 

1. I move the Planning & Zoning Board recommend approval to Town Commission of 

the request by Bryan Hunter of Hunter Engineering, Inc. to amend the Future Land Use 

Map for property located in the Town of Dundee from Low Density Residential (LDR) 

and Conservation to Medium Density Residential (MDR) on approximately 35.09 +/- 

acres. The subject property is located north of the Cypress Creek Village MHP, further 

described as parcel 27-28-20-000000-044020 in Section 23, Township 29, and Range 27.  

 

2. I move the Planning & Zoning Board recommend approval with changes to Town 

Commission of the request by Bryan Hunter of Hunter Engineering, Inc. to amend the 

Future Land Use Map for property located in the Town of Dundee from Low Density 

Residential (LDR) and Conservation to Medium Density Residential (MDR) on 

approximately 35.09 +/- acres. The subject property is located north of the Cypress Creek 

Village MHP, further described as parcel 27-28-20-000000-044020 in Section 23, 

Township 29, and Range 27.  
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3. I move the Planning & Zoning recommend denial to Town Commission of the request 

by Bryan Hunter of Hunter Engineering, Inc. to amend the Future Land Use Map for 

property located in the Town of Dundee from Low Density Residential (LDR) and 

Conservation to Medium Density Residential (MDR) on approximately 35.09 +/- acres. 

The subject property is located north of the Cypress Creek Village MHP, further 

described as parcel 27-28-20-000000-044020 in Section 23, Township 29, and Range 27. 

 

 

Attachments: Legal Descriptions  

Location Map 

  Existing Future Land Use Map 

Proposed Future Land Use Map 

Town of Dundee and Winter Haven Interlocal Agreement 
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                          Legal Description 
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                           Location Map 
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Aerial Map Context 
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Existing FLUM Map 

30

Item 2.



Planning and Zoning Board Staff Report 

Page 13 of 44 
 

 

Proposed Future Land Use Map 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit A 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit A 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit A 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit A 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit A 

 

49

Item 2.



Planning and Zoning Board Staff Report 

Page 32 of 44 
 

 

Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit B 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit B 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit B 

52

Item 2.



Planning and Zoning Board Staff Report 

Page 35 of 44 
 

 

Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit B 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit B 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit B 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit B 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit B 
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Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit B 
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 Town of Dundee and Winter Haven Interlocal Agreement for 

Cypress Creek MHP Exhibit B 

 

 

 

 

 

 

59

Item 2.



Planning and Zoning Board Staff Report 

Page 42 of 44 
 

 

Town of Dundee and Winter Haven Interlocal Agreement for Cypress Creek MHP Exhibit C 
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Town of Dundee and Winter Haven Interlocal Agreement for Cypress Creek MHP Exhibit C 
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Town of Dundee and Winter Haven Interlocal Agreement for Cypress Creek MHP Exhibit C 
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PLANNING AND ZONING BOARD 

MEETING 

June 20, 2024 at 5:30 PM 

 

 

AGENDA ITEM TITLE:  
  

DISCUSSION ITEM-ZONING MAP AMENDMENT 

SUBJECT:  

 

The Planning & Zoning Board will hear the request for a Zoning Map 

amendment for Cypress Creek Village MHP Phase V and recommend 

approval or denial to the Town Commission. 

STAFF ANALYSIS:  

 

A request by Bryan Huner of Hunter Engineering Inc. to amend the 

Zoning Map for property located in the Town of Dundee from Moderate-

Density Single Family Residential (RSF-2) and Conservation to Mobile 

Home Park (RMH-2) on approximately 35.09 +/- acres. The subject 

property is located north of Cypress Creek Village MHP, further 

described as parcel 272820-000000-044020. 

FISCAL IMPACT:  No Fiscal Impact 

STAFF RECOMMENDATION:  Staff recommends approval. 

ATTACHMENTS:  

 

Staff Report and Maps 
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PLANNING AND ZONING BOARD 

MEETING 

June 20, 2024 at 5:30 PM 

 

 

AGENDA ITEM TITLE:  
  

DISCUSSION ITEM-FUTURE LAND USE MAP AMENDMENT 

SUBJECT:  

 

The Planning & Zoning Board will hear the request for Future Land Use 

Map amendment for Boulevard Tire and recommend approval or denial to 

the Town Commission. 

STAFF ANALYSIS:  

 

A request by Bryan Huner of Hunter Engineering Inc. to amend the 

Future Land Use Map for property located in the Town of Dundee from 

Low Density Residential (LDR) to Commercial/Industrial on portions of 

14.62 +/- acres of land located East of Hwy. 27, Northside of Sunburst 

Road, and Southside of Kitto Ln. Further described as parcel 272820-

000000-021080.  

FISCAL IMPACT:  No Fiscal Impact 

STAFF RECOMMENDATION:  Staff recommends approval. 

ATTACHMENTS:  

 

Staff Report and Maps 
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PLANNING AND ZONING BOARD 

MEETING 

June 20, 2024 at 5:30 PM 

 

 

AGENDA ITEM TITLE:  
  

DISCUSSION ITEM - FUTURE LAND USE MAP AMENDMENT 

SUBJECT:  

 

The Planning & Zoning Board will hear the request for Future Land Use 

Map amendment for Boulevard Tire and recommend approval or denial to 

the Town Commission. 

STAFF ANALYSIS:  

 

A request by Bryan Huner of Hunter Engineering Inc. to amend the 

Zoning Map for property located in the Town of Dundee from Limited 

Agriculture (AL) and Industrial (IL) to Industrial (IL) on portions of 

14.62 +/- acres of land located East of Hwy. 27, Northside of Sunburst 

Road, and Southside of Kitto Ln. Further described as parcel 272820-

000000-021080.  

FISCAL IMPACT:  No Fiscal Impact 

STAFF RECOMMENDATION:  Staff recommends approval. 

ATTACHMENTS:  

 

Staff Report and Maps 
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