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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Simmons Loop Apartment Partners 
WB LLC

FLU Category: SMU- 6

Service Area: Urban

Site Acreage: 56.65

Community 
Plan Area: Riverview

Overlay: None

Introduction Summary:
PD 21-0969 was approved in 2021 to allow 469 multi-family units and a day care center, with up to 100 children. Of 
the 469 residential units, no less than 46 units were required to be single unit type (detached) and at least 28% of all 
the units were required to be single family units (detached) or duplexes. The project utilized the Bonus Density 
provision in the Comprehensive Plan, which required at least 3 different uses to be developed on the property to 
attain a higher density. The applicant is requesting modifications to allow up to 500 residential units with modified 
number required to be single-family detached or duplexes and/or townhomes. Additional commercial uses on the 
non-residential parcel have also been added to give the development more options and flexibility.  

Existing Approval(s): Proposed Modification(s):
469 residential units

- Min. of 46 units to be single-family detached 
units. 

- Min. 28% to be single-family detached or 
duplex units. 

- Remaining units may be multi-family units

500 residential units
- Min. of 50 to be single-family 

attacheddetached/townhomes units
- 26% to be single-family detached or , duplexes or 

townhome units.
- Max. of 376370 to be multi-family units

Non-residential use:
- Daycare (100 children maximum)

Non-residential uses:
- Daycare (150 children maximum)
- Professional Services Office
- Health Practitioners Office
- Church/Synagogue (100 seat maximum)

Additional Information:
PD Variation(s): None Requested as part of this application
Waiver(s) to the Land Development Code: None Requested as part of this application

Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to proposed conditions
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

 

 

Context of Surrounding Area: 
The subject site is generally located within the 6600-6700 block of Simmons Loop along the north and consists of 
eleven folios. The property is within the Urban Service Area and within the Riverview Planned Area. The surrounding 
area primarily consists of a variety of residential uses including single-family to the south and west & multi-family to 
the east. To the north, office and other non-residential uses are present, including restaurants, supermarkets, 
personal service uses, and self-service storage. The property is also in the vicinity of a large hospital, St. Joseph’s 
Hospital- South, located to the northwest of the property. The nearest major roadways to the project site are Big 
Bend Road to the north and Highway 301 to the east. The property has ease of access to these major roadways by 
Simmons Loop. Belmont Elementary School, Sumner Highway School, and Creekside Charter Academy are nearby 
schools.  
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.2 Future Land Use Map 

 

 

Subject Site Future Land Use Category: SMU-6 

Maximum Density/F.A.R.: 6.0 dwelling units per gross acre / 0.35 FAR 

Typical Uses: 

Residential, suburban scale neighborhood commercial, office uses, 
research corporate park uses, light industrial multi-purpose and clustered 
residential and/or mixed use projects at appropriate locations. 
Neighborhood Commercial uses shall meet locational criteria or be part of 
larger mixed use planned development. Office uses are not subject to 
locations criteria. 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Immediate Area Map 

 
Adjacent Zonings and Uses 

Location: Zoning: 

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District: 

Allowable Use: Existing Use: 

North IPD-1 15.8 DU per acre, 
0.58 FAR 

Multi-Family, Office 
Uses, self-storage units 

(mini-warehouses) 

Multi-family apartments 
Mini-warehouses 

South 

PD 23-0522 

6.0 DU per acre 
120 beds 

(Nursing/Extended 
Care Use) 

Single-Family, multi-
family, Nursing, 

Convalescent and 
Extended Care Facilities 

Single-Family 

AS-1 1 DU per acre Agriculture/Single-
Family Single-Family 

RSC-2 (85-0084) 72 DU per acre Single-Family/Mobile 
Home/Modular Home 

Single-Family/Mobile 
Home 
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AR 1 DU per 5 acres Agriculture/Single-
Family Single-Family 

PD 04-1476 2.56 DU per acre, .18 
FAR 

Single-Family, BPO uses, 
CN uses Single-Family 

East  

PD 18-0109 
9 DU per acre, 0.0014 
FAR (2,000 sf of CN 

uses) 
Multi-Family, CN Uses Multi-Family Apartments 

AR 1 DU per 5 acres Agriculture/Single-
Family Single-FamilyVacant 

AS-1 1 DU per acre Agriculture/Single-
Family Single-Family 

West 
PD 10-0619 0.29 FAR Hospital, Medical Office, 

Central Energy Plant 
Hospital, Medical Office, 

Central Energy Plant 

AS-1 1 DU per acre Agriculture/Single-
Family Single-Family 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Approved Site Plan (partial provided below for size and orientation purposes. See Section 8.1 for full site plan)  
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)  
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT)  

 
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

Simmons Loop County Arterial 
- Urban 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 3,298 309 338 
Proposed 3,684 350 384 
Difference (+/1) +386 +41 +46 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North  None None Meets LDC 
South x None None Meets LDC 
East  None None Meets LDC 
West  None Vehicular & Pedestrian Meets LDC 
Notes: 
 
Design Exception/Administrative Variance  Not applicable for this request 
Road Name/Nature of Request Type Finding 
Simmons Loop/ Substandard Roadway Design Exception Previously Approved De Minimus 
Simmons Loop/ Access Spacing Administrative Variance Previously Approved De Minimus 
Notes: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No 

 

Natural Resources  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
☐ No 

 Yes 
 No 

 Yes 
 No 

 
 

Check if Applicable: 
 Wetlands/Other Surface Waters         
 Use of Environmentally Sensitive Land 

Credit        
 Wellhead Protection Area                       

☐ Surface Water Resource Protection Area  

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

☐ Urban/Suburban/Rural Scenic Corridor 
 Adjacent to ELAPP property 
 Other _________________________ 

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

 Design Exc./Adm. Variance Requested  
 Off-site Improvements Provided   

 Yes 
☐ No 

 Yes 
 No 

 Yes 
☐ No See Full Report 

Service Area/ Water & Wastewater 
Urban      ☐ City of Tampa  

☐Rural        City of Temple Terrace  

 Yes 
☐ No 

☐ Yes 
 No 

☐ Yes 
 No  

Hillsborough County School Board  
Adequate     K-5  6-8   9-12    ☐N/A 
Inadequate  K-5  6-8   9-12    ☐N/A 

 Yes 
☐ No 

☐ Yes 
 No 

 Yes 
 No  

Impact/Mobility Fees 
(Fee estimate is based on a 1,200 square foot, Multi-Family Units 1-2 story) 
Mobility: $6,661 * 40 units = $266,440 
Parks: $1,555 * 40 units      = $   62,200 
School: $3,891 * 40 units    = $155,640 
Fire: $249 * 40 units            = $     9,960 
Total Multi-Family (1-2 story)  = $494,240 

Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission  
☐ Meets Locational Criteria       N/A 
☐ Locational Criteria Waiver Requested 
☐ Minimum Density Met            N/A 

 Yes 
☐ No 

 Inconsistent 
 Consistent 

 Yes 
 No  
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility  
 
The proposed plan integrates single-family, two-family, and multi-family uses, as well as non-residential uses on the 
subject site. Proposed modification adds an additional 31 (6.6% increase) residential units, bringing the total to 500 
unit, or 8.83 DU/A. In addition, the percentage of units that must be single-family, two-family or townhomes has also 
been modified to be at least 26%, where previously only 28% of units was required to consist of single-family or two-
family dwellings.  
 
The proposed plan modifies the permitted uses allowed on the non-residential parcel at the southwest corner of the 
subject site. The original PD limited the uses to a Day Care Center, with up to 100 children. The new proposal will allow 
10,000 square feet general office, or 6,000 square feet Medical Office; day care center, with up to 150 children; or a 
church/synagogue with a maximum of 100 seats. The additional uses will give the developer more flexibility to develop 
the property. The proposed uses are all permitted in the standard business-Professional Office (BPO) zoning district. In 
addition, the new plan adds a 10’ Type A buffer yard along the eastern property boundary of the non-residential 
parcel; however, the development will be required to adhere to Land Development Code buffer and screening and 
may be subject to change.  
 
The major modifications of the PD do not raise any compatibility concerns by County Staff. The increase of 6.6% to the 
number of residential units and the addition of uses allowed on the non-residential uses are appropriate changes to 
the Planned Development, allowing more residential in an area of other higher density zonings and more flexibility in 
an area with other low-intensity non-residential uses.  
 
 
5.2 Recommendation      
 
Based on the above considerations, staff finds the proposed Major Modification, subject to the conditions, approvable.  
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6.0 PROPOSED CONDITIONS  
 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
October 23, 2024. 
 

1. The project shall be limited to a Mixed-Use project with up to 469 500 multifamily residential units. Non-
residential uses shall be limited to and a Day Care center, with up to 100 150 children; OR 10,000 sf of 
Professional Services Office or 6,000 sf of Health Practitioners Office; OR a church/synagogue with a maximum 
of 100 seats. Interim agricultural or residential uses shall be permitted.  
 

1.1. Of the 469 500 residential units, no less than 4650 units shall be of a single unit type (Detached).detached 
single family or townhome.  
 

1.2. At least 28%26% of all the units (a minimum of 133130 units and a maximum of 180 units) shall be single 
family units (detached) structures, or duplexes. , or townhomes. Up to 376370 units may be developed as 
Multi-Family residential units (65-75%74%). The location of the single-family, duplex, and townhome 
structures are conceptual and may be changed during permitting. All structures will maintain a 10’ minimum 
separation. Platting shall not be required for this to be considered a mix of uses in accordance with FLU Policy 
19.3. 

 
1.2.1.Should the developer elect to plat a portion of the project as single-family, duplex or townhome units, 

then said platted portion of the project shall develop in accordance with lot standards A, B and C on 
Sheet 3 of this PD.  
 

1.2.2.Single-family detached and duplex units may only be platted if constructed with direct access to a 
roadway complying with the Hillsborough County Technical Manual (TS-3) local roadway section and 
consistent with the requirements of LDC Section 6.02.01.B.  
 

1.3. If the non-residential use is a Day Care, then the maximum building space for the Day Care center shall be 
10,000 sq. ft. and the use shall be subject to the Land Development Code (LDC) Sec. 6.11.24. 
 

1.4. Prior to the issuance of any Certificate of Occupancy for any residential unit, the Day Care use shall be 
constructed and a Certificate of occupancy issued. The developer shall be required to obtain the certificate of 
Occupancy for the building corresponding to the non-residential use within 3 years of the date of issuance of 
the certificate of occupancy that includes the first residential unit under the density bonus (i.e., unit 333). If 
the certificate of occupancy for the building corresponding to the non-residential use has not been issued 
prior to the issuance of the certificate of occupancy that includes the first residential unit under the density 
bonus (i.e., unit 333), then the developer shall cause a financial security to be provided with respect to the 
non-residential use in the form of a $250,000 bond.The developer shall be required to obtain the Certificate 
of Occupancy for the building corresponding to the non-residential use prior to the issuance of the Certificate 
of Occupancy for the first residential unit under the density bonus (i.e. unit 339).  Prior to the issuance of any 
Certificate of Occupancy for any residential unit subject to Bonus Density (the 334th unit), the non-residential 
use shall be constructed and a Certificate of Occupancy issued.  

 
2. Development standards shall be as indicated in the General Site Development Plan and as follows:  

 
2.1. Single Family/Duplex/Townhome units: 

 
Maximum building height: 35 feet/2 3 stories 
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Minimum front yard setback: 20 feet to internal driveways for garages 
Minimum side yard setback: 15 feet to PD lines, 10 feet between buildings  
Minimum rear yard setback: 15 feet to PD lines 

 
2.2. Multi-family units: 

 
Maximum building height: 45 feet 
Minimum side yard setback: 10 feet to PD lines, 20 feet between buildings  
Minimum rear yard setback: 20 feet to PD lines 

 
2.3. Overall residential project: 

 
Maximum building coverage: 40% 
Maximum impervious area: 75% 
 
For detached structures consisting of garages, setbacks to PD lines shall be a minimum of 15 feet.  
 

2.4. Day Care FacilityNon-Residential Uses 
 
Maximum building height: 35 feet; 1 story 
Minimum front yard setback: 20 feet 
Minimum side yard setback: 20 feet to PD lines 
Minimum rear yard setback: 20 feet to PD lines 
 
For detached structures consisting of garages, setbacks to PD lines shall be a minimum of 15 feet.  

 
3. Open space and Community Gathering Areas shall be provided for the residential project and subject to LDC Sec. 

6.02.18. These areas shall consist of pocked parks, amenity center, and other open gathering spaces within the 
project and shall include amenities with passive recreational elements including but no limited to landscape, 
hardscape and benches.  

 
4. Buffer and screening between adjacent parcels shall be as depicted in the General Site Plan. Existing vegetation in 

lieu of the required plantings shall be permitted, subject to Natural Resources approval. A 10-foot buffer shall be 
maintained along Simmons Loop Rd. Screening of this buffer area shall be as shown in the Landscape Buffer Detail 
on the General Site Plan. This buffer space shall be in addition to any area reserved for future road expansions or 
improvements. 

 
5. The additional 2 feet of building setback required for every foot of building height over 20 feet in accordance with 

LDC 6.01.01 footnote 8 shall not apply to the NE corner of the project. A minimum of 20 feet of building setback 
shall be maintained in that area of the site as shown in the General Site Plan. 

 
6. No multifamily structures with more than 2 units shall be placed west of the line indicated on the General Site 

Plan. Multifamily structures with more than 2 units shall be restricted to Eastern portion of the site. Internal 
circulation and location of the units shall be as generally shown on the PD Plan.   

 
7. If PD 21-0969MM 24-0384 is approved, the County Engineer will approve a de minimis request to a Design 

Exception (dated October 14, 2021) and which was found approvablepreviously approved by the County Engineer 
(on November 3, 2021January 27, 2023). Approval of this Design Exception will require +/- 2,000 linear feet of 
improvements consistent with the Hillsborough County Transportation Technical Manual TS-4 typical section with 
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exception provided for to allow 5- foot bike lanes and 6-foot sidewalks where constructed against the back of curb 
due to right-of-way constraints. 

 
8. If PD 21-0969MM 24-0384 is approved, the County Engineer will approve a de minimis request to a Sec. 6.04.02 

Administrative Variance (dated October 14, 2021) and which was found approvablepreviously approved by the 
County Engineer (on November 3, 2021January 27, 2023). Approval of this Administrative Variance will permit the 
reduction of the access spacing minimum distance requirement between the project’s western driveway on 
Simmons Loop Rd. and the next closest driveway approximately +/-55 feet to the west. 

 
9. Primary access to the project shall be provided on Simmons Loop Road from two (2) full access points, as shown on 

the PD Site Plan. The western access connection shall align with the planned access connection for PD 20-0310 
(Simmons Village North) to the south. All existing access connections and driveway aprons that will not be utilized 
for access shall be removed and restored to typical standard at the time of site construction.  

 
10. Prior to or concurrent with the initial phase of development, the developer shall construct an eastbound left turn 

land and westbound right turn lane into the project’s western access connection and an eastbound left turn lane 
into the eastern access connection from Simmons Loop Road.  

 
11. As generally shown on the PD site plan, the developer shall construct a vehicular and pedestrian cross access 

stubout to the adjacent property to the west (folio 77747.0000).  
 
12. Notwithstanding anything shown in the PD site plan or in the PD conditions to the contrary, pedestrian access shall 

be allowed anywhere within the project and along the project boundary consistent with the LDC.  
 
13. The project’s internal access driveways shall include ADA sidewalks connecting all residential units, the non-

residential parcel, amenity areas and all project access connections.  
 
14. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the Environmental 

Protection Commission of Hillsborough County (EPC) approvals/permits necessary for the development as 
proposed will be issued, does not itself serve to justify any impact to wetlands, and does not grant any implied or 
vested right to environmental approvals. 

 
15. The construction and location of any proposed wetland impacts are not approved by this correspondence, but 

shall be reviewed by EPC staff under separate application pursuant to the EPC Wetlands rule detailed in Chapter 1-
11, Rules of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to accomplish reasonable 
use of the subject property. 

 
16. Prior to the issuance of any building or land alteration permits or other development, the approved wetland / 

other surface water (OSW) line must be incorporated into the site plan. The wetland/ OSW line must appear on all 
site plans, labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation Area" 
pursuant to the Hillsborough County Land Development Code (LDC).  

 
17. Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending formal 

agency jurisdictional determinations of wetland and other surface water boundaries and approval by the 
appropriate regulatory agencies. 

 
18. Water distribution system improvements will need to be completed prior to connection to the County’s water 

system. No building permits that would create demand for water service shall be issued until the completion by 
the County of funded Capital Improvement Program projects C32001 - South County Potable Water Repump 
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Station Expansion and C32011 - Potable Water In-Line Booster Pump Station, and the projects are put into 
operation. 

 
18. In accordance with LDC Section 5.03.07.C,  the certified PD general site plan shall expire for the internal 

transportation network and external access points, as well as for any conditions related to the internal 
transportation network and external access points, if site construction plans, or equivalent thereof, have not been 
approved for all or part of the subject Planned Development within 5 years of the effective  date of the PD unless 
an extension is granted as provided in the LDC.  Upon expiration, re-certification of the PD General Site Plan shall 
be required in accordance with provisions set forth in LDC Section 5.03.07.C.  

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

Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically conditioned 
otherwise. References to development standards of the LDC in the above stated conditions shall be interpreted as 
the regulations in effect at the time of preliminary site plan/plat approval.  

 
20. The Development of the project shall proceed in strict accordance with the terms and conditions contained in the 

Development Order, the General Site Plan, the land use conditions contained herein, and all applicable rules, 
regulations, and ordinances of Hillsborough County. 

 
 

 
  

Zoning Administrator Sign Off:   

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL.  
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.  
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7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS 
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8.0 SITE PLANS (FULL) 

8.1 Approved Site Plan (Full) 
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8.0  SITE PLANS (FULL) 

8.2 Proposed Site Plan (Full) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



Transportation Review Comments 

AGENCY REVIEW COMMENT SHEET 

TO: Zoning Technician, Development Services Department DATE: 11/01/2024 

REVIEWER: Richard Perez, AICP AGENCY/DEPT: Transportation 
PLANNING AREA: RV / South PETITION NO:  MM 24-0384 

This agency has no comments. 

This agency has no objection. 

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

This agency objects for the reasons set forth below. 

CONDITIONS OF ZONING APPROVAL 

Revised Conditions: 

1.2. b. Single-family detached and duplex units may only be platted if constructed with direct access to a 
roadway complying with the Hillsborough County Technical Manual (TS-3) local roadway section and 
consistent with the requirements of LDC, Sec. 6.02.01. B. 

7. If PD 21-0969 MM 24-0384 is approved, the County Engineer will approve a de minimis request to a
Design Exception (dated October 14, 2021) and which was previously found approvable approved by the
County Engineer (on November 3, 2021January 27, 2023). Approval of this Design Exception will require
+/- 2,000 linear feet of improvements consistent with the Hillsborough County Transportation Technical
Manual TS-4 typical section with exception provided for to allow 5-foot bike lanes and 6-foot sidewalks
where constructed against the back of curb due to right-of-way constraints.
8 . If PD 21-0969 MM 24-0384 is approved, the County Engineer will approve a de minimis request to a 
Sec. 6.04.02 Administrative Variance (dated October 14, 2021) and which was previously approved found 
approvable by the County Engineer (on November 3, 2021January 27, 2023). Approval of this 
Administrative Variance will permit the reduction of the access spacing minimum distance requirement 
between the project’s western driveway on Simmons Loop Rd. and the next closest driveway approximately 
+/-55 feet to the west. 

PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to modify Planned Development (PD) #21-0969 to increase total number of 
residential units, allow for additional non-residential uses, and add alleyway access design details. PD# 21-
0969 was approved as rental/residential community consisting of a mix of detached and attached dwelling 
units; and multi-story apartment buildings, with a day care. The Future Land Use designation of the site is 
SMU-6. 



    
  Transportation Review Comments 
 

Trip Generation Analysis 
The applicant submitted a trip generation and site access analysis as required by the Development Review 
Procedures Manual (DRPM).  Staff has prepared a comparison of the trips potentially generated under the 
existing and proposed zoning designations, utilizing a generalized worst-case scenario. Data presented 
below is based on the Institute of Transportation Engineer’s Trip Generation Manual, 11th Edition.  
 
Approved Zoning: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
PD: Single Family Detached -136 Units (ITE 210) 1,338 99 133 

PD: Multi-Family - 336 Units (ITE 221) 1,556 136 131 

PD: Day Care – 100 Students (ITE 565) 404 74 74 

Total: 3,298 309 338 
 
Proposed Zoning:   

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 
AM PM 

PD: Single Family Detached -135 Units (ITE 210) 1,330 97 132 

PD: Multi-Family - 320 Units (ITE 221) 1,480 129 125 

PD: Town Homes – 45 Units (ITE 215) 292 17 23 

PD: Day Care – 150 Students (ITE 565) 582 107 104 

Total: 3,684 350 384 

Trip Generation Difference: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
Difference +386 +41 +46 

 
The proposed rezoning will result in an increase in potential trip generation by 386 daily trips, 41 AM 
peak hour and 46 PM peak hour trips. 
 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
The site fronts the south side of Simmons Loop Rd.   
 
Simmons Loop Rd. is a substandard 2-lane, collector road, characterized by +/-22 feet of pavement in 
average condition. The existing right-of-way on Simmons Loop Road in the vicinity of the project is +/-63 
feet.  There are no paved shoulders along the roadway. There are bike lanes and sidewalks immediately to 
the east of the subject property and +/-2,000 feet west of the project site along Simmons Loop Road. 
 



    
  Transportation Review Comments 
 

Pursuant to the Hillsborough County Transportation Technical Manual, an urban collector roadway shall 
meet the typical section TS-4 standard.  TS-4 standard includes 11-foot-wide lanes, 7-foot buffered bike 
lanes, F-type curbs and 5-foot wide sidewalks on both sides within a minimum of 64 feet of right-of-way.   
 
The applicant had previously obtained approval of a design exception to improve approximately 2,000 
linear feet of Simmons Loop Rd., as further discussed in the design exception de minimis finding below, 
and will connect to the proposed improvements (to be constructed by the developer of PD 20-0310 - 
Simmons Village North) west of the project and existing improvements east of the project. 
 
Planned Infrastructure Improvements by Others: 
 
The developer of approved PD 20-0310 (Simmons Village North) is constructing the Gate Dancer Rd. 
northern segment connecting to Simmons Loop Rd., creating a “T” intersection where the existing road 
turns east toward U.S. Highway 301.  The new road is being constructed as a collector road.  At the new 
intersection, north/south movements will be prioritized (i.e. traffic will be allowed to flow freely), and the 
eastern leg of the intersection will be stop controlled. Additionally, the developer of Simmons Village North 
is required to improve approximately 300 ft of Simmons Loop Road east of the new intersection. 
 
Improvements Completed by Others: 
 
Recently completed infrastructure improvement associated with construction of Planned Developments 
(PD 04-1476 and 18-0109) to the east of the subject property include a bike lane and curbing on the north 
side and sidewalks on both sides, along the projects’ respective frontages, of Simmons Loop Rd.    
 
SITE ACCESS 
The proposed PD site plan provides for two (2) full access connections to Simmons Loop Rd.  
Based on the applicant’s site access analysis, a 245-foot eastbound left turn lane is warranted, and a 195-
foot westbound right turn lane is warranted to serve the project’s western access connection on Simmons 
Loop Rd. Only a 245-foot eastbound left turn lane is warranted for the project’s eastern access on Simmons 
Loop Rd. 
 
The PD Site Plan provides cross access to the adjacent property to the west (folio# 77747.0000) as required 
per LDC, Sec. 6.04.03. Q.  
 
Staff notes that pursuant to LDC, Section 6.02.01.B. platted single family detached and duplex units must 
have direct access to a roadway and therefore cannot have sole access via internal private drive aisles.  As 
such staff is proposing a revised condition of approval to previously approved condition 1.2. to require 
internal local roadways are constructed to provide access to single family detached and duplex units in the 
event the developer may elect to plat said units. 
 
REQUESTED DESIGN EXCEPTION DE MINIMIS FINDING– SIMMONS LOOP ROAD 
 
As Simmons Loop Rd. is a substandard collector roadway, the applicant’s Engineer of Record (EOR) 
previously submitted a Design Exception request (dated October 14, 2021) to determine the specific 
improvements that would be required by the County Engineer.  Based on factors presented in the Design 
Exception request, the County Engineer found the Design Exception approved the request on January 27, 
2023.  To mitigate the deviations from the Hillsborough County Transportation Technical Manual (TTM) 
TS-4 Typical Section (for 2-Lane, undivided, urban collector roadways) the developer has proposed to 
improve 2,000 linear feet of Simmons Loop Rd to standard with the following exceptions: 
 



    
  Transportation Review Comments 
 

1) Bike Lanes - TS-4 requires 7-foot buffered bike lanes. Due to right of way constraints, the developer 
proposes to provide 5-foot bike lanes.   
 

2) Sidewalk -- TS-4 requires sidewalk on both sides of the roadway. The sidewalk to be provided as 
follows:  

 
a. Sidewalk on the northside of Simmons Loop along the property frontage is to be provided. The 

sidewalk will vary between 5 feet and 6 feet. The 6-foot sidewalk is provided where the sidewalk is 
adjacent to the curb due to right of way constraints.  

 
b. The sidewalk on the northside is to be extended east to tie into the existing sidewalk. 

 
No changes to this Design Exception were proposed by the applicant. The County Engineer found the 
requested zoning changes will have no effect on this Design Exception. As such, the County Engineer 
will approve a de minimis exception to the previously approved Design Exception in the event MM 24-
0384 is approved. 
 
REQUESTED ADMINISTRATIVE VARIANCE DE MINIMIS FINDING: 
 
The applicant previously submitted a Section 6.04.02.B. Administrative Variance Request (dated October 
14, 2021) from the Section 6.04.07 LDC requirement, governing minimum spacing for access connections 
(driveways).  The project’s western access connection is planned to align with the approved access 
connection to the south for PD 20-0310 (Simmons Village North), however there is an existing single 
residential driveway on the north side of Simmons Loop Rd. +/-55 feet to west of the proposed access 
connection. The LDC a minimum of 245 feet spacing between driveways on Simmons Loop Rd. Based on 
factors presented in the Administrative Variance Request, the County Engineer approved the request on 
January 27, 2023.   
 
The County Engineer found the requested zoning changes will have no effect on this Administrative 
Variance. As such, the County Engineer will approve a de minimis exception to the previously approved 
Administrative Variance if MM 24-0384 is approved. 
 
 
LEVEL OF SERVICE (LOS)  
 
Simmons Loop Rd is not a regulated roadway within 2020 Hillsborough County Level of Service (LOS) 
Report 





















































































Transportation Comment Sheet  
 

 

 

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

Simmons Loop County Collector 
- Urban 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 3,298 309 338 
Proposed 3,684 350 384 
Difference (+/-) +386 +41 +46 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North  None None Meets LDC 
South X None None Meets LDC 
East  None None Meets LDC 
West  None Vehicular & Pedestrian Meets LDC 
Notes:  
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Simmons Loop/ Substandard Roadway Design Exception Previously Approved De Minimis 
Simmons Loop/ Access Spacing Administrative Variance Previously Approved De Minimis 
Notes: 

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

 Design Exception/Adm. Variance Requested 
 Off-Site Improvements Provided 

 Yes  N/A 
 No 

 Yes 
 No See report. 



COUNTY OF HILLSBOROUGH 
ZONING HEARING MASTER’S RECOMMENDATION 

Application number: MM 24-0384 

Hearing date: December 16, 2024 

Applicant: Simmons Loop Apartment Partners WB LLC 

Request: Major Modification to a Planned Development 

Location: North side of Simmons Loop, west of South U.S. 
Highway 301, Riverview 

Parcel size: 56.65 acres +/- 

Existing zoning: PD 21-0969 

Future land use designation: SMU-6 (6 du/ac; 0.25 FAR) 

Service area: Urban Services Area 

Community planning area: Riverview Community Plan 
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A. APPLICATION REVIEW

DEVELOPMENT SERVICES STAFF REPORT 
APPLICATION REVIEW SUMMARY AND RECOMMENDATION 
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PD Modification Application: MM 24-0384
Zoning Hearing Master Date: December 16, 2024

BOCC Land Use Meeting Date: February 11, 2025

Template created: 8-17-21

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Simmons Loop Apartment Partners 
WB LLC

FLU Category: SMU- 6

Service Area: Urban

Site Acreage: 56.65

Community 
Plan Area: Riverview

Overlay: None

Introduction Summary:
PD 21-0969 was approved in 2021 to allow 469 multi-family units and a day care center, with up to 100 children. Of 
the 469 residential units, no less than 46 units were required to be single unit type (detached) and at least 28% of all 
the units were required to be single family units (detached) or duplexes. The project utilized the Bonus Density 
provision in the Comprehensive Plan, which required at least 3 different uses to be developed on the property to 
attain a higher density. The applicant is requesting modifications to allow up to 500 residential units with modified 
number required to be single-family detached or duplexes and/or townhomes. Additional commercial uses on the 
non-residential parcel have also been added to give the development more options and flexibility.  

Existing Approval(s): Proposed Modification(s):
469 residential units

- Min. of 46 units to be single-family detached
units.

- Min. 28% to be single-family detached or
duplex units.

- Remaining units may be multi-family units

500 residential units
- Min. of 50 to be single-family

attacheddetached/townhomes units
- 26% to be single-family detached or , duplexes or

townhome units.
- Max. of 376370 to be multi-family units

Non-residential use:
- Daycare (100 children maximum)

Non-residential uses:
- Daycare (150 children maximum)
- Professional Services Office
- Health Practitioners Office
- Church/Synagogue (100 seat maximum)

Additional Information:
PD Variation(s): None Requested as part of this application
Waiver(s) to the Land Development Code: None Requested as part of this application

Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to proposed conditions
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.1 Vicinity Map  

Context of Surrounding Area: 
The subject site is generally located within the 6600-6700 block of Simmons Loop along the north and consists of 
eleven folios. The property is within the Urban Service Area and within the Riverview Planned Area. The surrounding 
area primarily consists of a variety of residential uses including single-family to the south and west & multi-family to 
the east. To the north, office and other non-residential uses are present, including restaurants, supermarkets, 
personal service uses, and self-service storage. The property is also in the vicinity of a large hospital, St. Joseph’s 
Hospital- South, located to the northwest of the property. The nearest major roadways to the project site are Big 
Bend Road to the north and Highway 301 to the east. The property has ease of access to these major roadways by 
Simmons Loop. Belmont Elementary School, Sumner Highway School, and Creekside Charter Academy are nearby 
schools.  
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.2 Future Land Use Map 

Subject Site Future Land Use Category: SMU-6 

Maximum Density/F.A.R.: 6.0 dwelling units per gross acre / 0.35 FAR 

Typical Uses: 

Residential, suburban scale neighborhood commercial, office uses, 
research corporate park uses, light industrial multi-purpose and clustered 
residential and/or mixed use projects at appropriate locations. 
Neighborhood Commercial uses shall meet locational criteria or be part of 
larger mixed use planned development. Office uses are not subject to 
locations criteria. 
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.3 Immediate Area Map 

Adjacent Zonings and Uses 

Location: Zoning: 

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District: 

Allowable Use: Existing Use: 

North IPD-1 15.8 DU per acre, 
0.58 FAR 

Multi-Family, Office 
Uses, self-storage units 

(mini-warehouses) 

Multi-family apartments 
Mini-warehouses 

South 

PD 23-0522 

6.0 DU per acre 
120 beds 

(Nursing/Extended 
Care Use) 

Single-Family, multi-
family, Nursing, 

Convalescent and 
Extended Care Facilities 

Single-Family 

AS-1 1 DU per acre Agriculture/Single-
Family Single-Family 

RSC-2 (85-0084) 72 DU per acre Single-Family/Mobile 
Home/Modular Home 

Single-Family/Mobile 
Home 
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

AR 1 DU per 5 acres Agriculture/Single-
Family Single-Family 

PD 04-1476 2.56 DU per acre, .18 
FAR 

Single-Family, BPO uses, 
CN uses Single-Family 

East 

PD 18-0109 
9 DU per acre, 0.0014 
FAR (2,000 sf of CN 

uses) 
Multi-Family, CN Uses Multi-Family Apartments 

AR 1 DU per 5 acres Agriculture/Single-
Family Single-FamilyVacant 

AS-1 1 DU per acre Agriculture/Single-
Family Single-Family 

West 
PD 10-0619 0.29 FAR Hospital, Medical Office, 

Central Energy Plant 
Hospital, Medical Office, 

Central Energy Plant 

AS-1 1 DU per acre Agriculture/Single-
Family Single-Family 
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Approved Site Plan (partial provided below for size and orientation purposes. See Section 8.1 for full site plan) 
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

2.0 LAND USE MAP SET AND SUMMARY DATA  

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan) 
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT) 

Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

Simmons Loop County Arterial 
- Urban

2 Lanes 
Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Project Trip Generation  Not applicable for this request 
Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips

Existing 3,298 309 338 
Proposed 3,684 350 384 
Difference (+/1) +386 +41 +46
*Trips reported are based on net new external trips unless otherwise noted.

Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North None None Meets LDC 
South x None None Meets LDC 
East None None Meets LDC 
West None Vehicular & Pedestrian Meets LDC 
Notes: 

Design Exception/Administrative Variance  Not applicable for this request 
Road Name/Nature of Request Type Finding 
Simmons Loop/ Substandard Roadway Design Exception Previously Approved De Minimus 
Simmons Loop/ Access Spacing Administrative Variance Previously Approved De Minimus 
Notes: 
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 

INFORMATION/REVIEWING AGENCY 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission Yes
No

Yes
No

Yes
No

Natural Resources Yes
No

Yes
No

Yes
No

Conservation & Environ. Lands Mgmt. Yes
No

Yes
No

Yes
No

Check if Applicable: 
Wetlands/Other Surface Waters
Use of Environmentally Sensitive Land

Credit
Wellhead Protection Area
Surface Water Resource Protection Area

Potable Water Wellfield Protection Area
Significant Wildlife Habitat
Coastal High Hazard Area
Urban/Suburban/Rural Scenic Corridor
Adjacent to ELAPP property
Other _________________________

Public Facilities: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

Design Exc./Adm. Variance Requested
Off-site Improvements Provided

Yes
No

Yes
No

Yes
No See Full Report 

Service Area/ Water & Wastewater 
Urban       City of Tampa
Rural City of Temple Terrace

Yes
No

Yes
No

Yes
No

Hillsborough County School Board  
Adequate     K-5  6-8   9-12    N/A 
Inadequate  K-5  6-8   9-12    N/A 

Yes
No

Yes
No

Yes
No

Impact/Mobility Fees 
(Fee estimate is based on a 1,200 square foot, Multi-Family Units 1-2 story) 
Mobility: $6,661 * 40 units = $266,440 
Parks: $1,555 * 40 units      = $   62,200 
School: $3,891 * 40 units    = $155,640 
Fire: $249 * 40 units            = $     9,960 
Total Multi-Family (1-2 story)  = $494,240 

Comprehensive Plan: Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission 

Meets Locational Criteria N/A
Locational Criteria Waiver Requested
Minimum Density Met N/A

Yes
No

Inconsistent
Consistent

Yes
No
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility 

The proposed plan integrates single-family, two-family, and multi-family uses, as well as non-residential uses on the 
subject site. Proposed modification adds an additional 31 (6.6% increase) residential units, bringing the total to 500 
unit, or 8.83 DU/A. In addition, the percentage of units that must be single-family, two-family or townhomes has also 
been modified to be at least 26%, where previously only 28% of units was required to consist of single-family or two-
family dwellings.  

The proposed plan modifies the permitted uses allowed on the non-residential parcel at the southwest corner of the 
subject site. The original PD limited the uses to a Day Care Center, with up to 100 children. The new proposal will allow 
10,000 square feet general office, or 6,000 square feet Medical Office; day care center, with up to 150 children; or a 
church/synagogue with a maximum of 100 seats. The additional uses will give the developer more flexibility to develop 
the property. The proposed uses are all permitted in the standard business-Professional Office (BPO) zoning district. In 
addition, the new plan adds a 10’ Type A buffer yard along the eastern property boundary of the non-residential 
parcel; however, the development will be required to adhere to Land Development Code buffer and screening and 
may be subject to change. 

The major modifications of the PD do not raise any compatibility concerns by County Staff. The increase of 6.6% to the 
number of residential units and the addition of uses allowed on the non-residential uses are appropriate changes to 
the Planned Development, allowing more residential in an area of other higher density zonings and more flexibility in 
an area with other low-intensity non-residential uses.  

5.2 Recommendation 

Based on the above considerations, staff finds the proposed Major Modification, subject to the conditions, approvable. 
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

6.0 PROPOSED CONDITIONS 

Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
October 23, 2024. 

1. The project shall be limited to a Mixed-Use project with up to 469 500 multifamily residential units. Non-
residential uses shall be limited to and a Day Care center, with up to 100 150 children; OR 10,000 sf of
Professional Services Office or 6,000 sf of Health Practitioners Office; OR a church/synagogue with a maximum
of 100 seats. Interim agricultural or residential uses shall be permitted.

1.1. Of the 469 500 residential units, no less than 4650 units shall be of a single unit type (Detached).detached 
single family or townhome. 

1.2. At least 28%26% of all the units (a minimum of 133130 units and a maximum of 180 units) shall be single 
family units (detached) structures, or duplexes. , or townhomes. Up to 376370 units may be developed as 
Multi-Family residential units (65-75%74%). The location of the single-family, duplex, and townhome 
structures are conceptual and may be changed during permitting. All structures will maintain a 10’ minimum 
separation. Platting shall not be required for this to be considered a mix of uses in accordance with FLU Policy 
19.3. 

1.2.1.Should the developer elect to plat a portion of the project as single-family, duplex or townhome units, 
then said platted portion of the project shall develop in accordance with lot standards A, B and C on 
Sheet 3 of this PD.  

1.2.2.Single-family detached and duplex units may only be platted if constructed with direct access to a 
roadway complying with the Hillsborough County Technical Manual (TS-3) local roadway section and 
consistent with the requirements of LDC Section 6.02.01.B.  

1.3. If the non-residential use is a Day Care, then the maximum building space for the Day Care center shall be 
10,000 sq. ft. and the use shall be subject to the Land Development Code (LDC) Sec. 6.11.24.  

1.4. Prior to the issuance of any Certificate of Occupancy for any residential unit, the Day Care use shall be 
constructed and a Certificate of occupancy issued. The developer shall be required to obtain the certificate of 
Occupancy for the building corresponding to the non-residential use within 3 years of the date of issuance of 
the certificate of occupancy that includes the first residential unit under the density bonus (i.e., unit 333). If 
the certificate of occupancy for the building corresponding to the non-residential use has not been issued 
prior to the issuance of the certificate of occupancy that includes the first residential unit under the density 
bonus (i.e., unit 333), then the developer shall cause a financial security to be provided with respect to the 
non-residential use in the form of a $250,000 bond.The developer shall be required to obtain the Certificate 
of Occupancy for the building corresponding to the non-residential use prior to the issuance of the Certificate 
of Occupancy for the first residential unit under the density bonus (i.e. unit 339).  Prior to the issuance of any 
Certificate of Occupancy for any residential unit subject to Bonus Density (the 334th unit), the non-residential 
use shall be constructed and a Certificate of Occupancy issued.  

2. Development standards shall be as indicated in the General Site Development Plan and as follows:

2.1. Single Family/Duplex/Townhome units: 

Maximum building height: 35 feet/2 3 stories 
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

Minimum front yard setback: 20 feet to internal driveways for garages  
Minimum side yard setback: 15 feet to PD lines, 10 feet between buildings  
Minimum rear yard setback: 15 feet to PD lines 

2.2. Multi-family units: 

Maximum building height: 45 feet 
Minimum side yard setback: 10 feet to PD lines, 20 feet between buildings  
Minimum rear yard setback: 20 feet to PD lines 

2.3. Overall residential project: 

Maximum building coverage: 40% 
Maximum impervious area: 75% 

For detached structures consisting of garages, setbacks to PD lines shall be a minimum of 15 feet. 

2.4. Day Care FacilityNon-Residential Uses 

Maximum building height: 35 feet; 1 story 
Minimum front yard setback: 20 feet 
Minimum side yard setback: 20 feet to PD lines 
Minimum rear yard setback: 20 feet to PD lines 

For detached structures consisting of garages, setbacks to PD lines shall be a minimum of 15 feet. 

3. Open space and Community Gathering Areas shall be provided for the residential project and subject to LDC Sec.
6.02.18. These areas shall consist of pocked parks, amenity center, and other open gathering spaces within the
project and shall include amenities with passive recreational elements including but no limited to landscape,
hardscape and benches.

4. Buffer and screening between adjacent parcels shall be as depicted in the General Site Plan. Existing vegetation in
lieu of the required plantings shall be permitted, subject to Natural Resources approval. A 10-foot buffer shall be
maintained along Simmons Loop Rd. Screening of this buffer area shall be as shown in the Landscape Buffer Detail
on the General Site Plan. This buffer space shall be in addition to any area reserved for future road expansions or
improvements.

5. The additional 2 feet of building setback required for every foot of building height over 20 feet in accordance with
LDC 6.01.01 footnote 8 shall not apply to the NE corner of the project. A minimum of 20 feet of building setback
shall be maintained in that area of the site as shown in the General Site Plan.

6. No multifamily structures with more than 2 units shall be placed west of the line indicated on the General Site
Plan. Multifamily structures with more than 2 units shall be restricted to Eastern portion of the site. Internal
circulation and location of the units shall be as generally shown on the PD Plan.

7. If PD 21-0969MM 24-0384 is approved, the County Engineer will approve a de minimis request to a Design
Exception (dated October 14, 2021) and which was found approvablepreviously approved by the County Engineer
(on November 3, 2021January 27, 2023). Approval of this Design Exception will require +/- 2,000 linear feet of
improvements consistent with the Hillsborough County Transportation Technical Manual TS-4 typical section with
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APPLICATION NUMBER: MM 24-0384 
ZHM HEARING DATE: December 16, 2024 
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin 

exception provided for to allow 5- foot bike lanes and 6-foot sidewalks where constructed against the back of curb 
due to right-of-way constraints. 

8. If PD 21-0969MM 24-0384 is approved, the County Engineer will approve a de minimis request to a Sec. 6.04.02
Administrative Variance (dated October 14, 2021) and which was found approvablepreviously approved by the
County Engineer (on November 3, 2021January 27, 2023). Approval of this Administrative Variance will permit the
reduction of the access spacing minimum distance requirement between the project’s western driveway on
Simmons Loop Rd. and the next closest driveway approximately +/-55 feet to the west.

9. Primary access to the project shall be provided on Simmons Loop Road from two (2) full access points, as shown on
the PD Site Plan. The western access connection shall align with the planned access connection for PD 20-0310
(Simmons Village North) to the south. All existing access connections and driveway aprons that will not be utilized
for access shall be removed and restored to typical standard at the time of site construction.

10. Prior to or concurrent with the initial phase of development, the developer shall construct an eastbound left turn
land and westbound right turn lane into the project’s western access connection and an eastbound left turn lane
into the eastern access connection from Simmons Loop Road.

11. As generally shown on the PD site plan, the developer shall construct a vehicular and pedestrian cross access
stubout to the adjacent property to the west (folio 77747.0000).

12. Notwithstanding anything shown in the PD site plan or in the PD conditions to the contrary, pedestrian access shall
be allowed anywhere within the project and along the project boundary consistent with the LDC.

13. The project’s internal access driveways shall include ADA sidewalks connecting all residential units, the non-
residential parcel, amenity areas and all project access connections.

14. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the Environmental
Protection Commission of Hillsborough County (EPC) approvals/permits necessary for the development as
proposed will be issued, does not itself serve to justify any impact to wetlands, and does not grant any implied or
vested right to environmental approvals.

15. The construction and location of any proposed wetland impacts are not approved by this correspondence, but
shall be reviewed by EPC staff under separate application pursuant to the EPC Wetlands rule detailed in Chapter 1-
11, Rules of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to accomplish reasonable
use of the subject property.

16. Prior to the issuance of any building or land alteration permits or other development, the approved wetland /
other surface water (OSW) line must be incorporated into the site plan. The wetland/ OSW line must appear on all
site plans, labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation Area"
pursuant to the Hillsborough County Land Development Code (LDC).

17. Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending formal
agency jurisdictional determinations of wetland and other surface water boundaries and approval by the
appropriate regulatory agencies.

18. Water distribution system improvements will need to be completed prior to connection to the County’s water
system. No building permits that would create demand for water service shall be issued until the completion by 
the County of funded Capital Improvement Program projects C32001 - South County Potable Water Repump 
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APPLICATION NUMBER: MM 24-0384
ZHM HEARING DATE: December 16, 2024
BOCC LUM MEETING DATE: February 11, 2025 Case Reviewer: Jared Follin

Station Expansion and C32011 - Potable Water In-Line Booster Pump Station, and the projects are put into 
operation.

18. In accordance with LDC Section 5.03.07.C, the certified PD general site plan shall expire for the internal
transportation network and external access points, as well as for any conditions related to the internal 
transportation network and external access points, if site construction plans, or equivalent thereof, have not been 
approved for all or part of the subject Planned Development within 5 years of the effective date of the PD unless 
an extension is granted as provided in the LDC. Upon expiration, re-certification of the PD General Site Plan shall 
be required in accordance with provisions set forth in LDC Section 5.03.07.C.

19. If the notes and/or graphic on the site plan are in conflict with specific zoning conditions and/or the Land
Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically conditioned
otherwise. References to development standards of the LDC in the above stated conditions shall be interpreted as
the regulations in effect at the time of preliminary site plan/plat approval.

20. The Development of the project shall proceed in strict accordance with the terms and conditions contained in the
Development Order, the General Site Plan, the land use conditions contained herein, and all applicable rules,
regulations, and ordinances of Hillsborough County.

Zoning Administrator Sign Off: 

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL. 
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.
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B. HEARING SUMMARY

This case was heard by the Hillsborough County Zoning Hearing Master on December 
16, 2024. Ms. Michelle Heinrich of the Hillsborough County Development Services 
Department introduced the petition.  

Applicant 
Mr. Gordon Schiff spoke on behalf of the applicant. Mr. Schiff introduced the applicant’s 
development team and presented a summary of the major modification request.  

Mr. Tristan Lamontaigne stated he is a representative of 2nd Wave Development, which 
is the sponsor of the development project, and has been the project manager since the 
original rezoning process in 2021. 

Ms. Alexis Crespo, AICP stated she is a representative of RVi Planning and Landscape 
Architecture. Ms. Crespo presented the major modification request in detail, responded 
to the zoning hearing master’s questions, and provided testimony as reflected in the 
hearing transcript. 

Mr. Jeremy Couch, PE stated he is with Tampa Civil Design and is the engineer of record 
for the development project. Mr. Couch stated the applicant’s plans are in compliance 
with the LDC and DRPM. Mr. Couch provided testimony related to the site and 
construction plans as reflected in the hearing transcript. 

Mr. Steve Henry, PE, stated he is with Lincks & Associates. Mr. Henry stated his firm 
conducted the transportation analyses for the development project and prepared the 
design exceptions and administrative variances. Mr. Henry provided testimony as 
reflected in the hearing transcript. 

Development Services Department 
Mr. Jared Follin, Hillsborough County Development Services Department, presented a 
summary of the findings and analysis as detailed in the revised staff report previously 
submitted to the record.  

Planning Commission 
Ms. Tyrek Royal, Hillsborough County City-County Planning Commission, presented a 
summary of the findings and analysis as detailed in the Planning Commission report 
previously submitted into the record. 

Proponents 
The Zoning Hearing Master asked whether there was anyone at the hearing in person or 
online to speak in support of the application. There were none. 

Opponents 
The Zoning Hearing Master asked whether there was anyone at the hearing in person or 
online to speak in opposition to the application. There were none. 

17 of 20



Development Services Department 
Ms. Heinrich stated the Development Services Department had nothing further. 

Applicant Rebuttal 
Mr. Schiff stated the applicant had nothing further. 

The hearing officer closed the hearing on MM 24-0384. 

C. EVIDENCE SUMBITTED
Ms. Ashley Rome submitted to the record at the hearing a copy of the revised 
Development Services staff report. 

D. FINDINGS OF FACT

1. The Subject Property consists of eleven folio parcels with approximately 56.65
acres located on the north side of Simmons Loop, west of the U.S. Highway 301,
in Riverview.

2. The Subject Property is designated SMU-6 on the Future Land Use map and is
zoned PD 21-0969.

3. The Subject Property is in the Urban Services Area and is located within the
boundaries of the Riverview Community Plan.

4. The general area surrounding the Subject Property is a rapidly developing area
south of Big Bend Road and west of South U.S. Highway 301. The area consists
of a variety of residential uses to the south, east, and west. A hospital, office,
shopping, self-storage, and personal services uses exist to the north.

5. The Subject Property’s PD 21-0969 zoning allows 469 residential units and a day
care center for up to 100 students. The 469 residential units are required to consist
of at least 46 single-family detached units and a minimum of 28 percent single-
family detached or duplex units, and the remaining number may consist of multi-
family units. The Subject Property’s PD zoning applied the comprehensive plan’s
Mixed Use Density Bonus provision to attain a higher density.

6. The applicant is requesting a Major Modification to increase the number of
residential units from 469 to 500 and modify the non-residential component to allow
the following: a 10,000-square-foot day care center for up to 150 students; or a
10,000-square-foot office use; or a 6,000-square-foot medical office use; or a 100-
seat-capacity place of worship. The proposed 500 residential units would consist
of at least 50 single-family detached or townhome units; 26 percent of the total
residential units would be single-family detached, duplex, or townhome units; and
up to 370 units could be multi-family.
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7. The applicant requested a de minimis exception to a Design Exception that the
County Engineer previously approved in January 2023 related to substandard
roadway improvements on Simmons Loop Road. The County Engineer found the
requested major modification will have no effect on the previously approved Design
Exception and will approve the exception if the major modification is approved.

8. The applicant requested a de minimis exception to an Administrative Variance that
the County Engineer previously approved in January 2023 to reduce the access
spacing minimum distance requirement between the project’s western driveway
on Simmons Loop Road and the next nearest driveway approximately 55 feet to
the west. The County Engineer found the requested major modification will have
no effect on the previously approved Administrative Variance and will approve the
exception if the major modification is approved.

9. Development Services Department staff found the major modification does not
raise any compatibility concerns and the changes are appropriate, allowing more
residential units and flexibility. Staff found the major modification approvable,
subject to the conditions enumerated in the staff report.

10. Hillsborough County Transportation Review staff stated no objections, subject to
conditions set out in the transportation staff comment sheet and Development
Services Department staff report.

11. The Planning Commission staff found the major modification, with specific
conditions, is consistent with the FLU Policy 19.3 mixed-use density bonus
provision. Staff found the major modification consistent with a number of
comprehensive plan policies and with the Riverview Community Plan. Staff
concluded the major modification is consistent with the Goals, Objectives, and
Policies of the Unincorporated Hillsborough County Comprehensive Plan.

E. FINDINGS OF COMPLIANCE OR NON-COMPLIANCE
WITH COMPREHENSIVE PLAN 

The record evidence demonstrates the proposed Major Modification request is in 
compliance with and furthers the intent of the Goals, Objectives, and Policies of 
Unincorporated Hillsborough County Comprehensive Plan. 

F. CONCLUSIONS OF LAW
A development order is consistent with the comprehensive plan if “the land uses, densities 
or intensities, and other aspects of development permitted by such order…are compatible 
with and further the objectives, policies, land uses, and densities or intensities in the 
comprehensive plan and if it meets all other criteria enumerated by the local government.” 
§ 163.3194(3)(a), Fla. Stat. (2022). Based on the evidence and testimony submitted in
the record and at the hearing, including reports and testimony of Development Services
staff, Planning Commission staff, and applicant’s testimony and evidence, there is
substantial competent evidence demonstrating the requested Major Modification is
consistent with the Unincorporated Hillsborough County Comprehensive Plan and does
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comply with the applicable requirements of the Hillsborough County Land Development 
Code.

G. SUMMARY
The applicant is requesting a Major Modification to increase the number of residential 
units from 469 to 500 and modify the non-residential component to allow the following: a 
10,000-square-foot day care center for up to 150 students; or a 10,000-square-foot office 
use; or a 6,000-square-foot medical office use; or a 100-seat-capacity place of worship.

H. RECOMMENDATION
Based on the foregoing Findings of Fact and Conclusions of Law, this recommendation 
is for APPROVAL of the requested Major Modification to PD 21-0969, subject to the 
conditions set out in the Development Services Department staff report based on the 
applicant’s general site plan submitted October 23, 2024. 

Pamela Jo Hatley PhD, JD  Date:
Land Use Hearing Officer
Pamela Jo Hatley PhD, JD 

January 9, 2025
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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: December 16, 2024

Report Prepared:  December 5, 2024

Case Number: MM 24-0384

Folio(s): 77747.0250, 77747.0200, 77747.0350, 
77747.0400, 77771.9054, 77771.9052, 
77771.9058, 77771.9060, 77771.9064, 
77771.9062 and 7771.9056

General Location:  North side of Simmons Loop, 
west of US Highway 301 South

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Suburban Mixed Use-6 (6 du/ga; 0.25/0.35/0.50 
FAR)

Service Area Urban

Community Plan(s) Riverview

Rezoning Request Major Modification to amend the conditions of 
existing Planned Development (PD 21-0969) to 
allow for 500 residential units and non-residential 
uses of: a 10,000 square foot day care center or 
10,000 square feet of office or 6,000 square feet 
of medical office or a place of religious assembly 
with a maximum of 100 seats

Parcel Size 56.65 Acres 

Street Functional Classification Simmons Road – County Collector
US Highway 301 South- State Principal Arterial

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Grace Sweat Road- Local 
 
Commercial Locational Criteria 
 

 
Not applicable for offices uses in SMU-6 

 
Evacuation Area 
 

 
None 

 
 

 
Staff Analysis of Goals, Objectives and Policies: 
The subject site is located on the north side of Simmons Loop, west of US Highway 301 South.  The site is 
located within the limits of the Riverview Community Plan and is within the Urban Service Area.  The site 
is in an area south of St. Joseph’s Hospital South that has experienced much growth and development 
over the last several years. The applicant is requesting approval of a Major Modification to a Planned 
Development (PD 21-0969) that would allow for 500 residential units and non-residential uses of: a 10,000 
square foot day care center or 10,000 square feet of office or 6,000 square feet of medical office or a place 
of religious assembly with a maximum of 100 seats. 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Suburban Mixed Use-6 

 
PD  Vacant Land +  Single-

Family  Residential  

North Community Mixed Use-12 + 
Urban Mixed Use-20 IPD-2, IPD-1 + PD  

Light Commercial, Heavy 
Commercial, Multi-Family 
Residential + Single-Family 

Residential 
 

 

South Suburban Mixed Use-6 RSC-2, PD, AS-1 + AR  

Multi-Family Residential, 
Vacant Land + Single-

Family Residential  
 

 

East Suburban Mixed Use-6 + 
Residential-4 PD, AR + AS-1  

Single- Family 
Residential, Multi-Family 

Residential + 
Public/Quasi-Public 

Institutional 
 

 

West Suburban Mixed Use-6 AS-1, PD + RSC-2  

Vacant Lands, 
Public/Quasi-Public 

Intuitional + and Single-
Family Residential 
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The subject site is in the Urban Service Area where according to Objective 1 of the Future Land Use 
Element (FLUE), 80 percent of the county’s growth is to be directed. FLUE Policy 1.2 requires that all new 
residential or mixed use categories within the Urban Service Area be developed with at least 75% of a 
Future Land Use category’s maximum density. The applicant is meeting minimum density requirements 
per FLUE Policy 1.2.  FLUE Policy 1.4 requires all new developments to be compatible with the surrounding 
area, noting that “Compatibility does not mean “the same as. Rather, it refers to the sensitivity of 
development proposals in maintaining the character of existing development.”. The proposed residential, 
residential support and offices uses are compatible with the existing character of the area that includes 
residential and public/quasi-public and institutional uses.  Therefore, the request is consistent with FLUE 
Objective 1 and Policy 1.4.

Per FLUE Objective 8, Future Land Use categories outline the maximum level of intensity or density and 
range of permitted land uses allowed in each category. 1.07 acres of the 56.65 acre site will be dedicated 
to non-residential development.  Office uses and mixed used developments are subject to a 0.35 Floor 
Area Ratio (FAR) in the SMU-6 Future Land Use category.  A 0.35 FAR would allow for consideration of up 
to 16,313 square feet of non-residential development.  The applicant is proposing either a 10,000 square 
foot daycare use, a 10,000 square foot medical office use or a 6,000 square foot general office building in 
this one acre non-residential development parcel, which is below the maximum FAR that may be 
considered.  Therefore, the non-residential portion of the request is consistent with FLUE Objective 8 and 
development expected in the SMU-6 Future Land Use category.  It should be noted that per Appendix A 
of the Future Land Use Element, office uses in the SMU-6 Future Land Use category are not subject to 
Commercial Locational Criteria.  

The remaining acreage is dedicated to residential development in the form of single family residential, 
townhomes and/or duplexes as well as multi-family residential.  The applicant is requesting to utilize the 
Mixed Use Density Bonus, as outlined in FLUE Policy 19.3, which would allow for the consideration of up 
to 9 dwelling units per gross acre.  With 55.58 acres dedicated to residential development, up to 500 
dwelling units may be considered utilizing the Mixed Use Density Bonus.  The applicant has proposed 
Conditions of Approval (COA) that are integral to Planning Commission staff’s finding of consistent:

These conditions ensure that the residential units obtained from the Mixed Use Density Bonus will not be 
constructed until the two additional uses are in place per the requirements of the Bonus.  Based upon the 
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proposed COA, the Mixed Use Density Bonus is supported and found consistent with policy direction as 
outlined in FLUE Policy 19.3 of the Comprehensive Plan. 
 
FLUE Policy 19.2 requires that all development in mixed use Future Land Use categories demonstrate 
street connectivity and internal connections.  The site plan dated 10-22-2024 demonstrates internal 
vehicular and pedestrian connectivity between the proposed residential uses and the proposed non-
residential uses, consistent with this policy direction.  The site plan also includes an external cross 
connection to the west, satisfying the requirement for street connectivity in the overall area of Simmons 
Loop. 
 
The proposal meets the intent of the Neighborhood Protection policies outlined in the Future Land Use 
Element, including policy direction in the Community Design Component (CDC) (FLUE Objective 16, FLUE 
Policies, 16.1, 16.2, 16.3, 16.15 and 16.10, CDC Goal 12, CDC Objective 12-1). FLUE Policy 16.1 requires 
development in residential areas to be limited to a neighborhood scale. With 6,000 to 10,000 non-
residential development proposed within this mixed use development, the proposed square footage is 
well below the intensity that may be considered and is therefore consistent with this policy direction.  
FLUE Policy 16.2 calls for gradual transitions between different land uses.  FLUE Policy 6.3 requires 
development to be integrated with adjacent land uses through the creation of like land uses and 
transportation and pedestrian connections.  The proposed residential uses and office or residential 
support use will complement the surrounding land uses given the residential nature of the area and the 
fact that office uses are considered less intense than other more intensive commercial uses that may be 
considered in the SMU-6 Future Land Use category.  FLUE Policy 16.5 requires that higher intensity non-
residential land uses that are adjacent to established neighborhoods shall be restricted to collectors and 
arterials. Simmons Loop is a Hillsborough County collector roadway and therefore the proposed 
modification is consistent with this policy direction.  FLUE Policy 16.10 requires any density increase to be 
compatibility with the surrounding development pattern.   The site plan provides for residential units that 
will be no more than three stories, or 35 feet, maximum, which is in line with development surrounding 
the subject property.   
 
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUE Objective 9, FLUE Policy 9.1 and FLUE Policy 9.2). Transportation comments 
in Optix did not object to the request, subject to the conditions proposed.   
 
The Environmental Protection Commission (EPC) Wetlands Division has reviewed the proposed rezoning. 
The EPC has determined there are wetlands on site and in the site plan’s current configuration, a 
resubmittal of the site plan is not necessary.  Given that there is a separate approval process for wetland 
impacts with the Environmental Protection Commission and they currently do not object, Planning 
Commission staff finds this request consistent with Objective 13 and associated policies in the FLUE and 
Objective 3.5 and associated policies in the Environment and Sustainability Section (E&S) of the 
Comprehensive Plan.  
 
The request meets the intent of the Riverview Community Plan. The site is located in within the Highway 
301 District and Mixed Use District on the Riverview District Concept Map, as adopted within the 
Riverview Community Plan.  The Highway 301 Corridor District is envisioned to be a mixed-use area with 
high densities and a variety of businesses.  The Mixed Use District is envisioned to be an area where 
commerce, education, agriculture and residential developments merge.  The proposed mixed use 
development with a Mixed Use Density Bonus is consistent with visions of both the Highway 301 Corridor 
District and Mixed Use District.  The request is also consistent with Goal 1 of the Riverview Community 
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Plan which emphasizes achieving a better design and densities that are compatible with Riverview’s vision.  
This goal also promotes diversity in housing type to counter a generic subdivision look.  By providing for 
multiple housing types with single-family homes, duplexes, townhomes and multi-family residential, the 
request is consistent with this vision.   
 
Overall, staff finds that the proposed use is an allowable use in the SMU-6 Future Land Use category, is 
compatible with the existing development pattern found within the surrounding area and supports the 
vision of the Riverview Community Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Major Modification CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Hillsborough County 
Development Services Department. 
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE ELEMENT 
 
Urban Service Area 
 
Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area with the 
goal that at least 80% of all population growth will occur within the USA during the planning horizon of 
this Plan.  Within the Urban Service Area, Hillsborough County will not impede agriculture. Building permit 
activity and other similar measures will be used to evaluate this objective.   
 
Policy 1.2: All new residential or mixed use land use categories within the USA shall have a density of 4 
du/ga or greater unless environmental features or existing development patterns do not support those 
densities. 
Within the USA and in categories allowing 4 units per acre or greater, new development or redevelopment 
shall occur at a density of at least 75% of the allowable density of the land use category, unless the 
development meets the criteria of Policy 1.3. 
 
Policy 1.4: Compatibility is defined as the characteristics of different uses or activities or design which allow 
them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development. 
 
Relationship to the Future Land Use Map  
 
Objective 7: The Future Land Use Map is a graphic illustration of the county's policies governing the 
determination of its pattern of development in the unincorporated areas of Hillsborough County through 
the year 2025. 
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Policy 7.1: The Future Land Use Map shall be used to make an initial determination regarding the 
permissible locations for various land uses and the maximum possible levels of residential densities and/or 
non-residential intensities, subject to any special density provisions, locational criteria and exceptions of 
the Future Land Use Element text. 
 
Land Use Categories  
  
Objective 8:  The Future Land Use Map will include Land Use Categories which outline the maximum level 
of intensity or density and range of permitted land uses allowed and planned for an area.   A table of the 
land use categories and description of each category can be found in Appendix A.   
  
Policy 8.1:  The character of each land use category is defined by building type, residential density, 
functional use, and the physical composition of the land.  The integration of these factors sets the general 
atmosphere and character of each land use category.  Each category has a range of potentially permissible 
uses which are not exhaustive, but are intended to be illustrative of the character of uses permitted within 
the land use designation.  Not all of those potential uses are routinely acceptable anywhere within that 
land use category.   
 
Relationship to Land Development Regulations 
 
Objective 9: All existing and future land development regulations shall be made consistent with the 
Comprehensive Plan, and all development approvals shall be consistent with those development 
regulations as per the timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and 
consistent with Comprehensive Plan policies, land development regulations shall be designed to provide 
flexible, alternative solutions to problems.   
 
Policy 9.1: Each land use plan category shall have a set of zoning districts that may be permitted within 
that land use plan category, and development shall not be approved for zoning that is inconsistent with 
the plan. 
 
Policy 9.2: Developments must meet or exceed the requirements of all land development regulations as 
established and adopted by Hillsborough County, the state of Florida and the federal government unless 
such requirements have been previously waived by those governmental bodies. 
 
Neighborhood/Community Development 

 
Objective 16: Neighborhood Protection – The neighborhood is the functional unit of community 
development.  There is a need to protect existing, neighborhoods and communities and those that will 
emerge in the future. To preserve, protect, and enhance neighborhoods and communities, all new 
development must conform to the following policies. 
 
Policy 16.1:  Established and planned neighborhoods and communities shall be protected by restricting 
incompatible land uses through mechanisms such as:  

a. locational criteria for the placement of non-residential uses as identified in this Plan; 
b. limiting commercial development in residential land use categories to neighborhood scale;  
c. requiring buffer areas and screening devices between unlike land uses; 
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Policy 16.2: Gradual transitions of intensities between different land uses shall be provided for as new 
development is proposed and approved, through the use of professional site planning, buffering, and 
screening techniques and control of specific land uses. 
 
Policy 16.3: Development and redevelopment shall be integrated with the adjacent land uses through: 
a) the creation of like uses; or 
b) creation of complementary uses; or 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections 
 
Policy 16.5:  Development of higher intensity non-residential land uses that are adjacent to established 
neighborhoods shall be restricted to collectors and arterials and to locations external to established and 
developing neighborhoods.   
 
Policy 16.10: Any density increase shall be compatible with existing, proposed or planned surrounding 
development. Compatibility is defined as the characteristics of different uses or activities or design which 
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as”. Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development.  
 
Mixed Use Land Use Categories  
 
Objective 19: All development in the mixed use categories shall be integrated and interconnected to each 
other.  
 
Policy 19.1: Larger new projects proposed in all mixed use plan categories shall be required to develop 
with a minimum of 2 land uses in accordance with the following:  
 

 Requirements for 2 land uses will apply to properties 10 acres or greater in the RMU-35, UMU-20, 
and CMU-12 land use categories, and to properties 20 acres or greater in the SMU-6 and NMU-4 
land use categories.  

 At least 10% of the total building square footage in the project shall be used for uses other than 
the primary use.  

 The mix of uses may be horizontally integrated (located in separate building). Horizontal 
integration may also be achieved by utilizing off-site uses of a different type located within ¼ mile 
of the project, on the same side of the street of a collector or arterial roadway connected by a 
continuous pedestrian sidewalk.  

 The land uses that may be included in a mixed use project include: retail commercial, office, light 
industrial, residential, residential support uses, and civic uses provided that the use is permitted in 
the land use category.  

 These requirements do not apply within ½ of a mile of an identified Community Activity Centers (if 
other mixed use standards have been adopted for that area or when the project is exclusively 
industrial). 

 
Policy 19.2: In the mixed use land use categories, when two or more uses are required on the same project, 
then the development shall be implemented through a zoning district that demonstrates street 
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connectivity, description of land uses, and site placement, access locations and internal connections at a 
minimum.     
 
Policy 19.3: Incentives for Mixed Use 
The following incentives are available to encourage mixed use and vertically integrated mixed use projects 
within the Urban Service Area:  

• Parking structures shall not count towards the FAR for projects that include 3 or more land uses or 
vertically integrate two land uses.  

• Projects that either include 3 or more land uses or vertically integrate two land uses may utilize a 
density bonus to the next higher land use category or the following FAR bonus: 

• Property with a Future Land Use Category of 35 units per acre and/or 1.00 FAR and higher and 
within the USA – may increase up to 50 units and/or an additional .50 FAR 

• Property within a Future Land Use Category of 9 units per acre and/or .5 FAR and higher and within 
the  USA – Increase in FAR by .25 

• Property within  a Future Land Use Category of 4 units per acre and/or .25 FAR and higher and 
within the USA – Increase in  FAR by .10 

• When considering mixed use projects of 3 or more land uses, a different housing type (multi-family, 
attached single family or detached single family) may be considered as one of the uses. 

 
 Community Design Component 
 
5.0 NEIGHBORHOOD LEVEL DESIGN  
5.1  COMPATIBILITY  
 
GOAL 12:  Design neighborhoods which are related to the predominant character of the surroundings. 
 
OBJECTIVE 12-1: New developments should recognize the existing community and be designed in a way 
that is compatible (as defined in FLUE policy 1.4) with the established character of the surrounding 
neighborhood. 
 
LIVABLE COMMUNITIES:  RIVERVIEW COMMUNITY PLAN  
 
1. Highway 301 Corridor District Vision  
Visitors and residents know they have arrived in Riverview as they pass through gateway entrances. This 
is a mixed-use area with high densities and a variety of businesses. The gateways are the beginning of a 
pleasant drive or walk along well-maintained, tree lined streets with center medians, bike lanes, sidewalks, 
crosswalks, adequate lighting and traffic signals. Strict traffic laws are enforced to protect the pedestrian 
and bicycle-friendly environment. The retail and commercial businesses have benefited from the redesign 
of the US 301 corridor. The historical buildings have been marked and maintained to indicate their 
historical importance. 
 
4. Mixed Use District Vision 
 In the areas where commerce, education, agriculture and residential subdivisions merge, Riverview has 
handled the transition gracefully. Unincorporated areas maintain their neighborhood identity, while 
commercial businesses have upgraded their image by adhering to the community plan’s building façade 
and storefront criteria. Small businesses are encouraged to locate and remain in Riverview due to a 
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business-friendly environment. The older neighborhoods enjoy upgraded infrastructure with improved fire 
hydrant access, new sidewalks, curbs and drainage. 
 
Goal 1: Achieve better design and densities that are compatible with Riverview's vision.  

• Promote diversity in housing type and style to counter generic subdivision look. 
• Incorporate traditional neighborhood development (TND) and Crime Prevention through 

Environmental Design (CPTED) techniques and principles in design standards.    
 
Goal 2: Reflect the vision of Riverview using the Riverview District Concept Map. The Riverview District 
Concept Map will illustrate the unique qualities and land uses related to distinct geographic areas 
identified as "districts".   
 

1. Hwy 301 Corridor – Provide a safe, attractive and efficient corridor system that contributes to 
the character and economic well-being of the community and provides a sense of arrival.  

4. Mixed Use – Focus and direct development toward walkable mixed-use town center locations 
throughout the community while respecting existing land use. 
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Transportation Review Comments 

AGENCY REVIEW COMMENT SHEET 

TO: Zoning Technician, Development Services Department DATE: 11/01/2024 

REVIEWER: Richard Perez, AICP AGENCY/DEPT: Transportation 
PLANNING AREA: RV / South PETITION NO:  MM 24-0384 

This agency has no comments. 

This agency has no objection. 

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

This agency objects for the reasons set forth below. 

CONDITIONS OF ZONING APPROVAL 

Revised Conditions: 

1.2. b. Single-family detached and duplex units may only be platted if constructed with direct access to a 
roadway complying with the Hillsborough County Technical Manual (TS-3) local roadway section and 
consistent with the requirements of LDC, Sec. 6.02.01. B. 

7. If PD 21-0969 MM 24-0384 is approved, the County Engineer will approve a de minimis request to a
Design Exception (dated October 14, 2021) and which was previously found approvable approved by the
County Engineer (on November 3, 2021January 27, 2023). Approval of this Design Exception will require
+/- 2,000 linear feet of improvements consistent with the Hillsborough County Transportation Technical
Manual TS-4 typical section with exception provided for to allow 5-foot bike lanes and 6-foot sidewalks
where constructed against the back of curb due to right-of-way constraints.
8 . If PD 21-0969 MM 24-0384 is approved, the County Engineer will approve a de minimis request to a 
Sec. 6.04.02 Administrative Variance (dated October 14, 2021) and which was previously approved found 
approvable by the County Engineer (on November 3, 2021January 27, 2023). Approval of this 
Administrative Variance will permit the reduction of the access spacing minimum distance requirement 
between the project’s western driveway on Simmons Loop Rd. and the next closest driveway approximately 
+/-55 feet to the west. 

PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to modify Planned Development (PD) #21-0969 to increase total number of 
residential units, allow for additional non-residential uses, and add alleyway access design details. PD# 21-
0969 was approved as rental/residential community consisting of a mix of detached and attached dwelling 
units; and multi-story apartment buildings, with a day care. The Future Land Use designation of the site is 
SMU-6. 



    
  Transportation Review Comments 
 

Trip Generation Analysis 
The applicant submitted a trip generation and site access analysis as required by the Development Review 
Procedures Manual (DRPM).  Staff has prepared a comparison of the trips potentially generated under the 
existing and proposed zoning designations, utilizing a generalized worst-case scenario. Data presented 
below is based on the Institute of Transportation Engineer’s Trip Generation Manual, 11th Edition.  
 
Approved Zoning: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
PD: Single Family Detached -136 Units (ITE 210) 1,338 99 133 

PD: Multi-Family - 336 Units (ITE 221) 1,556 136 131 

PD: Day Care – 100 Students (ITE 565) 404 74 74 

Total: 3,298 309 338 
 
Proposed Zoning:   

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 
AM PM 

PD: Single Family Detached -135 Units (ITE 210) 1,330 97 132 

PD: Multi-Family - 320 Units (ITE 221) 1,480 129 125 

PD: Town Homes – 45 Units (ITE 215) 292 17 23 

PD: Day Care – 150 Students (ITE 565) 582 107 104 

Total: 3,684 350 384 

Trip Generation Difference: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
Difference +386 +41 +46 

 
The proposed rezoning will result in an increase in potential trip generation by 386 daily trips, 41 AM 
peak hour and 46 PM peak hour trips. 
 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
The site fronts the south side of Simmons Loop Rd.   
 
Simmons Loop Rd. is a substandard 2-lane, collector road, characterized by +/-22 feet of pavement in 
average condition. The existing right-of-way on Simmons Loop Road in the vicinity of the project is +/-63 
feet.  There are no paved shoulders along the roadway. There are bike lanes and sidewalks immediately to 
the east of the subject property and +/-2,000 feet west of the project site along Simmons Loop Road. 
 



    
  Transportation Review Comments 
 

Pursuant to the Hillsborough County Transportation Technical Manual, an urban collector roadway shall 
meet the typical section TS-4 standard.  TS-4 standard includes 11-foot-wide lanes, 7-foot buffered bike 
lanes, F-type curbs and 5-foot wide sidewalks on both sides within a minimum of 64 feet of right-of-way.   
 
The applicant had previously obtained approval of a design exception to improve approximately 2,000 
linear feet of Simmons Loop Rd., as further discussed in the design exception de minimis finding below, 
and will connect to the proposed improvements (to be constructed by the developer of PD 20-0310 - 
Simmons Village North) west of the project and existing improvements east of the project. 
 
Planned Infrastructure Improvements by Others: 
 
The developer of approved PD 20-0310 (Simmons Village North) is constructing the Gate Dancer Rd. 
northern segment connecting to Simmons Loop Rd., creating a “T” intersection where the existing road 
turns east toward U.S. Highway 301.  The new road is being constructed as a collector road.  At the new 
intersection, north/south movements will be prioritized (i.e. traffic will be allowed to flow freely), and the 
eastern leg of the intersection will be stop controlled. Additionally, the developer of Simmons Village North 
is required to improve approximately 300 ft of Simmons Loop Road east of the new intersection. 
 
Improvements Completed by Others: 
 
Recently completed infrastructure improvement associated with construction of Planned Developments 
(PD 04-1476 and 18-0109) to the east of the subject property include a bike lane and curbing on the north 
side and sidewalks on both sides, along the projects’ respective frontages, of Simmons Loop Rd.    
 
SITE ACCESS 
The proposed PD site plan provides for two (2) full access connections to Simmons Loop Rd.  
Based on the applicant’s site access analysis, a 245-foot eastbound left turn lane is warranted, and a 195-
foot westbound right turn lane is warranted to serve the project’s western access connection on Simmons 
Loop Rd. Only a 245-foot eastbound left turn lane is warranted for the project’s eastern access on Simmons 
Loop Rd. 
 
The PD Site Plan provides cross access to the adjacent property to the west (folio# 77747.0000) as required 
per LDC, Sec. 6.04.03. Q.  
 
Staff notes that pursuant to LDC, Section 6.02.01.B. platted single family detached and duplex units must 
have direct access to a roadway and therefore cannot have sole access via internal private drive aisles.  As 
such staff is proposing a revised condition of approval to previously approved condition 1.2. to require 
internal local roadways are constructed to provide access to single family detached and duplex units in the 
event the developer may elect to plat said units. 
 
REQUESTED DESIGN EXCEPTION DE MINIMIS FINDING– SIMMONS LOOP ROAD 
 
As Simmons Loop Rd. is a substandard collector roadway, the applicant’s Engineer of Record (EOR) 
previously submitted a Design Exception request (dated October 14, 2021) to determine the specific 
improvements that would be required by the County Engineer.  Based on factors presented in the Design 
Exception request, the County Engineer found the Design Exception approved the request on January 27, 
2023.  To mitigate the deviations from the Hillsborough County Transportation Technical Manual (TTM) 
TS-4 Typical Section (for 2-Lane, undivided, urban collector roadways) the developer has proposed to 
improve 2,000 linear feet of Simmons Loop Rd to standard with the following exceptions: 
 



    
  Transportation Review Comments 
 

1) Bike Lanes - TS-4 requires 7-foot buffered bike lanes. Due to right of way constraints, the developer 
proposes to provide 5-foot bike lanes.   
 

2) Sidewalk -- TS-4 requires sidewalk on both sides of the roadway. The sidewalk to be provided as 
follows:  

 
a. Sidewalk on the northside of Simmons Loop along the property frontage is to be provided. The 

sidewalk will vary between 5 feet and 6 feet. The 6-foot sidewalk is provided where the sidewalk is 
adjacent to the curb due to right of way constraints.  

 
b. The sidewalk on the northside is to be extended east to tie into the existing sidewalk. 

 
No changes to this Design Exception were proposed by the applicant. The County Engineer found the 
requested zoning changes will have no effect on this Design Exception. As such, the County Engineer 
will approve a de minimis exception to the previously approved Design Exception in the event MM 24-
0384 is approved. 
 
REQUESTED ADMINISTRATIVE VARIANCE DE MINIMIS FINDING: 
 
The applicant previously submitted a Section 6.04.02.B. Administrative Variance Request (dated October 
14, 2021) from the Section 6.04.07 LDC requirement, governing minimum spacing for access connections 
(driveways).  The project’s western access connection is planned to align with the approved access 
connection to the south for PD 20-0310 (Simmons Village North), however there is an existing single 
residential driveway on the north side of Simmons Loop Rd. +/-55 feet to west of the proposed access 
connection. The LDC a minimum of 245 feet spacing between driveways on Simmons Loop Rd. Based on 
factors presented in the Administrative Variance Request, the County Engineer approved the request on 
January 27, 2023.   
 
The County Engineer found the requested zoning changes will have no effect on this Administrative 
Variance. As such, the County Engineer will approve a de minimis exception to the previously approved 
Administrative Variance if MM 24-0384 is approved. 
 
 
LEVEL OF SERVICE (LOS)  
 
Simmons Loop Rd is not a regulated roadway within 2020 Hillsborough County Level of Service (LOS) 
Report 





















































































Transportation Comment Sheet  
 

 

 

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

Simmons Loop County Collector 
- Urban 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 3,298 309 338 
Proposed 3,684 350 384 
Difference (+/-) +386 +41 +46 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North  None None Meets LDC 
South X None None Meets LDC 
East  None None Meets LDC 
West  None Vehicular & Pedestrian Meets LDC 
Notes:  
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Simmons Loop/ Substandard Roadway Design Exception Previously Approved De Minimis 
Simmons Loop/ Access Spacing Administrative Variance Previously Approved De Minimis 
Notes: 

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

 Design Exception/Adm. Variance Requested 
 Off-Site Improvements Provided 

 Yes  N/A 
 No 

 Yes 
 No See report. 
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE:  5/14/2024 

PETITION NO.:  24-0384 

EPC REVIEWER:  Melissa Yañez 

CONTACT INFORMATION: (813) 627-2600 X 1360 

EMAIL:  yanezm@epchc.org 

COMMENT DATE:  3/1/2024 

PROPERTY ADDRESS:  Simmons Loop, 
Riverview, FL 33578 

FOLIO #: 77747.0200, 77747.0250, 77747.0350, 
77747.0400, and 77771.9052 

STR: 18-31S-20E 

REQUESTED ZONING:  Major Modification to PD 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE NA 
WETLAND LINE VALIDITY VALID UNTIL 10/27/2028 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Wetlands located in the Northern and central 
portion of the project area. 

The EPC Wetlands Division has reviewed the proposed rezoning. In the site plan’s current 
configuration, a resubmittal is not necessary. If the zoning proposal changes and/or the site plans are 
altered, EPC staff will need to review the zoning again. This project as submitted is conceptually 
justified to move forward through the zoning review process as long as the following conditions are 
included:  

 
 Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the 

Environmental Protection Commission of Hillsborough County (EPC) approvals/permits necessary 
for the development as proposed will be issued, does not itself serve to justify any impact to wetlands, 
and does not grant any implied or vested right to environmental approvals.  
 

 The construction and location of any proposed wetland impacts are not approved by this 
correspondence but shall be reviewed by EPC staff under separate application pursuant to the EPC 
Wetlands rule detailed in Chapter 1-11, Rules of the EPC, (Chapter 1-11) to determine whether such 
impacts are necessary to accomplish reasonable use of the subject property. 
 

 Prior to the issuance of any building or land alteration permits or other development, the approved 
wetland / other surface water (OSW) line must be incorporated into the site plan.  The wetland/ 
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

OSW line must appear on all site plans, labeled as "EPC Wetland Line", and the wetland must be 
labeled as "Wetland Conservation Area" pursuant to the Hillsborough County Land Development 
Code (LDC). 

 
 Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change 

pending formal agency jurisdictional determinations of wetland and other surface water boundaries 
and approval by the appropriate regulatory agencies. 

 
INFORMATIONAL COMMENTS: 
The following specific comments are made for informational purposes only and to provide guidance as 
to the EPC review process.  However, future EPC staff review is not limited to the following, regardless 
of the obviousness of the concern as raised by the general site plan and EPC staff may identify other 
legitimate concerns at any time prior to final project approval. 
 

 
 Chapter 1-11 prohibits wetland impacts unless they are necessary for reasonable use of the property.  

Staff of the EPC recommends that this requirement be taken into account during the earliest stages of 
site design so that wetland impacts are avoided or minimized to the greatest extent possible.  The 
size, location, and configuration of the wetlands may result in requirements to reduce or reconfigure 
the improvements depicted on the plan.   
 

 The Hillsborough County Land Development Code (LDC) defines wetlands and other surface 
waters as Environmentally Sensitive Areas.  Pursuant to the LDC, wetlands and other surface waters 
are further defined as Conservation Areas or Preservation Areas and these areas must be designated 
as such on all development plans and plats.  A minimum setback must be maintained around the 
Conservation/Preservation Area and the setback line must also be shown on all future plan 
submittals. 

 
 Any activity interfering with the integrity of wetland(s) or other surface water(s), such as clearing, 

excavating, draining or filling, without written authorization from the Executive Director of the EPC 
or  authorized agent, pursuant to Section 1-11.07, would be a violation of Section 17 of the 
Environmental Protection Act of Hillsborough County, Chapter 84-446, and of Chapter 1-11. 

 
 

My/cb 
 
ec: Simmons Loop Apartment Partners WB LLB  – tlamontagne@2ndwavedevelopment.com  
 Gordon J. Schiff – GJS@Schiffpa.com, jcouch@tampacivil.com, and celeste@tampacivil.com    
  



Connect with Us HillsboroughSchools.org P.O. Box 3408 Tampa, FL 33601-3408 (813) 272-4000
Raymond O. Shelton School Administrative Center 901 East Kennedy Blvd. Tampa, FL 33602-3507

Adequate Facilities Analysis: Rezoning

School Data
Doby

Elementary
Eisenhower

Middle
Sumner

High

FISH Capacity
Total school capacity as reported to the Florida Inventory of School Houses (FISH)

958 1489 3301

2023-24 Enrollment
K-12 enrollment on 2023-24 40th day of school. This count is used to evaluate school 
concurrency per Interlocal Agreements with area jurisdictions

577 1225 3738

Current Utilization
Percentage of school capacity utilized based on 40th day enrollment and FISH capacity

60% 82% 113%

Concurrency Reservations
Existing concurrency reservations due to previously approved development. Source: 
CSA Tracking Sheet as of 11/1/2024

341 274 3

Students Generated
Estimated number of new students expected in development based on adopted
generation rates. Source: Duncan Associates, School Impact Fee Study for 
Hillsborough County, Florida, Dec. 2019

6 3 5

Proposed Utilization
School capacity utilization based on 40th day enrollment, existing concurrency 
reservations, and estimated student generation for application

96% 101% 113%

Notes: At this time, adequate capacity exists at Doby Elementary for the residential impact of the proposed rezoning. 
Although Eisenhower Middle and Sumner High Schools are projected to be over capacity given existing approved 
development and the proposed rezoning, state law requires the school district to consider whether capacity exists in 
adjacent concurrency service areas (i.e., school attendance boundaries). At this time, additional capacity exists in adjacent
concurrency service areas at the middle and high school levels.

This is an analysis for adequate facilities only and is NOT a determination of school concurrency. A school 
concurrency review will be issued PRIOR TO preliminary plat or site plan approval.

Andrea A. Stingone, M.Ed.
Department Manager, Planning & Siting
Growth Management Department

Date: November 6, 2024

Jurisdiction: Hillsborough County

Case Number: MM 24-0384

HCPS #:  RZ 650

Address: Big Bend and US 301

Parcel Folio Number(s): 77748.0000 
77748.1000 77771.9002 77771.9006 77771.9008
77771.9010 77771.9012 77757.0100 77771.9440
77725.0000       

Acreage: 56.65(+/- acres)

Proposed Zoning: Planned Development

Future Land Use: SMU-6

Maximum Residential Units:  31

Residential Type: Single Family detached



Hillsborough County Public Schools 
E: andrea.stingone@hcps.net 
P: 813.272.4429 C: 813.345.6684 



           AGENCY REVIEW COMMENT SHEET

NOTE: THIS IS ONLY FOR ESTIMATE PURPOSES, BASED ON THE FEES AT THE TIME THE REVIEW WAS 
MADE. ACTUAL FEES WILL BE ASSESSED BASED ON PERMIT APPLICATIONS RECEIVED AND BASED ON 
THE FEE SCHEDULE AT THE TIME OF BUILDING PERMIT APPLICATION. 

TO: DATE:

REVIEWER:

APPLICANT: PETITION NO:

LOCATION:

FOLIO NO:

Estimated Fees:

Project Summary/Description:

Zoning Review, Development Services

Ron Barnes, Impact & Mobility Fee Coordinator

Simmons Loop Apartment Parnters WB LLC

multiple (see below)

multiple (see below)

05/01/2024

24-0384

(Fee estimate is based on a 1,200 square foot, Multi-Family Units 1-2 story) 
Mobility: $6,661 * 40 units = $266,440 
Parks: $1,555 * 40 units      = $   62,200 
School: $3,891 * 40 units    = $155,640 
Fire: $249 * 40 units            = $     9,960 
Total Multi-Family (1-2 story)  = $494,240

Urban Mobility, South Park/Fire - 40 additional multi-family units 

Folios: 77747.0200 77747.0250 77747.0350 77747.0400  77771.9052 

Addresses: 6659 6703 6705 6707 6709 Simmons Loop 



ENVIRONMENTAL SERVICES DIVISION
PO Box 1110  

Tampa, FL 33601-1110

Agency Review Comment Sheet
NOTE:  Wellhead Resource Protection Areas (WRPA), Potable Water Wellfield Protection 
Areas (PWWPA), and Surface Water Resource Protection Areas (SWRPA) reviews are based 
on the most current available data on the Hillsborough County maps, as set forth in Part 
3.05.00 of the Land Development Code.

TO: Zoning Review, Development Services REQUEST DATE: 2/6/2024

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 2/14/2024

PROPERTY OWNER: Simmons Loop Apartment Partners 
WB LLC

PID: 24-0384

APPLICANT: Simmons Loop Apartment Partners WB LLC

LOCATION: 6707 Simmons Loop Riverview, FL 33578
6709 Simmons Loop Riverview, FL 33578
6705 Simmons Loop Riverview, FL 33578
6703 Simmons Loop Riverview, FL 33578
6659 Simmons Loop Riverview, FL 33578

FOLIO NO.: 77747.0200, 77747.0250, 77747.0350, 77747.0400, 77771.9052

AGENCY REVIEW COMMENTS:

According to the Hillsborough County BOCC approved maps adopted in the Comprehensive Plan, 
the project is not located within a Wellhead Resource Protection Area (WRPA), Potable Water 
Wellfield Protection Area (PWWPA), and/or a Surface Water Resource Protection Area 
(SWRPA), as defined in Part 3.05.00 of the Hillsborough County Land Development Code (LDC).  

Hillsborough County Environmental Services Division (HC EVSD) has no objection.  



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   MM 24-0384  REVIEWED BY:   Clay Walker, E.I. DATE:  2/9/2024 

 
 

FOLIO NO.:  77747.0200, 77747.0350, 77747.0400, 77771.9052, 77771.9054                             

 

WATER 

  The property lies within the                               Water Service Area.  The applicant 
should contact the provider to determine the availability of water service. 

 A  6  inch water main exists  (adjacent to the site),  (approximately  1,200  feet 
from the site)  and is located east of the subject property within the south Right-of-Way 
of Simmons Loop . This will be the likely point-of-connection, however there could be 
additional and/or different points-of-connection determined at the time of the application 
for service. This is not a reservation of capacity. 

 Water distribution system improvements will need to be completed prior to connection to 
the County’s water system. The improvements include                                    and will 
need to be completed by the          prior to issuance of any building permits that will 
create additional demand on the system. 

WASTEWATER 

  The property lies within the                           Wastewater Service Area.  The applicant 
should contact the provider to determine the availability of wastewater service. 

 A  4  inch wastewater forcemain exists  (adjacent to the site),  (approximately   
1200   feet from the site)  and is located east of the subject property within the north 
Right-of-Way of Simmons Loop . This will be the likely point-of-connection, however 
there could be additional and/or different points-of-connection determined at the time of 
the application for service. This is not a reservation of capacity. 

 Wastewater collection system improvements will need to be completed prior to 
connection to the County’s wastewater system. The improvements include               
and will need to be completed by the                prior to issuance of any building permits 
that will create additional demand on the system. 

COMMENTS:  The subject rezoning includes parcels that are within the Urban Service Area 
and would require connection to the County's potable water and wastewater systems. 
The subject area is located within the Hillsborough County Wastewater Service Area 
and will be served by the South County Wastewater Treatment Plant. If all of the 
development commitments for the referenced facility are added together, they would 
exceed the existing reserve capacity of the facility.  However, there is a plan in place to 
address the capacity prior to all of the existing commitments connecting and sending 
flow to the referenced facility.  As such, an individual permit will be required based on 
the following language noted on the permits: The referenced facility currently does not 
have, but will have prior to placing the proposed project into operation, adequate 
reserve capacity to accept the flow from this project. 



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 7 Feb. 2024 

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 
APPLICANT:   Tampa Civil Design PETITION NO:  MM 24-0384 
LOCATION:   Simmons Loop Rd., Riverview, FL  33578 
FOLIO NO:   77747.0200, 77747.0250, 77747.0350, 
77747.0400, 77771.9052, 77771.9054, 77771.9056, 
77771.9058, 77771.9060, 77771.9062, 77771.9064  

SEC: 18   TWN: 31   RNG: 20 

 

 

 

  This agency has no comments. 

 

  This agency has no objection. 

 

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

 

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

   

COMMENTS:        . 
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS
·

· · ------------------------------X
· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · Pamela Jo Hatley
· · · · · · · · · · · · · · ·Land Use Hearing Master
·

· · · · · · · DATE:· · · · · Monday, December 16, 2024

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 9:07 p.m.
·

· · · · · · · · · LOCATION:· ·Hillsborough County BOCC
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard, Second
· · · · · · · · · · · · · · · Floor
· · · · · · · · · · · · · · · Tampa, Florida 33601
·

·

·

·

·

·

· · Reported by:
· · Crystal Reyes, AAERT No. 1660
· · Digital Reporter

·

Zoning Hearing Master Hearing CORRECTED
December 16, 2024

U.S. Legal Support | www.uslegalsupport.com

Zoning Hearing Master Hearing CORRECTED
December 16, 2024

U.S. Legal Support | www.uslegalsupport.com ·



·1· · · · · · MS. HEINRICH:· Our next application is Item D.1, Major

·2· Mod 24-0384.· The applicant is requesting major mod to PD

·3· 21-0969.· Jared Follin with Development Services will provide

·4· staff findings after the applicant's presentation.

·5· · · · · · HEARING MASTER:· Hi.

·6· · · · · · MR. SCHIFF:· Good evening.· My name is Gordon Schiff.

·7· I'm with the law firm of Gordon J. Schiff, P.A. and I represent

·8· the applicant.· My address is 4155 West Cyprus Street, Tampa

·9· 33607.

10· · · · · · I wanted to just start with we, have a -- a project

11· team slide.· And I'll go ahead and show that to you or maybe

12· not.· No we won't.· I'm not as quick.· All right.· Thank you.

13· · · · · · So with me tonight, Tristan Lamontagne, who's with

14· Second Wave Development.· I already introduced myself.· We have

15· Jeremy Couch PE with Tampa -- Tampa Civil Design.· Steve Henry,

16· PE with Links and Associates.· And Alexis Crespo, AICP with RBI

17· Planning and Landscape Architects.· And the -- the general

18· request, just to summarize it for you tonight is -- this is a

19· major modification to amend the conditions of the existing

20· approved planned development, PD 21-0969, as follows.· One,

21· increase the unit count from 469 unit -- residential units to

22· 500 units.· And then the second major part is, modify the

23· non-residential use to uses that allow the following options,

24· 10,000 square feet of daycare center with 150 students or

25· 10,000 square feet of office or 6,000 square feet of medical

Zoning Hearing Master Hearing CORRECTED
December 16, 2024

U.S. Legal Support | www.uslegalsupport.com
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·1· office or a place of religious assembly with a maximum of a 100

·2· seats.

·3· · · · · · We -- we will -- I will submit the CVs of all of the

·4· experts I just introduced in just a minute.· I'll also submit

·5· written reports that Ms. Cresco and -- and Mr. Couch have

·6· prepared.· You already have a written report prepared by

·7· Mr. Henry.· And I'll submit all of those into the record as far

·8· as the slide deck that we will present as we go along here.

·9· · · · · · And with that, I'm going to introduce Tristan

10· Lamontagne and he'll be followed by the other experts.· Thank

11· you very much.

12· · · · · · HEARING MASTER:· Thank you.

13· · · · · · MR. LAMONTAGNE:· Good evening.· Tristan Lamontagne.

14· I'm here on behalf of Second Wave who is the sponsor of this

15· project.· The address is 180 Fountain Parkway North, Saint

16· Petersburg, Florida 33716.

17· · · · · · I've been managing this project since its original

18· rezoning in 2021.· So if there's any questions I can help

19· answer, I'm happy to.· Thank you.

20· · · · · · HEARING MASTER:· All right.· Thank you.· No questions

21· for you.

22· · · · · · MS. CRESPO:· Good evening.· Alexis Crespo, I'm the

23· vice president of Planning with RBI Planning and Landscape

24· Architecture and I will just walk you through the -- the

25· planning components of the project.

Zoning Hearing Master Hearing CORRECTED
December 16, 2024
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·1· · · · · · The 56 acre subject property is on the site before you

·2· outlined in blue.· It is located on the north side of Simmons

·3· Loop Road.· It is south of Saint Joseph's Hospital and Big Bend

·4· Road and west of Wild Grass Apartments between C2 our -- to our

·5· immediate east.· And that's also developed by Second Wave, the

·6· applicant for tonight's project.

·7· · · · · · You can see from the aerial that this is a relatively

·8· in fill site with some lowered density single-family uses.· But

·9· also a lot of emerging intensive development around the area

10· along Simmons Loop, as well as coming down 301 and Big Bend

11· Road.· When you look at the surrounding use -- land use pattern,

12· I'll just start on the -- from the north end west and work my

13· way around the site.· Of course you have a major node of the

14· hospital to our immediate north and west.· The frontage of Big

15· Bend Road is lined with commercial retail, as well as some light

16· industrial uses.· We also have a multifamily abutting us to our

17· immediate north within urban future land use categories with the

18· Groves at South Shore.

19· · · · · · As I noted, there is a recently constructed apartment

20· to our immediate west.· And that is the Wild Grass Apartments

21· says that developed it at nine units per acre, which is the same

22· density we are seeking through the major modification here this

23· evening and again, developed by the applicant.

24· · · · · · As you moved to the south of Simmons Loop, you have

25· some existing large lot residential, as well as some newly
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·1· developed smaller cluster of residential subdivisions along that

·2· roadway.

·3· · · · · · And then very recently, the county approved a PD to

·4· allow for nursing assisted living facility also to the south and

·5· west of the property.

·6· · · · · · And then lastly, you can see the dash line of that

·7· newly constructed gate road extension, which is going to be a

·8· nice reliever for this area and get people able to move south

·9· and then over across the interstate using that -- that roadway.

10· So obviously, a well-developed area with not only existing

11· subdivisions, but emerging more dense urban uses in the area.

12· And this is really done and -- and via your comprehensive plan.

13· · · · · · As you can see, the property is within that light pink

14· color, which is your SMU-6, which does allow for a mix of

15· residential and neighborhood friendly commercial uses.· To the

16· immediate north, you can see the pinks and purples, which are

17· your community mixed use, allowing 12 units per acre, as well as

18· your urban mixed use allowing 20 units per acre along the

19· roadway.· So a very transitional area.· But we're well within

20· the SMU-6 Future Land Use Category, as well as of course the

21· urban service area.

22· · · · · · What we are proposing through the major modification,

23· including the range of non-residential uses that Mr. Schiff

24· outlined, as well as the increase of 31 additional units, it's

25· still well within the bounds of the comprehensive plan as
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·1· recently amended.

·2· · · · · · We are consistent with the Policy to 236 of the Future

·3· Land Use Element, which is your mixed use bonus density criteria

·4· where if you have three distinct land uses within a mixed use

·5· project, you can achieve that bonus density of up to nine units

·6· per acre in SMU-6.· The policy does explicitly state that

·7· single-family and multifamily are distinctive land uses for

·8· applying that policy.· So between the single-family proposed, as

·9· well as duplex townhome, multifamily and the non-residential

10· uses conditioned through 1.4 on your staff report, we are

11· consistent with those policies.· And I believe we are in

12· agreement with the Planning Commission on that.

13· · · · · · Looking at the zoning app, this is just extracted from

14· your staff report.· We have been zoned PD since 2022.· As

15· Kristin noted, we do have a mix of planned developments, zoning

16· districts surrounding us as well as some residential AS-1 and RS

17· C2.

18· · · · · · As Gordon noted, the zoning does currently today allow

19· for 469 dwelling units and a 10,000 square foot non-residential

20· component capped at 100 children of -- for a daycare use.· We

21· did find due to market demand and the sizes of those types of

22· facilities, 100 unit -- the 100 child cap was very difficult to

23· attract an N user for that.· So that's partially why we're

24· coming back before you.

25· · · · · · What I want to --
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·1· · · · · · HEARING MASTER:· That's what I was going to just ask

·2· you if you could speak to the reasons for these changes.· It

·3· looks like just a remix of uses and square footages and that

·4· sort of thing.· But I just wanted to hear that as it -- it's

·5· market demand and that's the basis.

·6· · · · · · MS. CRESPO:· Correct.· This just will broaden the

·7· allowable non-residential uses.· And you'll see that we are

·8· increasing the -- the child count up to 150, which is what

·9· you're seeing in the -- is the industry standard today.

10· · · · · · What I do want to spend a moment walking you through

11· are the careful limitations to address compatibility with those

12· larger lot residential neighborhoods around us.· We worked

13· diligently with the community the first time around and did so

14· and had a community meeting the second time around and had

15· maintained all the compatibility design measures in the previous

16· zoning.

17· · · · · · This is the currently approved PD plan.· We limited

18· the building height in those yellow areas to one story to again,

19· maintain compatibility with our single story neighbors to the

20· west.· We also limited the areas shown in orange there to two

21· stories in height so that the character along Simmons Loop and

22· adjacent to other single-family on the east side would not be

23· disturbed.· So the three story units, as approved and as

24· proposed today, would be internal to the site and abutting other

25· multifamily uses are just well screened by perimeter buildings,
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·1· as well as the wetlands to our north.

·2· · · · · · We do have the type D buffers, which would have

·3· planting shrubs, as well as opaque fencing along all those

·4· boundaries where you abut single-family uses.

·5· · · · · · The commercial use was approved on that western track

·6· and limited in building height to one story, limited in FAR

·7· below what is allowed in this Future Land Use Category and then

·8· tightly limited in terms of the allowable uses to be friendly to

·9· our neighbors.· Kind of similarly, we located the amenity center

10· over on the east side of the site to be far away from any of

11· lower density neighbors.

12· · · · · · And then lastly, you'll note that the site plan

13· continues and did preserve the large wetland to the north of the

14· site providing for a foster development program and natural

15· resource protection.

16· · · · · · So as -- as Mr. Schiff noted, we are seeing an

17· additional 31 units.· When we reconfigured the site with

18· different product types, we were actually going for a more

19· traditional neighborhood development style of product now

20· with -- with more townhomes and attached to (indiscernible)

21· products, which are always permitted, but they've redone the

22· site plan.· We are able to achieve 31 additional units with the

23· reconfiguration of the units internally.

24· · · · · · Jeremy Couch is the mastermind of the site plan.· So

25· he -- he's coming up next and can discuss that.· But even with
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·1· the additional density, we're able to maintain all of those

·2· compatibility components we noted with terms of buffering,

·3· preserve open space.

·4· · · · · · The list of uses has expanded to maintain the daycare,

·5· as that is really a highly demanded use, but increase it to 150

·6· children, the actual footprint would not change.· Similarly, we

·7· were seeking the ability to do a general office type use or

·8· 6,000 square foot medical office.· Medical office generates more

·9· trips.· So we have a reduced square footage if we choose to move

10· forward with that type of office space.

11· · · · · · The fourth concept that believe is going to be very

12· neighborhood friendly would be a place of worship or church, a

13· neighborhood church with a limit of 200 seats.· And that could

14· also be appropriate in the area.· All of those uses are allowed

15· by the locational criteria within the SMU-6.· And as noted,

16· would achieve compliance with the mixed use policy.

17· · · · · · So this is our proposed plan.· This is not on an

18· aerial, but it's a black and white version.· And just

19· memorializing here that we've maintained all of those

20· compatibility measures from the previous zoning.

21· · · · · · And I've really walked through those, so I'll -- I

22· think I'll pass it over to Jeremy as to speak to the site plan

23· and storm water.

24· · · · · · HEARING MASTER:· All right.· Thank you.

25· · · · · · MR. COUCH:· Good evening, Madam Hearing Master.
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·1· Jeremy Couch with Campus Civil, 17937 Hunting Bow Circle, Lutz.

·2· And I am the engineer of record for the Simmons Loop, also known

·3· as the Olato Apartment Project.

·4· · · · · · My firm was responsible for the creation of the PD

·5· plan for this application, along with the previous PD plan under

·6· application 20 -- 21-0969.· In addition, on working with the

·7· rezoning applications, my firm prepared the construction plans

·8· that are currently approved for the site under PI 6449.

·9· · · · · · It is my testimony that the PD/general site plan was

10· prepared under my responsible charge and is in compliance with

11· Section 6.2.1 of the DRPM and 5.03.05 of the Land Development

12· Code.

13· · · · · · I'm here if you have any questions.· Thank you.

14· · · · · · HEARING MASTER:· No questions for you.· Thank you very

15· much.

16· · · · · · MR. HENRY:· Good evening.· Steve Henry, Links and

17· Associates.· 5023 West Laurel, Tampa 33607.

18· · · · · · We conducted the original analysis for the original

19· rezoning and also the updated for this one and also did the

20· design exception and administrative variances that are with the

21· project.

22· · · · · · I'm here to answer any questions if you have any.

23· · · · · · HEARING MASTER:· Thank you.· I have no questions.

24· · · · · · MR. HENRY:· All right.· Thank you.

25· · · · · · MR. SCHIFF:· That -- that concludes our initial
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·1· presentation.· We of course reserve the right for rebuttal.· And

·2· we do have a courtesy copy of the submittals that I made earlier

·3· for -- for you --

·4· · · · · · HEARING MASTER:· Okay.

·5· · · · · · MR. SCHIFF:· -- Madam Hearing Officer.

·6· · · · · · HEARING MASTER:· Thank you so much.

·7· · · · · · MR. SCHIFF:· We're available to answer any questions.

·8· · · · · · HEARING MASTER:· All right.· Leave your documents with

·9· the clerk and I will get them.· And make sure everybody signs

10· in.· Thank you.

11· · · · · · All right.· Development Services.

12· · · · · · MR. FOLLIN:· Good evening.· Jared Follin with

13· Development Services.

14· · · · · · So this is a major modification to planned development

15· 21-0969 for the property generally located at 6600 through 6700

16· block of Simmons Loop.· And this in the Riverview area.· So with

17· this planned development, there are -- there is a residential

18· component and a commercial component.· The residential component

19· is being modified to in -- increase the number of residence

20· units of 500, which is from 469.· And these residential units

21· include single-family, two family and multifamily.

22· · · · · · The breakdown of the number of units, it's also been

23· modified.· And if you look on the first page, you can see the

24· proposed modifications, minimum of 50 must now be single-family

25· or townhome type units.· 26 percent will then need to be
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·1· single-family detached duplexes or townhomes.· And then the

·2· remainder can be multifamily.· And multifamily is a total of

·3· 370.

·4· · · · · · For the non -- or nonresidential portion, as been

·5· stated, they are increasingly -- the types of -- the types of

·6· commercial that are permitted, originally, it just a daycare and

·7· now it's daycare plus the professional office, a health

·8· protection -- practitioner's office and a place of worship.

·9· · · · · · Another major change was to condition number 1.4.

10· This dealt with them to insure a mixture of uses is to be built.

11· Originally, the condition stated that they had to complete the

12· nonresidential portion of the project first before they can

13· start residential.· But this has been revised to now allow them

14· to construct residential up to a point to, let's see, 333 units,

15· which is before the bonus density.· But once they have the

16· nonresidential element built and in operation, they can begin

17· with the bonus density units.

18· · · · · · So in review of this major modification, the addition

19· of 31 residential units, which is a 6.6 percent increase and the

20· addition of nonresidential uses, all allowed in the business

21· professional office zoning district did not raise any

22· compatibility concerns from staff and nor did it warrant changes

23· to the approved buffer and screening.

24· · · · · · We find these changes appropriate with the existing PD

25· and find the major modification approvable.· I'd be happy to
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·1· answer any questions.

·2· · · · · · HEARING MASTER:· All right.· Thank you very much.· No

·3· questions for you.

·4· · · · · · Planning Commission.

·5· · · · · · MR. ROYAL:· Thank you.· Tyrek Royal, Planning

·6· Commission Staff.· The subject site has a future land use des --

·7· designation of suburban mixed use six.· It's in the urban

·8· service area located within the Riverview Community Plan.· The

·9· applicant is requesting to utilize the mixed use density bonus

10· as outlined in FLUE Policy 19.3, which would allow for the

11· consideration of up to nine dwelling units per gross acre with a

12· 55.58 acres dedicated to residential development up to 500

13· dwelling units may be considered utilizing the mixed use density

14· bonus.

15· · · · · · The applicant has proposed conditions of approval that

16· are interval to the Planning Commission staff's finding of

17· consistent.· Those conditions ensure that the residential --

18· residential units maintained by the mixed use density bonus will

19· not be constructed until the two additional uses are in place

20· per the requirement of the bonus.· Based upon the proposed

21· conditions of approval and the mixed use density bonus -- the

22· mixed use density bonus is supported and found consistent with

23· the policy direction that's outlined in FLUE Policy 19.3 of the

24· comprehensive plan.

25· · · · · · Based upon the above considerations and the following
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·1· goals, objectives and policies, Planning Commission Staff finds

·2· the proposed major mod -- modification consistent with the

·3· Unincorporated Hillsborough County Comprehensive Plan, subject

·4· to the conditions proposed by the Hillsborough County

·5· Development Services Department.· Thank you.

·6· · · · · · HEARING MASTER:· All right.· Thank you.

·7· · · · · · Okay.· Is there anyone here or online who wishes to --

·8· to speak in support of this application?· I do not hear anyone.

·9· · · · · · Is there anyone here or online who wishes to speak in

10· opposition to this application?· All right, I don't hear anyone.

11· · · · · · Development services, anything further?

12· · · · · · MS. HEINRICH:· No, ma'am.

13· · · · · · HEARING MASTER:· All right.· And applicant, anything

14· further?

15· · · · · · MR. SCHIFF:· Nothing further tonight.· We respectfully

16· request your recommendation of approval.

17· · · · · · HEARING MASTER:· Thank you very much.· All right.

18· This closes the hearing on Major Modification 24-0384.

19· · · · · · Before the next case, we're going to take a quick

20· five-minute break.· So five-minute break starting now.· And

21· we'll reconvene in five minutes.

22· · · · · · (Off the record at 8:16 p.m.)

23· · · · · · (On the record at 8:20 p.m.)

24· · · · · · HEARING MASTER:· All right.· Thank you.· If you

25· would -- everyone please take your seats.· We're going to
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS
·
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· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · SUSAN FINCH
· · · · · · · · · · · · · · ·Zoning Hearing Master
·

· · · · · · · DATE:· · · · · Tuesday, November 12, 2024

· · · · · · · TIME:· · · · · Commencing at 6:01 p.m.
· · · · · · · · · · · · · · ·Concluding at 8:42 p.m.
·
· · · · · · · LOCATION:· · · Hillsborough County BOCC
· · · · · · · · · · · · · · ·Development Services Department
· · · · · · · · · · · · · · ·601 East Kennedy Boulevard, 2nd Floor
· · · · · · · · · · · · · · ·Tampa, Florida 33601

·

·

·

·

·

·

· · Reported by:
· · Crystal Reyes, AAERT No. 1660
· · Notary Public for the State of Florida

·
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·1· · · · · · MS. HEINRICH:· Sure.· To begin on our published

·2· withdrawals and continuances, the first one is Item A.1. Major

·3· Mod 24-0384.· This application is being continued by staff to

·4· the December 16th, 2024 ZHM hearing.

·5· · · · · · Item A.2. PD 24-0459.· This application is out of

·6· order to be heard and is being continued to December 16th, 2024

·7· ZHM hearing.

·8· · · · · · Item A.3. Major Mod 24-0468.· This application is out

·9· of order to be heard and is being continued to December 16th,

10· 2024 ZHM hearing.

11· · · · · · Item A.4. PD 24-0537.· This application is out of

12· order to heard and is being continued to the December 16th, 2024

13· ZHM hearing.

14· · · · · · Item A.5. Major Mod 24-0788.· This application is out

15· of order to be heard and is being continued to the December

16· 16th, 2024 ZHM hearing.

17· · · · · · Item A.6. PD 24-1013.· This application is out of

18· order to be heard and is being continued to the December 16th,

19· 2024 ZHM hearing.

20· · · · · · Item A.7. PD 24-1040.· This application is being

21· continued by the applicant to the December 16th, 2024 ZHM

22· hearing.

23· · · · · · Item A.8. Standard Rezoning 24-1060.· This application

24· is out of order to be heard and is being continued to the

25· December 16th, 2024 ZHM hearing.
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS
·

· · ------------------------------X
· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · Susan Finch
· · · · · · · · · · · · · · ·Land Use Hearing Master
·

· · · · · · · DATE:· · · · · Monday, September 16, 2024

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 6:52 p.m.
·

· · · · · · · · · LOCATION:· ·Hillsborough County BOCC
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard, Second
· · · · · · · · · · · · · · · Floor
· · · · · · · · · · · · · · · Tampa, Florida 33610
·

·

·

·

·

· · Reported by:
· · Brittany Bridges, AAERT No. 1607
· · Digital Reporter

·
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·1· · · · · · MS. HEINRICH:· Okay.· The next one off the agenda is

·2· Item C.3, Standard Rezoning 24-1023.· This application is out of

·3· order to be heard and is being continued to the October 15, 2024

·4· ZHM hearing.

·5· · · · · · HEARING MASTER:· All right.· This one is out of order.

·6· So it can't go forward.· But is there -- just for information,

·7· is there anyone in the audience that wanted to speak to Item C.3

·8· Rezoning 24-1023?

·9· · · · · · All right, I'm seeing no one.· And that one will be

10· continued to October 15, 2024 at 6:00 p.m.· Go ahead.

11· · · · · · MS. HEINRICH:· Okay.· I'll go ahead and go over the

12· published withdrawals and continuance, beginning with Item A.1,

13· Major Mod 24-0368.· This application is out of order to be heard

14· and is being continued to be October 15, 2024 ZHM Hearing.

15· · · · · · Item A.2, Major Mod 24-0384.· This application is out

16· of order to be heard and is being continued to the

17· November 12, 2024 ZHM Hearing.

18· · · · · · Item A.3, Major Mod 24-0397.· This application is

19· being continued by staff to the October 15, 2024 ZHM Hearing.

20· · · · · · Item A.4, Major Mod 24-0402.· This application is

21· being continued by staff to be October 15, 2024 ZHM Hearing.

22· · · · · · Item A.5, PD 24-0459.· This application is out of

23· order to be heard and is being continued to be October 15, 2024

24· ZHM Hearing.

25· · · · · · I am A.6, Major Mod 24-0468.· This application is out
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·Board of County Commissioners

·
· · ------------------------------X
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · Susan Finch

· · · · · · · · · · · · · · ·Land Use Hearing Master

· · · · · · · DATE:· · · · · Monday, July 22, 2024

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 9:32 p.m.
·

· · · · · · · · · LOCATION:· ·Hillsborough County BOCC
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · Second Floor Boardroom
· · · · · · · · · · · · · · · Tampa, Florida 33601
·

·

·

·

·

·

· · Reported by:
· · Diane DeMarsh, AAERT No. 1654
· · Digital Reporter

·
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·1· ZHM Hearing.

·2· · · · · · Item A.2, Major Mod 24-0368.· This application is out

·3· of order to be heard and it's being continued to the

·4· September 16, 2024 ZHM Hearing.

·5· · · · · · Item A.3, Major Mod 24-0384.· This application is out

·6· of order to be heard and is being continued to the

·7· September 16, 2024 ZHM Hearing.

·8· · · · · · Item A.4, Major Mod 24-0397.· This application is out

·9· of order to be heard and is being continued to the

10· August 19, 2024 ZHM hearing.

11· · · · · · Item A.5, Major Mod 24-0402.· This application is

12· being continued by the applicant to the September 16, 2024 ZHM

13· Hearing.

14· · · · · · Item A.6, PD 24-0459.· This application is out of

15· order to be heard and is being continued to the September 16,

16· 2024 ZHM Hearing.

17· · · · · · Item A.7, Major Mod 24-0468.· This application is out

18· of order to be heard and is being continued to the September 16,

19· 2024 ZHM Hearing.

20· · · · · · Item A.8, PD 24-0537.· This application is out of

21· order to be heard and is being continued to the August 19, 2024

22· ZHM Hearing.

23· · · · · · Item A.9, PD 24-0579.· This application is being

24· continued by staff to the August 19, 2024 ZHM Hearing.

25· · · · · · Item A.10, PD 24-0591.· This application out of order
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·

· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·Board of County Commissioners
·

· · ------------------------------X
· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · PAMELA JO HATLEY
· · · · · · · · · · · · · · ·Land Use Hearing Master
·

· · · · · · · DATE:· · · · · Tuesday, May 14, 2024

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 8:28 p.m.
·

· · · · · · · · · LOCATION:· ·Hillsborough County BOCC
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · Second Floor Boardroom
· · · · · · · · · · · · · · · Tampa, Florida 33601
·

·

·

·

·

· · Reported by:
· · Diane DeMarsh, AAERT No. 1654
· · Digital Reporter

·
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·1· · · · · · Item A.11, Major Mod 24-0300.· This application is

·2· being continued by the applicant to the June 17, 2024 ZHM

·3· hearing.

·4· · · · · · Item A.12, this application or Major Mod 24-0368.

·5· This application is out of order to be heard and is being

·6· continued to the July 22, 2024 ZHM hearing.

·7· · · · · · Item A.13, Major Mod 24-0384.· This application is out

·8· of order to be heard and is being continued the July 22, 2024

·9· ZHM hearing.

10· · · · · · Item A.14, PD 24-0393.· This application is out of

11· order to be heard and is being continued to the June 17, 2024

12· ZHM hearing.

13· · · · · · Item A.15, Major Mod 24-0397.· This application is out

14· of order to be heard and being continued to the June 17, 2024

15· ZHM hearing.

16· · · · · · Item A.16, Major Mod 24-0402.· This application is

17· being continued by the applicant to the June 17, 2024 ZHM

18· hearing.

19· · · · · · And Item A.17, Standard Rezoning 24-0585.· This

20· application has been withdrawn from the hearing process.

21· · · · · · HEARING MASTER:· All right.· Thank you.

22· · · · · · All right.· The agenda tonight consists of items that

23· require a public hearing before a hearing master before going

24· onto the Board of County Commissioners for a final decision.  I

25· will conduct a hearing today on each item on the agenda and will
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DECEMBER 16, 2024 – ZONING HEARING MASTER 
 
 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, December 16, 2024, at 6:00 p.m., in the Boardroom, 
Frederick B. Karl County Center, Tampa, Florida, and held virtually. 

Pamela Jo Hatley, ZHM, called the meeting to order at 6:00 p.m., led in 
the pledge of allegiance to the flag, and introduction. 

A. WITHDRAWALS AND CONTINUANCES 

Michelle Heinrich, Development Services (DS), reviewed the changes to the 
agenda. 

Pamela Jo Hatley, ZHM, overview of ZHM process. 

Senior Assistant County Attorney Mary Dorman, overview of 
evidence/ZHM/BOCC Land Use process. 

Pamela Jo Hatley, ZHM, Oath. 

B. REMANDS – None. 
C. REZONING STANDARD (RZ-STD): 

C.1. RZ 24-0775 

Michelle Heinrich, DS, called RZ 24-0775. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-0775. 

C.2. RZ 24-1060 

Michelle Heinrich, DS, called RZ 24-1060. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-1060. 

C.3. RZ 24-1203 

Michelle Heinrich, DS, called RZ 24-1203. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-1203. 
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2 

C.4. RZ 24-1297 

Michelle Heinrich, DS, called RZ 24-1297. 

Testimony provided. 

Postponed for verification of authorized agent.  

Proxy confirmed. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-1297. 

C.5. RZ 25-0059 

Michelle Heinrich, DS, called RZ 25-0059. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 25-0059. 

D. REZONING-PLANNED DEVELOPMENT (RZ-PD) AND MAJOR MODIFICATION (MM): 

D.1. MM 24-0384 

Michelle Heinrich, DS, called MM 24-0384. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed MM 24-0384. 

D.2. RZ 24-1040 

Michelle Heinrich, DS, called RZ 24-1040. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-1040. 

D.3. RZ 24-1231 

Pamela Jo Hatley, ZHM, advised applicant representative of possible 
conflict of interest. 

Michelle Heinrich, DS, called RZ 24-1231. 



MONDAY, DECEMBER 16, 2024 
 
 

3 

Attorney Elise Batsel had no objections to the ZHM hearing the application 
and approved moving forward.   

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-1231. 

E. ZHM SPECIAL USE – None. 
ADJOURNMENT 

Pamela Jo Hatley, ZHM, adjourned the meeting at 9:05 p.m. 
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Rome, Ashley

From: Hearings
Sent: Monday, October 21, 2024 1:50 PM
To: Follin, Jared; Rome, Ashley; Timoteo, Rosalina
Subject: FW: Zoning Hearing MM 24-0384
Attachments: 2024_10_17_14_34_31.pdf

 
 

 

  

External email: Use caution when clicking on links, opening attachments or replying to this email.  

 
I reciev ed a zoning hearing master letter of notice for the above referenced application.  Can I request 
the attachments and any additional information? 
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