
Variance Application: 25-0796
LUHO Hearing Date: June 23, 2025

Case Reviewer: Wayne Doyon
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Development Services Department

Applicant: Little Harbor Investments, LLC Zoning: PD

Location: Folios: 031587-0001, 031587-0002, 031646-0000 and 031587-0114, Ruskin, FL

Request Summary:

The applicant is requesting a variance from the 30-foot Wetland Conservation Area setback requirement, Section 
4.01.07.B.4 of the Land Development Code (LDC).  The applicant’s specific request, as shown on the site plan submitted 
on 05/06/2025, is to allow for encroachment for asphalt, concrete, pool, pool equipment, fence, and a retaining wall 
to be within the 50-foot Wetland Preservation Area setback.

Requested Variances:
LDC Section: LDC Requirement: Variance: Result:

Section 4.01.07.B.4

No filling, excavating, or placement of 
permanent structures or other 

impervious surfaces shall be allowed 
within a required 50-foot Wetland 

Preservation Area setback.  

50-Foot max 
encroachment for 

asphalt,
concrete, pool, pool 
equipment, fence, 

and a retaining wall 
in the Wetland 

Preservation Area 
setback.

0-foot remaining setback

Findings:
1. The wetland setback compensation planting plan provided on site plans dated 

05/06/2025 will be reviewed through commercial review during site construction 
intake process.

Zoning Administrator Sign Off: Wayne A. Doyon
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DISCLAIMER: 
The variance(s) listed above is based on the information provided in the application by the applicant.  Additional variances 
may be needed after the site has applied for development permits.  The granting of these variances does not obviate the 
applicant or property owner from attaining all additional required approvals including but not limited to:  subdivision or site 
development approvals and building permit approvals. 
 
Approval of this variance petition by Hillsborough County does not constitute a guarantee that the Environmental Protection 
Commission of Hillsborough County (EPC) approvals/permits necessary for the development as proposed will be issued, does 
not itself serve to justify any impact to wetlands, and does not grant any implied or vested environmental approvals. 
 

SURVEY/SITE PLAN 
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Variance Request 
4/11/2025 

Project: South Bay – Bahia Beach Parcel P (AKA 
Little Harbor Parcel P) 

Specific Request – Amend wetland buffer 
requirements within the subject site to be in line with 
adjacent parcels. 

Narrative – This request is being presented for Parcel P within the Bahia 
Beach CDD. Parcel P is located south of Seagrape Drive. The owner of 
the parcel is South Bay CDD Holdings Inc. Please see attached location 
map and Property Cards. Parcel P is bordered by a road to the north and 
west, a development to the east and a man made over grown earthen 
canal to the south. The applicant is planning to permit and construct a 
multi-family project. If the subject site were held to the 50’ buffer 
requirements this project simply would not work. 

When reviewing the project located to the south and the project located 
to the north (both of which are located adjacent to this man-made canal) 
it is clear that with no buffers or very little buffer requirements were 
placed on the parcels because of the canal. These projects have roads, 
infrastructure and buildings within 50 feet of the Top Of Bank (TOB) 
of the canal. EPC considers this canal to be a wetland due to it 
historically being excavated out of wetlands. The TOB is the established 
and approved wetland line. This has been approved by both EPC and 
SWFWMD. We respectfully request to be allowed to have the wetland 
buffer requirements for the subject site amended.  There are a few things 
to consider. 
1. This project could permit and construct a sea wall along the canal
and be relieved from any buffer requirements, but in so doing there
would be wetland impacts a loss of mangrove habitat. It is our opinion
that saving mangrove habitat is more important than a buffer to a man-
made canal/wetland.
2. The canal is owned by the current owners of Parcel P and have by
way of this application given approval for this variance request.

25-0796



South Bay – Bahia Beach Parcel P 
Variance Request – Wetland Buffer (Canal) 
BTC File 1103-06 
Page 2 of 2 

3. The applicant has committed to preserving as much buffer as possible and enhancing the
buffer that will remain in post development, but in leu of a vegetated buffer the applicant will
permit an at least 6’ high, opaque fence to be installed along the boundary of the mangrove habitat.
The mangrove habitat is located within the canal to the TOB of the canal. No mangroves or
wetlands will be impacted by the fence installation. Along with the buffer plantings the opaque
fence will also help to buffer the canal in the same way a 50’ vegetated buffer would.
4. Within the buffer area that will remain in post development the buffer will be enhanced through
planting of appropriate ground cover, mid-level, and canopy-level vegetation.
5. To stay consistent with the parcels to the north and south of this subject site we are of the
opinion that the 50’ buffer requirement is a candidate to have a variance approved.
6. We have had discussions with the Hillsborough County Environmental Protection Commission
(EPC). EPC is in support of this variance request.

Should you have any questions please contact me directly at dillon@bio-techconsulting.com or 
via phone at (727) 742-0222. 

Regards, 

Dillon Reeves 
Environmental Lead 

25-0796
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“Water, Wastewater, and/or Re-

25-0796

Please see Variance Request 4.11.25.

Variance Criteria 4.01.07.B.4
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9 of 11 10/2023VAR

_____________________________ 

25-0796

The southern property line of the subject site is within a man-made canal. The Top of Bank of this
canal is the wetland line approved by both EPC & SWFWMD. This canal does not have a sea
wall. The adjacent sites have construction within the 50' buffer. If this variance is denied then
what has occurred on adjacent parcels will be denied for this project. To stay consistent with the
community and adjacent developments this variance is respectfully requested

If we choose to apply for a permit to construct a seawall along the southern boundary then this
project would not be required to have any wetland buffer. But in so doing all of the mangrove
habitat that currently occupies the bank of the canal would be removed. So to save the mangrove
habitat we think a variance from the wetland buffer is an appropriate request.

The adjacent canal to the south if owned by the current owner of the parcels within this
application. If the variance is approved this project will not need to permit and construct a seawall
and thus mangrove habitat will be saved. This variance will not interfere with or injure the rights of
others whose property would be affected by the allowance of the variance. In Fact, allowing this
variance will help protect those native areas by not requiring a seawall permit and the removal of

This variance generally serves the intent of maintaining protection for environmentally sensitive
lands as well as promotes continuity of development within the same master development.

Approving the variance will not create an illegal act nor will it create a self-imposed hardship.
there is nothing illegal about constructing a development in an area with a reduced buffer. There
have been no listed species observed and none are anticipated within the subject site. Approval
of this variance also does not create a situation that negatively affects the flood zone not imposes
and additional restrictions and/or encumbrances to any other parcels

1. By Approving this variance justice will be done because this site will be held to the same
standards as adjacent parcels and many of the parcel within the master development. If this
variance is denied then this site would be held to a different, more strict standard than the
adjacent sites.
2 By approving this variance justice will be done to the mangrove habitat and environmentally
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Received 
05/06/25 
Development Services
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