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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Symmes Development LLC

FLU Category: SMU-6

Service Area: Urban

Site Acreage: 7.47 +/-

Community 
Plan Area: Riverview

Overlay: None

Introduction Summary:
The subject area consists of two parcels within PD 04-0054 (as most recently modified by PRS 07-1707) and referred 
to as Parcel B.  The PD is approved with a detailed site plan for limited CG zoning district uses, BPO zoning district uses, 
a mini-warehouse, and a wireless communication support structure. No changes to Parcel A are proposed.

Existing Approval(s): Proposed Modification(s):
Parcel B: 16,550 sf of BPO uses by building Parcel B: decrease to 2,000 sf of BPO uses

Parcel B: 61,665 sf of limited CG uses by building Parcel B: decrease to 21,866 sf of limited CG uses 

Parcel B: 35,651 sf of mini-warehouse use by building Parcel B: increase to 93,000 sf of mini-warehouse use 

Parcel B: 113,866 total square footage by building Parcel B: 113,866 total square footage by use

Parcel B: Building height limited to 35 feet / 2-stories Parcel B: Building height increase to 55 feet (exclusive of 
western 100 feet)

Parcel B: Site plan shows three separate buildings. Each 
building to be 2-story with mixed use.

Parcel B: Site Site plan shows conceptual building 
envelopes with mini warehouses specified in the 
northwestern area. 

Parcel B: CG zoning district uses permitted, except 
vehicle sales and major vehicle repair.

Parcel B: CG zoning district uses permitted, except vehicle 
sales, major vehicle repair, churches (over 301 seats), 
child care, adult care centers, private and public schools, 
banquet/reception halls, and wedding chapels. 

Overall PD: Billboards and pole signs shall be prohibited. Parcel B: Remove billboard prohibition

Additional Information:

PD Variation(s): None Requested as part of this application

Waiver(s) to the Land Development Code: Non Requested as part of this application 
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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 site is located on the west side of US Hwy 301, south of Symmes Road, in the Riverview community. The area 
consists of single-family residential, with commercial uses located within the US Hwy 301 corridor.  The subject site is 
located approximately 1.12 miles east of I-75. 
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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 units per acre / 0.25 – 0.50 FAR

Typical Uses:
Agricultural, residential, neighborhood commercial, office uses, research
corporate park uses, light industrial multipurpose and clustered residential 
and/or mixed-use. Office uses are not subject to locational 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 RSC-9 (MH) and PD RSC-9 (MH) : 9 u/a
PD: 0.19 FAR

RSC-9 (MH): Single-Family 
Residential

PD: Limited CN uses

RSC-9 (MH): Single-
Family Residential
PD: Commercial

South PD 10-0137 (Parcel A) 0.50 FAR Mini-warehouse and BPO 
uses Mini-warehouse

East PD 00-0047 (Parcel A) 0.22 FAR Commercial Commercial

West PD 13-0121 4.28 u/a Single-Family Residential Single-Family Residential
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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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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  

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 (Various use types allowed. Estimates are a sample of potential development) 
 
Industrial                         Retail - Shopping Center      Warehouse                 Gen. Office 
(Per 1,000 s.f.)                (Per 1,000 s.f.)                       (Per 1,000 s.f.)            (Per 1,000 s.f.)  
Mobility: $4,230            Mobility: $13,562                  Mobility: $1,377         Mobility: $8,336 
Fire: $57                          Fire: $313                               Fire: $34                       Fire: $158 
 
Bank w/Drive Thru                  Retail - Fast Food w/Drive Thru        Mini-Warehouse 
(Per 1,000 s.f.)                         (Per 1,000 s.f.)                                      (Per 1,000 s.f.) 
Mobility: $20,610                   Mobility: $104,494                              Mobility: $725  
Fire: $313                                 Fire: $313                                              Fire: $32 
 
Urban Mobility, South Fire - mini warehouse 93k, 21,866 CG, 2k BPO, communication facility (Wireless 
tower - no impact fees) 
 

Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
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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 site is located at the southwest corner of the Symmes Road and Hwy 301 intersection within a mixed use Future 
Land Use Category.  The proposed modification seeks to re-adjust the square footage permitted for each permitted use.  
No new uses or increase in square footage is being requested.  It should be noted that under this modification, additional 
uses are being excluded. The site is a corner lot with only the western and southern PD boundaries adjacent to other 
properties.  Properties to the west are residential, while property to the south is developed with a mini warehouse 
facility.  To ensure compatibility with the residential found to the west, the site will provide a 50-foot setback and height 
limitation of 35 feet within 100 feet of the western PD boundary.  The proposed western setback exceeds the 2:1 
setback/height requirement by 20 feet for a 35-foot high building.  The required buffer of 20 feet with Type B screening 
will be provided, in addition to retention of existing trees. Property to the south is developed with a mini-warehouse 
facilities and buffering and screening between the two parcels is not required.  
 
Given the above, staff has not identified any compatibility concerns.  
 
5.2 Recommendation      
Approvable, subject to proposed conditions.  
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Requirements for Certification: 
1.  Western buffer to be corrected from 10 feet to 20 feet on the site plan. 
2.  Southern buffer to be corrected to remove Type C. 
3.  Prior to PD Site Plan Certification, the developer shall revise the Site Plan to: 
4.  Add a second footnote to the bottom of the “Site Data Table” and attribute it to the “Proposed Use” line item, 

the footnote for which shall state “**Subject to a trip generation cap – see conditions of approval.” 
5.  Modify the label reading “Proposed Vehicular and Pedestrian Cross Access Easement Location” to instead 

state “Proposed Access/Cross-Access Stubout and Shared Access Facility -See Conditions of Approval”. 
6.  Add crosshatching between the Proposed Access/Cross-Access Stubout and Shared Access Facility connection 

and the access to US 301 and label as “with folios 77244.0005,  7244.0010 and 77244.0015”. 
7.  Modify the label reading “Existing Bus Stop” to instead read “Potential Bus Bay Relocation/Conversion – See 

Conditions of Approval”. 
8.  Revise the site plan to relocate the 8-foot landscape buffer along Symmes Rd. such that it is located outside of 

the “48-foot Right-of-Way Dedication/Preservation Area”. 
9.  Modify the label reading “48-foot ROW Reservation for Roadway Improvements” to instead read “Up to 48-

foot Right-of-Way Dedication/Preservation (per Hillsborough County Corridor Preservation Plan) Area – See 
Conditions of Approval”. 

10.  Revise the site plan to show proposed substandard road and site access improvements along Symmes Rd. and 
label accordingly. 

11.  Delete General Notes 3 and 9.  Staff notes that there is likely no intent to construct internal roadways (which 
must comply with TTM requirements for TS-3 roadways), only internal driveways.  Regardless, staff notes that 
single dashed are already indicated to be conceptual in the legend.  Also, only minor deviations are permitted 
at the time of plat/site/construction plan review without a zoning modification. 

 
6.0 PROPOSED CONDITIONS  
 
Approval - Approval, subject to the conditions listed below, is based on site plan received March 11, 2025. 
 
1. The project shall be permitted a maximum of 118,866 square feet of the following uses: 
  

Parcel A:  5,000 square feet of Commercial General (CG) uses (excluding vehicle sales and major vehicle 
repair) 

 
 Parcel B:  16,550 2,000 square feet of Business, Professional Office (BPO) uses* 

61,665 21,866 square feet of Commercial, General (CG) uses (excluding vehicle sales and major 
vehicle repair, churches with 301 seats or more, child care, adult care centers, private and 
public schools, banquet/reception halls and wedding chapels)* 
35,651 93,000 square feet of Mini Warehouse use* 
Communication facility, wireless 

    
*The overall square footage in Parcel B shall not exceed 113,866 sf.  
 
The mini warehouse use shall comply with LDC Sections 6.11.60.A, 6.11.60.B, 6.11.60.C, 
6.11.60.D, and 6.11.60.F.  Outdoor storage of recreational vehicles and boats shall not be 
permitted. 

 
Notwithstanding the foregoing, or anything on the PD site plan to the contrary, no 
development shall be permitted within Parcel B that causes cumulative development within 
Parcel B to exceed 4,083 gross average daily trips, 349 gross a.m. peak hour trips, or 341 gross 
p.m. peak hour trips, nor shall development be permitted which exceeds 2,239 net new 
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average daily grips, 187 net new a.m. peak hour trips, or 181 net new p.m. peak hour trips.  
Additionally: 

 
Concurrent with each increment of development within Parcel B, the developer shall provide a 
list of existing and previously approved uses within the Parcel B.  The list shall contain data 
including gross floor area, number of seats (if applicable), type of use, date the use was 
approved by Hillsborough County, references to the site subdivision Project Identification 
number (or if no project identification number exists, a copy of the permit or other official 
reference number), calculations detailing the individual and cumulative gross and net trip 
generation impacts for that increment of the development, and source(s) for the data used to 
develop such estimates.    
 
Calculations showing the remaining number of available trips for each analysis period (i.e. 
average daily, a.m. peak and p.m. peak) shall also be provided. 

 
2. The project shall be subject to the CG development standards, unless otherwise referenced herein in these 

conditions or on the general site plan. The westernmost 100 feet of the western PD boundary shall be limited 
in height to 35 feet.  A 50-foot buffer setback shall be provided along the western property boundary. A 20-
foot buffer with Type B screening shall be required within the western PD boundary.  Within this buffer, 
existing trees shall be preserved to the greatest extent possible.  Any trees or vegetation identified as invasive 
species by Natural Resources staff shall be removed.  An additional 2 feet of setback for every 1-foot over 20 
feet in building height shall be required along the western PD boundary only.  

 
Condition 3 through 8 shall apply only to development within Parcel A: 
3. Prior to Concurrency approval, the Developer shall provide a traffic analysis, signed by a Professional Engineer, 

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

 
3.1    Construct southbound right turn lanes on US 301 at each project entrance.  

 
3.2 Construct northbound left turn lane on US 301 at each project entrance.  

 
3.3          Construct eastbound right turn lanes on Symmes Rd @ each project entrance. 

 
3.4 Construct westbound left turn lanes on Symmes Rd @ each project entrance. 

 
3.5 If warranted or required to meet Concurrency, Construct an eastbound right turn lane on Symmes @ 

US 301. 
 

3.6 If warranted or required to meet Concurrency, extend the eastbound left turn lane on Symmes @ US 
301. 

 
3.7 If warranted or required to meet Concurrency, extend the southbound right turn lane on US 301 @ 

Symmes. 
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4. Based on the projected trip generation to the site, access onto the public road would be via "Type III” Minor 
Roadway Connection (more than 1500 trip ends per day). The Land Development Code requires that all 
internal access (the "throat") to the driveways must be a minimum of 100 feet from the edge of pavement of 
the public roadway, and shall remain free  of internal connections or parking spaces which might interfere with 
the movement of vehicles into or out of the site.  

 
5. Prior to Concurrency approval, the developer shall provide a traffic analysis to determine the LOS on US 301 

from Gibsonton Drive to Big Bend Road. The traffic analysis methodology shall be approved by Hillsborough 
County and shall include vested trips and programmed roadway improvements. If warranted based upon the 
traffic analysis or as required by Hillsborough County as a condition of Concurrency approval, the developer 
may be responsible for widening a portion of US 301 to a four lane divided roadway between Gibsonton Drive 
and Big Bend Rd. The exact location of the improvement, if warranted, shall be determined at Concurrency 
approval.  

 
6. Prior to Construction Plan approval for any of the development along Symmes Rd, the developer shall reserve 

up to forty-eight (48) feet of right-of-way on Symmes Rd. along the property boundary. The right-of-way shall 
be measured from the centerline of the roadway. The right-of-way is needed to accommodate the needed 
improvements on Symmes Rd and meet the right-of-way standards for a major collector roadway as specified 
in the Transportation Technical Manual. 

 
7. The developer shall construct sidewalks within the right-of-way along all roadways adjacent to the property 

boundaries.  Sidewalks shall also be constructed on all internal roadways.  
 
8. The developer shall construct a paved shoulder on Symmes Rd. The paved shoulder shall be designed and 

constructed per latest edition of the Transportation Technical Manual. 
 
Conditions 9 through 13 shall apply only to development within Parcel B: 
 
9. With regards to Parcel B access: 

9.1 Parcel B shall be served by one (1) connection to Symmes Rd. and may be permitted for one 
(1) connection to US 301, as further described below. 

9.2 The US 301 connection may be permitted provided the Hillsborough Area Regional Transit (HART) 
agrees in writing to the relocation of the transit facilities or conversion of the bus bay into a right-turn 
lane serving the project, and the Florida Department of Transportation (FDOT) issues a permit for 
same.  Should HART and/or FDOT decline to approve/permit the access, the proposed location where 
the transit facility is to be located, and/or conversion of the existing transit facility into a right-turn 
lane serving the project, then the US 301 driveway shall not be permitted.  If the access is 
approved/permitted, then the developer shall be responsible for constructing all improvements 
required by HART or FDOT to support such relocation or conversion, prior to or concurrent with the 
initial increment of development. 

9.3 The developer shall construct a pedestrian and vehicular access/cross access stubout along the 
southern boundary of Parcel A.  Unless otherwise approved by FDOT, the area between this 
connection and the US 301 access shall be a Shared Access Facility with folios 77244.0005,  7244.0010 
and 77244.0015.  The developer shall record in the Official Records of Hillsborough County all 
easement(s) necessary to provide for access between the US 301 Parcel B access and Parcel A. 

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

9.5 Construction access shall be limited to those locations shown on PD site plan which are also proposed 
vehicular access connections.  The developer shall include a note in each 
site/construction plan submittal which indicates same. 
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10.  With regards to site access improvements: 

10.1 If the US 301 connection to Parcel B is approved, the developer shall construct a southbound to 
westbound right turn lane on US 301 into the project driveway, unless otherwise approved by HART. 

10.2 Prior to or concurrent with the initial increment of development, the developer shall: 
 Construct an eastbound to southbound exclusive right turn lane on Symmes Rd. onto US 301, 

between US 301 and the project’s Symmes Rd. access; 
 Construct an westbound to southbound left turn lane on Symmes Rd. at the project access; 

and, 
 Lengthen the existing eastbound to northbound left turn lane on Symmes Rd. onto US 301 to 

the maximum extent possible. 
10.3 Prior to or concurrent with each increment of development, the developer shall submit a trip 

generation and site access analysis which will be used to determine whether turn lanes are warranted 
pursuant to LDC Sec. 6.04.04.D. or in accordance with FDOT criteria, as applicable.  The developer shall 
construct all such turn lanes found to be warranted. 

 
11. The developer shall dedicate and convey or otherwise acquire all rights-of-way necessary to construct required 

site access improvements.  In accordance with the Hillsborough County Corridor Preservation Plan, Symmes 
Rd. is shown as a future 2-lane enhanced roadway.  As such, the developer shall be required to preserve any 
additional right-of-way necessary such that the total dedication and preservation equals up to 48 feet from the 
existing right-of-way centerline.  Only those interim uses allowed by the Hillsborough County LDC shall be 
permitted within the preserved right-of-way.  The right-of-way preservation area shall be shown on all future 
site plans, and building setbacks shall be calculated from the future right-of-way line. 

 
12. If MM 25-0243 is approved, the County Engineer will approve a Sec. 6.04.02.B. Administrative Variance (dated 

March 3, 2025 and revised May 1, 2025) which was found approvable by the County Engineer (on May 2, 2025) 
from the Sec. 6.04.07 LDC spacing requirements for the project’s Symmes Rd. access.  Approval of this 
Administrative Variance will permit a +/- 75-foot reduction of the minimum access spacing between the 
project’s Symmes Rd. access and Pine St., resulting in an access spacing of +/- 170 feet. 

 
13.  If MM 25-0243 is approved, the County Engineer will approve a Design Exception request (dated March 3, 

2025 and revised May 1, 2025) which was found approvable by the County Engineer (on May 2, 2025) for the 
Symmes Rd. substandard road improvements.  As Symmes Rd. is a substandard collector roadway, the 
developer will be required to make certain improvements to Symmes Rd. 

 Lengthen the existing eastbound to northbound left turn lane on Symmes Rd. onto US 301, as further 
described in condition 10.2, above; and, 

 Construct an exclusive eastbound to southbound right turn lane on Symmes RD. onto US 301, as 
further described in condition 10.2, above. 

 
914. Outdoor lighting shall be full-cutoff light fixtures. 
 
1015. Billboards and pole signs shall be prohibited in Parcel A.  Pole signs shall be prohibited in Parcel B .  
 
1116. Approval of this application does not ensure that water will be available at the time when the applicant seeks 

permits to actually develop. 
 
1217. Approval of this rezoning petition by Hillsborough County does not constitute a guarantee that the 

Environmental Protection Commission approvals/permits necessary for the development as proposed will be 
issued, does not itself serve to justify any impacts to wetlands, and does not grant any implied or vested right 
to environmental approvals. 
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1318. 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.

1419. 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.

1520. Within 90 days of approval by the Hillsborough County Board of County Commissioners, the applicant shall 
submit to the Planning and Growth Management Department a revised General Development Plan for 
certification which conforms the notes and graphic of the plan to the conditions outlined above and the Land 
Development Code (LDC).  Subsequent to certification of the plan, if it is determined the certified plan does 
not accurately reflect the conditions of approval or requirements of the LDC, said plan will be deemed invalid 
and certification of the revised plan will be required.

1621. Effective as of February 1, 1990, this development order/permit shall meet the concurrency requirements of 
Chapter 163, Part II, Florida Statutes.  Approval of this development order/permit does not constitute a 
guarantee that there will be public facilities at the time of application for subsequent development orders or 
permits to allow issuance of such development orders or permits.

22. 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.

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 
 
None 
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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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8.0 SITE PLANS (FULL)

8.2 Proposed Site Plan (Full)
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9.0 FULL TRANSPORTATION REPORT (see following pages) 
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COUNTY OF HILLSBOROUGH 
ZONING HEARING MASTER’S RECOMMENDATION 

Application number: MM 25-0243 

Hearing date: May 19, 2025 

Applicant: Symmes Development, LLC 

Request: Major Modification of a PD 

Location: South side of Symmes Road, west side of South 
U.S. Highway 301, Riverview 

Parcel size: 7.47acres +/- 

Existing zoning: PD 04-0054 

Future land use designation: SMU-6 (6 du/ga; 0.35 FAR) 

Service area: Urban 

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 25-0243
Zoning Hearing Master Date: May 19, 2025

BOCC Land Use Meeting Date: July 22, 2025

Created: 8-17-21

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Symmes Development LLC

FLU Category: SMU-6 

Service Area: Urban

Site Acreage: 7.47 +/- 

Community 
Plan Area: Riverview

Overlay: None

Introduction Summary:
The subject area consists of two parcels within PD 04-0054 (as most recently modified by PRS 07-1707) and referred 
to as Parcel B.  The PD is approved with a detailed site plan for limited CG zoning district uses, BPO zoning district uses, 
a mini-warehouse, and a wireless communication support structure. No changes to Parcel A are proposed.

Existing Approval(s): Proposed Modification(s):
Parcel B: 16,550 sf of BPO uses by building Parcel B: decrease to 2,000 sf of BPO uses

Parcel B: 61,665 sf of limited CG uses by building Parcel B: decrease to 21,866 sf of limited CG uses 

Parcel B: 35,651 sf of mini-warehouse use by building Parcel B: increase to 93,000 sf of mini-warehouse use 

Parcel B: 113,866 total square footage by building Parcel B: 113,866 total square footage by use

Parcel B: Building height limited to 35 feet / 2-stories Parcel B: Building height increase to 55 feet (exclusive of 
western 100 feet)

Parcel B: Site plan shows three separate buildings. Each 
building to be 2-story with mixed use.

Parcel B: Site Site plan shows conceptual building 
envelopes with mini warehouses specified in the 
northwestern area. 

Parcel B: CG zoning district uses permitted, except 
vehicle sales and major vehicle repair.

Parcel B: CG zoning district uses permitted, except vehicle 
sales, major vehicle repair, churches (over 301 seats), 
child care, adult care centers, private and public schools, 
banquet/reception halls, and wedding chapels. 

Overall PD: Billboards and pole signs shall be prohibited. Parcel B: Remove billboard prohibition

Additional Information:

PD Variation(s): None Requested as part of this application

Waiver(s) to the Land Development Code: Non Requested as part of this application 
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APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025 
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

Planning Commission Recommendation: 
Consistent 

Development Services Recommendation: 
Approvable, subject to proposed conditions 
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APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map  

Context of Surrounding Area:

The site is located on the west side of US Hwy 301, south of Symmes Road, in the Riverview community. The area 
consists of single-family residential, with commercial uses located within the US Hwy 301 corridor.  The subject site is 
located approximately 1.12 miles east of I-75. 
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APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

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 units per acre / 0.25 – 0.50 FAR

Typical Uses: 
Agricultural, residential, neighborhood commercial, office uses, research
corporate park uses, light industrial multipurpose and clustered residential 
and/or mixed-use. Office uses are not subject to locational criteria.
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APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

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 RSC-9 (MH) and PD RSC-9 (MH) : 9 u/a
PD: 0.19 FAR

RSC-9 (MH): Single-Family 
Residential

PD: Limited CN uses

RSC-9 (MH): Single-
Family Residential
PD: Commercial

South PD 10-0137 (Parcel A) 0.50 FAR Mini-warehouse and BPO 
uses Mini-warehouse

East PD 00-0047 (Parcel A) 0.22 FAR Commercial Commercial

West PD 13-0121 4.28 u/a Single-Family Residential Single-Family Residential
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APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

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 25-0243 
ZHM HEARING DATE: May 19, 2025
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

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 25-0243 
ZHM HEARING DATE: May 19, 2025
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 
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APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025 
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

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

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 (Various use types allowed. Estimates are a sample of potential development) 

Industrial             Retail - Shopping Center      Warehouse           Gen. Office 
(Per 1,000 s.f.)                (Per 1,000 s.f.)                 (Per 1,000 s.f.)            (Per 1,000 s.f.)  
Mobility: $4,230            Mobility: $13,562                  Mobility: $1,377         Mobility: $8,336 
Fire: $57                    Fire: $313                  Fire: $34                 Fire: $158 

Bank w/Drive Thru            Retail - Fast Food w/Drive Thru        Mini-Warehouse 
(Per 1,000 s.f.)                   (Per 1,000 s.f.)          (Per 1,000 s.f.) 
Mobility: $20,610  Mobility: $104,494              Mobility: $725 
Fire: $313                    Fire: $313                    Fire: $32 

Urban Mobility, South Fire - mini warehouse 93k, 21,866 CG, 2k BPO, communication facility (Wireless 
tower - no impact fees) 

Comprehensive Plan: Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
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APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025 
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

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 25-0243 
ZHM HEARING DATE: May 19, 2025 
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility  

The site is located at the southwest corner of the Symmes Road and Hwy 301 intersection within a mixed use Future 
Land Use Category.  The proposed modification seeks to re-adjust the square footage permitted for each permitted use. 
No new uses or increase in square footage is being requested.  It should be noted that under this modification, additional 
uses are being excluded. The site is a corner lot with only the western and southern PD boundaries adjacent to other 
properties.  Properties to the west are residential, while property to the south is developed with a mini warehouse 
facility.  To ensure compatibility with the residential found to the west, the site will provide a 50-foot setback and height 
limitation of 35 feet within 100 feet of the western PD boundary.  The proposed western setback exceeds the 2:1 
setback/height requirement by 20 feet for a 35-foot high building.  The required buffer of 20 feet with Type B screening 
will be provided, in addition to retention of existing trees. Property to the south is developed with a mini-warehouse 
facilities and buffering and screening between the two parcels is not required.  

Given the above, staff has not identified any compatibility concerns. 

5.2 Recommendation      
Approvable, subject to proposed conditions. 
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APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025 
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

Requirements for Certification: 
1. Western buffer to be corrected from 10 feet to 20 feet on the site plan.
2. Southern buffer to be corrected to remove Type C.
3. Prior to PD Site Plan Certification, the developer shall revise the Site Plan to:
4. Add a second footnote to the bottom of the “Site Data Table” and attribute it to the “Proposed Use” line item,

the footnote for which shall state “**Subject to a trip generation cap – see conditions of approval.”
5. Modify the label reading “Proposed Vehicular and Pedestrian Cross Access Easement Location” to instead

state “Proposed Access/Cross-Access Stubout and Shared Access Facility -See Conditions of Approval”.
6. Add crosshatching between the Proposed Access/Cross-Access Stubout and Shared Access Facility connection

and the access to US 301 and label as “with folios 77244.0005,  7244.0010 and 77244.0015”.
7. Modify the label reading “Existing Bus Stop” to instead read “Potential Bus Bay Relocation/Conversion – See

Conditions of Approval”.
8. Revise the site plan to relocate the 8-foot landscape buffer along Symmes Rd. such that it is located outside of

the “48-foot Right-of-Way Dedication/Preservation Area”.
9. Modify the label reading “48-foot ROW Reservation for Roadway Improvements” to instead read “Up to 48-

foot Right-of-Way Dedication/Preservation (per Hillsborough County Corridor Preservation Plan) Area – See
Conditions of Approval”.

10. Revise the site plan to show proposed substandard road and site access improvements along Symmes Rd. and
label accordingly.

11. Delete General Notes 3 and 9.  Staff notes that there is likely no intent to construct internal roadways (which
must comply with TTM requirements for TS-3 roadways), only internal driveways.  Regardless, staff notes that
single dashed are already indicated to be conceptual in the legend.  Also, only minor deviations are permitted
at the time of plat/site/construction plan review without a zoning modification.

6.0 PROPOSED CONDITIONS  

Approval - Approval, subject to the conditions listed below, is based on site plan received March 11, 2025. 

1. The project shall be permitted a maximum of 118,866 square feet of the following uses:

Parcel A: 5,000 square feet of Commercial General (CG) uses (excluding vehicle sales and major vehicle 
repair) 

Parcel B: 16,550 2,000 square feet of Business, Professional Office (BPO) uses* 
61,665 21,866 square feet of Commercial, General (CG) uses (excluding vehicle sales and major 
vehicle repair, churches with 301 seats or more, child care, adult care centers, private and 
public schools, banquet/reception halls and wedding chapels)* 
35,651 93,000 square feet of Mini Warehouse use* 
Communication facility, wireless 

*The overall square footage in Parcel B shall not exceed 113,866 sf.

The mini warehouse use shall comply with LDC Sections 6.11.60.A, 6.11.60.B, 6.11.60.C, 
6.11.60.D, and 6.11.60.F.  Outdoor storage of recreational vehicles and boats shall not be 
permitted. 

Notwithstanding the foregoing, or anything on the PD site plan to the contrary, no 
development shall be permitted within Parcel B that causes cumulative development within 
Parcel B to exceed 4,083 gross average daily trips, 349 gross a.m. peak hour trips, or 341 gross 
p.m. peak hour trips, nor shall development be permitted which exceeds 2,239 net new

Page 14 of 21



APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025 
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

average daily grips, 187 net new a.m. peak hour trips, or 181 net new p.m. peak hour trips.  
Additionally: 

Concurrent with each increment of development within Parcel B, the developer shall provide a 
list of existing and previously approved uses within the Parcel B.  The list shall contain data 
including gross floor area, number of seats (if applicable), type of use, date the use was 
approved by Hillsborough County, references to the site subdivision Project Identification 
number (or if no project identification number exists, a copy of the permit or other official 
reference number), calculations detailing the individual and cumulative gross and net trip 
generation impacts for that increment of the development, and source(s) for the data used to 
develop such estimates.    

Calculations showing the remaining number of available trips for each analysis period (i.e. 
average daily, a.m. peak and p.m. peak) shall also be provided. 

2. The project shall be subject to the CG development standards, unless otherwise referenced herein in these
conditions or on the general site plan. The westernmost 100 feet of the western PD boundary shall be limited
in height to 35 feet.  A 50-foot buffer setback shall be provided along the western property boundary. A 20-
foot buffer with Type B screening shall be required within the western PD boundary.  Within this buffer,
existing trees shall be preserved to the greatest extent possible.  Any trees or vegetation identified as invasive
species by Natural Resources staff shall be removed.  An additional 2 feet of setback for every 1-foot over 20
feet in building height shall be required along the western PD boundary only.

Condition 3 through 8 shall apply only to development within Parcel A: 
3. Prior to Concurrency approval, the Developer shall provide a traffic analysis, signed by a Professional Engineer,

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

3.1 Construct southbound right turn lanes on US 301 at each project entrance. 

3.2 Construct northbound left turn lane on US 301 at each project entrance. 

3.3       Construct eastbound right turn lanes on Symmes Rd @ each project entrance. 

3.4 Construct westbound left turn lanes on Symmes Rd @ each project entrance. 

3.5 If warranted or required to meet Concurrency, Construct an eastbound right turn lane on Symmes @ 
US 301. 

3.6 If warranted or required to meet Concurrency, extend the eastbound left turn lane on Symmes @ US 
301. 

3.7 If warranted or required to meet Concurrency, extend the southbound right turn lane on US 301 @ 
Symmes. 
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APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025 
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

4. Based on the projected trip generation to the site, access onto the public road would be via "Type III” Minor
Roadway Connection (more than 1500 trip ends per day). The Land Development Code requires that all
internal access (the "throat") to the driveways must be a minimum of 100 feet from the edge of pavement of
the public roadway, and shall remain free  of internal connections or parking spaces which might interfere with
the movement of vehicles into or out of the site.

5. Prior to Concurrency approval, the developer shall provide a traffic analysis to determine the LOS on US 301
from Gibsonton Drive to Big Bend Road. The traffic analysis methodology shall be approved by Hillsborough
County and shall include vested trips and programmed roadway improvements. If warranted based upon the
traffic analysis or as required by Hillsborough County as a condition of Concurrency approval, the developer
may be responsible for widening a portion of US 301 to a four lane divided roadway between Gibsonton Drive
and Big Bend Rd. The exact location of the improvement, if warranted, shall be determined at Concurrency
approval.

6. Prior to Construction Plan approval for any of the development along Symmes Rd, the developer shall reserve
up to forty-eight (48) feet of right-of-way on Symmes Rd. along the property boundary. The right-of-way shall
be measured from the centerline of the roadway. The right-of-way is needed to accommodate the needed
improvements on Symmes Rd and meet the right-of-way standards for a major collector roadway as specified
in the Transportation Technical Manual.

7. The developer shall construct sidewalks within the right-of-way along all roadways adjacent to the property
boundaries.  Sidewalks shall also be constructed on all internal roadways.

8. The developer shall construct a paved shoulder on Symmes Rd. The paved shoulder shall be designed and
constructed per latest edition of the Transportation Technical Manual.

Conditions 9 through 13 shall apply only to development within Parcel B: 

9. With regards to Parcel B access:
9.1 Parcel B shall be served by one (1) connection to Symmes Rd. and may be permitted for one 

(1) connection to US 301, as further described below.
9.2 The US 301 connection may be permitted provided the Hillsborough Area Regional Transit (HART) 

agrees in writing to the relocation of the transit facilities or conversion of the bus bay into a right-turn 
lane serving the project, and the Florida Department of Transportation (FDOT) issues a permit for 
same.  Should HART and/or FDOT decline to approve/permit the access, the proposed location where 
the transit facility is to be located, and/or conversion of the existing transit facility into a right-turn 
lane serving the project, then the US 301 driveway shall not be permitted.  If the access is 
approved/permitted, then the developer shall be responsible for constructing all improvements 
required by HART or FDOT to support such relocation or conversion, prior to or concurrent with the 
initial increment of development. 

9.3 The developer shall construct a pedestrian and vehicular access/cross access stubout along the 
southern boundary of Parcel A.  Unless otherwise approved by FDOT, the area between this 
connection and the US 301 access shall be a Shared Access Facility with folios 77244.0005,  7244.0010 
and 77244.0015.  The developer shall record in the Official Records of Hillsborough County all 
easement(s) necessary to provide for access between the US 301 Parcel B access and Parcel A. 

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

9.5 Construction access shall be limited to those locations shown on PD site plan which are also proposed 
vehicular access connections.  The developer shall include a note in each 
site/construction plan submittal which indicates same. 
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APPLICATION NUMBER: MM 25-0243 
ZHM HEARING DATE: May 19, 2025 
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

10. With regards to site access improvements:
10.1 If the US 301 connection to Parcel B is approved, the developer shall construct a southbound to 

westbound right turn lane on US 301 into the project driveway, unless otherwise approved by HART. 
10.2 Prior to or concurrent with the initial increment of development, the developer shall: 

Construct an eastbound to southbound exclusive right turn lane on Symmes Rd. onto US 301,
between US 301 and the project’s Symmes Rd. access;
Construct an westbound to southbound left turn lane on Symmes Rd. at the project access;
and,
Lengthen the existing eastbound to northbound left turn lane on Symmes Rd. onto US 301 to
the maximum extent possible.

10.3 Prior to or concurrent with each increment of development, the developer shall submit a trip 
generation and site access analysis which will be used to determine whether turn lanes are warranted 
pursuant to LDC Sec. 6.04.04.D. or in accordance with FDOT criteria, as applicable.  The developer shall 
construct all such turn lanes found to be warranted. 

11. The developer shall dedicate and convey or otherwise acquire all rights-of-way necessary to construct required
site access improvements.  In accordance with the Hillsborough County Corridor Preservation Plan, Symmes 
Rd. is shown as a future 2-lane enhanced roadway.  As such, the developer shall be required to preserve any 
additional right-of-way necessary such that the total dedication and preservation equals up to 48 feet from the 
existing right-of-way centerline.  Only those interim uses allowed by the Hillsborough County LDC shall be 
permitted within the preserved right-of-way.  The right-of-way preservation area shall be shown on all future 
site plans, and building setbacks shall be calculated from the future right-of-way line. 

12. If MM 25-0243 is approved, the County Engineer will approve a Sec. 6.04.02.B. Administrative Variance (dated
March 3, 2025 and revised May 1, 2025) which was found approvable by the County Engineer (on May 2, 2025) 
from the Sec. 6.04.07 LDC spacing requirements for the project’s Symmes Rd. access.  Approval of this 
Administrative Variance will permit a +/- 75-foot reduction of the minimum access spacing between the 
project’s Symmes Rd. access and Pine St., resulting in an access spacing of +/- 170 feet. 

13. If MM 25-0243 is approved, the County Engineer will approve a Design Exception request (dated March 3,
2025 and revised May 1, 2025) which was found approvable by the County Engineer (on May 2, 2025) for the 
Symmes Rd. substandard road improvements.  As Symmes Rd. is a substandard collector roadway, the 
developer will be required to make certain improvements to Symmes Rd. 

Lengthen the existing eastbound to northbound left turn lane on Symmes Rd. onto US 301, as further
described in condition 10.2, above; and,
Construct an exclusive eastbound to southbound right turn lane on Symmes RD. onto US 301, as
further described in condition 10.2, above.

914. Outdoor lighting shall be full-cutoff light fixtures.

1015. Billboards and pole signs shall be prohibited in Parcel A.  Pole signs shall be prohibited in Parcel B . 

1116. Approval of this application does not ensure that water will be available at the time when the applicant seeks 
permits to actually develop. 

1217. Approval of this rezoning petition by Hillsborough County does not constitute a guarantee that the 
Environmental Protection Commission approvals/permits necessary for the development as proposed will be 
issued, does not itself serve to justify any impacts to wetlands, and does not grant any implied or vested right 
to environmental approvals. 
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ZHM HEARING DATE: May 19, 2025
BOCC LUM MEETING DATE: July 22, 2025 Case Reviewer: Michelle Heinrich, AICP 

1318. 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.

1419. 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.

1520. Within 90 days of approval by the Hillsborough County Board of County Commissioners, the applicant shall 
submit to the Planning and Growth Management Department a revised General Development Plan for 
certification which conforms the notes and graphic of the plan to the conditions outlined above and the Land 
Development Code (LDC).  Subsequent to certification of the plan, if it is determined the certified plan does 
not accurately reflect the conditions of approval or requirements of the LDC, said plan will be deemed invalid 
and certification of the revised plan will be required.

1621. Effective as of February 1, 1990, this development order/permit shall meet the concurrency requirements of 
Chapter 163, Part II, Florida Statutes.  Approval of this development order/permit does not constitute a 
guarantee that there will be public facilities at the time of application for subsequent development orders or 
permits to allow issuance of such development orders or permits.

22. 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.

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 May 19, 2025. 
Ms. Michelle Heinrich of the Hillsborough County Development Services Department 
introduced the petition.  

Applicant 
Mr. Colin Rice spoke on behalf of the applicant. Mr. Rice presented the rezoning request 
and provided testimony as reflected in the hearing transcript. 

Development Services Department 
Ms. Heinrich presented a summary of the findings and analysis as detailed in the staff 
report previously submitted to the record, and provided testimony as reflected in the 
hearing transcript. 

Planning Commission 
Ms. Alexis Myers, 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. 

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

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

The zoning master closed the hearing on MM 25-0243. 

C. EVIDENCE SUMBITTED
Mr. Rice submitted to the record at the hearing a copy of the applicant’s presentation 
slides. 

D. FINDINGS OF FACT

1. The Subject Property consists of two folio parcels with a total of approximately 7.47
acres located on the south side of Symmes Road, west side of South U.S. Highway
301 in Riverview.
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2. The Subject Property is designated SMU-6 on the Future Land Use Map and is
zoned PD 04-0054.

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 consists of residential single-
family and mobile home uses, commercial, and retail uses. Adjacent properties
include a residential single-family subdivision to the west; Symmes Road and
mobile home and single-family residential uses to the north; a convenience store
with gasoline pumps and US Highway 301 South to the east; and a mini-
warehouse facility to the south.

5. The Subject Property consists of two folio parcels that are designated “Parcel B”
on the PD 04-0054 zoning. The land uses allowed under the Subject Property’s
existing PD zoning include 16,550 square feet of BPO, 61,665 square feet of
limited CG, and 35,651 square feet of mini-warehouse, for a total of 113,866
square feet of building area. Building height is limited to 35 feet with two stories.
Vehicle sales, major vehicle repair, billboards, and pole signs are prohibited.

6. The applicant is requesting a major modification of PD 04-0054 to reapportion the
square footages of allowed uses. The applicant is proposing to modify the PD to
allow up to 2,000 square feet of BPO, up to 21,866 square feet of limited CG, and
up to 93,000 square feet of mini-warehouse. The applicant is proposing the total
floor area to remain capped at 113,866 square feet. The applicant is proposing to
remove the prohibition on billboards, and to prohibit vehicle sales, major vehicle
repair, churches with over 301 seats, child care, adult care centers, private and
public schools, banquet/reception halls, and wedding chapels. The applicant is
proposing to increase building height to 55 feet except within the Subject
Property’s west 100 feet adjacent to residential uses. The applicant is proposing a
50-foot setback and maximum building height of 35 feet within 100 feet of the west
PD boundary. The applicant is also proposing a 20-foot-wide buffer and Type B
screening along the west PD boundary.

7. Development Services Department staff found no compatibility concerns. Staff
concluded the major modification request is approvable, subject to conditions.

8. Hillsborough County Transportation Review staff stated no objections, subject to
the conditions set out in the Transportation Review Comment Sheet and
Development Services Department staff report.

9. Planning Commission staff found the proposed planned development is an
allowable use in the SMU-6 Future Land Use category and is compatible with the
existing development pattern of the surrounding area. Staff concluded the
proposed rezoning is consistent with the Unincorporated Hillsborough County
Comprehensive Plan.
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E. FINDINGS OF COMPLIANCE OR NON-COMPLIANCE
WITH COMPREHENSIVE PLAN

The record evidence demonstrates the proposed rezoning request is in compliance with 
and does further 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. (2024). Based on the evidence and testimony submitted in
the record and at the hearing, including reports and testimony of Development Services
Staff and Planning Commission staff, applicant’s testimony and evidence, there is
substantial competent evidence demonstrating the requested rezoning is consistent with
the Unincorporated Hillsborough County Comprehensive Plan and does comply with the
applicable requirements of the Hillsborough County Land Development Code.

G. SUMMARY
The applicant is requesting a major modification of PD 04-0054 to reapportion the square 
footages of allowed uses. The applicant is proposing to modify the PD to allow up to 2,000 
square feet of BPO, up to 21,866 square feet of limited CG, and up to 93,000 square feet 
of mini-warehouse. The applicant is proposing the total floor area to remain capped at 
113,866 square feet. The applicant is proposing to remove the prohibition on billboards, 
and to prohibit vehicle sales, major vehicle repair, churches with over 301 seats, child 
care, adult care centers, private and public schools, banquet/reception halls, and wedding 
chapels. The applicant is proposing to increase building height to 55 feet except within 
the Subject Property’s west 100 feet adjacent to residential uses. The applicant is 
proposing a 50-foot setback and maximum building height of 35 feet within 100 feet of the 
west PD boundary. The applicant is also proposing a 20-foot-wide buffer and Type B 
screening along the west PD boundary.

H. RECOMMENDATION
Based on the foregoing Findings of Fact and Conclusions of Law, this recommendation 
is for APPROVAL of request to rezone the Subject Property to Planned Development, 
subject to the certification requirements and proposed conditions set out in the 
Development Services Department staff report based on the applicant’s general site plan 
submitted March 11, 2025. 

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

June 5, 2025
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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: May 19, 2025

Report Prepared: May 08, 2025

Case Number: MM 25-0243

Folio(s): 77244.0010 & 77244.0015

General Location: South of Symmes Road, west of 
South US 301 and north of Avian Forrest Drive

Comprehensive Plan Finding CONSISTENT

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

Service Area Urban

Community Plan(s) Riverview

Rezoning Request
Major Modification to develop a mini warehouse 
93,000 sf, commercial general 21,866 sf and 
business professional office uses up to 2,000 sf

Parcel Size +/- 7.47 acres

Street Functional Classification Symmes Road – County Collector
US Highway 301 S – State Principal Arterial
Avian Forest Drive – Local

Commercial Locational Criteria Not applicable

Evacuation Area None

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Staff Analysis of Goals, Objectives and Policies: 
The subject site is located south of Symmes Road, west of South US 301 and north of Avian Forrest Drive 
on ±7.47 acres. The site is in the Urban Service Area and is located within the limits of the Riverview 
Community Plan. The applicant is requesting a Major Modification (MM) to allow for Mini Warehouse up 
to 93,000 square feet, Commercial General up to 21,866 square feet and Business Professional Office uses 
up to 2,000 square feet not to exceed 113,866 square feet for the entire site. 
 
The subject site is in the Urban Service Area where, according to Objective 1.1 of the Future Land Use 
Section (FLUS), 80 percent of the county’s growth is to be directed. Policy 3.1.3 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 site is currently designated for agricultural uses with light commercial uses 
being located to the north and east, light industrial uses to the south and single family uses located to the 
north and west of the subject site. The proposal meets the intent of Objective 1.1. 
 
Per Objective 2.2, Future Land Use categories outline the maximum level of intensity or density, and range 
of permitted land uses allowed in each category. Table 2.2 contains a description of the character and 
intent permitted in each of the Future Land use categories. The site is in the Suburban Mixed-Use-6 (SMU-
6) Future Land Use category. The Suburban Mixed-Use-6 Future Land Use category allows for the 
consideration of agricultural, residential, neighborhood commercial, office uses, research corporate park 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Suburban Mixed-Use-6 

 
PD  Agricultural  

North Suburban Mixed-Use-6 RSC-9  Single-Family Residential + 
Light Commercial  

South Suburban Mixed-Use-6  PD  Light Commercial + Light 
Industrial  

East Suburban Mixed-Use-6 + 
Residential-6 PD  Light Commercial  

West Suburban Mixed-Use-6 PD  Single-Family Residential + 
Public/Quasi Public  
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uses, light industrial multi-purpose and clustered residential and/or mixed-use. Office uses are not subject 
to locational criteria. With 7.47 acres, the subject site can be considered for up to 113,887 square feet of 
non-residential uses. The proposal for a maximum of 113,866 square feet of non-residential uses is below 
the maximum Floor Area Ratio (FAR). As the language states above, the commercial uses proposed are 
allowed and therefore, the proposal meets Objective 2.2 and the associated policies.  
 
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUS Objective 4.1, FLUS Policy 4.1.1 and FLUS Policy 4.1.2). Transportation did 
not object to the proposed request; therefore, the subject site meets the intent of FLUS Objective 4.1, 
FLUS Policy 4.1.1 and FLUS Policy 4.1.2. 
 
The proposal meets the intent of FLUS Objective 4.4 and FLUS Policy 4.4.1 that require new development 
to be compatible to the surrounding neighborhood. In this case, the surrounding land use pattern is 
comprised of a mix of uses. Light commercial, light industrial and single-family uses surround the site. The 
proposed request is compatible with the existing development pattern.  
 
The subject site is located within the Riverview Community Plan within the Livable Communities Element. 
There are no applicable policies related to this proposal.   
 
Overall, staff finds that the proposed use is an allowable use in the SMU-6 category and is compatible with 
the existing development pattern found within the surrounding area. The proposed Major Modification 
would allow for development that is consistent with the Goals, Objectives, and Policies of the Future Land 
Use Element of the Unincorporated Hillsborough County Comprehensive 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 conditions proposed by the 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 1.1: Direct at least 80% of new population growth into the USA and adopted Urban expansion 
areas through 2045. Building permit activity and other similar measures will be used to evaluate this 
objective.  
 
Relationship to the Future Land Use Map 
 
Goal 2: Ensure that the character, compatibility and location of land uses optimize the combined potential 
for economic benefit, fiscal sustainability, protection of natural resources and maintaining viable 
agriculture. Ensure density and intensities are maintained through the Future Land Use Map.  
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Objective 2.1: The Future Land Use Map is a regulatory tool governing the pattern of development in 
unincorporated Hillsborough County through the year 2045. 
 
Policy 2.1.1: The Future Land Use Map shall identify Future Land Use categories, summarized in Table 2.2 
and further described in Appendix A, that establish permitted land uses and maximum densities and 
intensities.  
 
Future Land Use Categories 
 
Objective 2.2: The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table 
2.2 of the Future Land Use Element.  
 
Policy 2.2.1: 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. 
 
Compatibility  
 
Policy 3.1.1: Restrict incompatible land uses to protect established and planned neighborhoods and 
communities by utilizing planning principles that limit commercial development in residential Future 
Land Use categories. Commercial and mixed-use in residential Future Land Use categories shall be 
limited to neighborhood serving guided by the commercial locational criteria in Objective 4.7. 
 
Policy 3.1.2: Gradual transitions of intensities and densities 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. Screening and buffering used to 
separate new development from the existing, lower-density community should be designed in a style 
compatible with the community and allow pedestrian penetration. In rural areas, perimeter walls are 
discouraged and buffering with berms and landscaping are strongly encouraged. 
 
Policy 3.1.3: 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 
 
Development 
 
Policy 4.1.1: 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.  
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Policy 4.1.2: 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. 
 
4.1.6: 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 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. 
 
Neighborhood/Community Development 

 
Objective 4.4: Neighborhood Protection – Enhance and preserve existing neighborhoods and 
communities. Design neighborhoods which are related to the predominant character of their surroundings.  
 
Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall be integrated with the adjacent land 
uses through:  
a) the creation of like uses; and  
b) creation of complementary uses; and  
c) mitigation of adverse impacts; and  
d) transportation/pedestrian connections; and  
e) Gradual transitions of intensity 
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(   ) The Development Services Department RECOMMENDS DISAPPROVAL of this General 
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AGENCY REVIEW COMMENT SHEET 

TO: ZONING TECHNICIAN, Development Services Department DATE: 05/12/2025 

REVIEWER: James Ratliff, AICP, PTP AGENCY/DEPT: Transportation 

PLANNING SECTOR/AREA: South/ RV PETITION NO: MM 25-0243 
 

 

 

  This agency has no objection. 
 

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

  This agency objects, based on the listed or attached grounds. 
 
 
NEW AND REVISED CONDITIONS OF APPROVAL 
 
Revised Conditions 
 

1. The project shall be permitted a maximum of 118,866 square feet of the following uses: 
 Parcel A 5,000 square feet of Commercial General (CG) uses (excluding vehicle sales and major 

vehicle repair) 
 
 Parcel B  

  Total Parcel B square-footage shall not be more than 113,866 g.s.f., which shall consist 
  of a of up to no more than the following maximum use types: 

   16,550 2,000 square feet of Business, Professional Office (BPO) uses 
61,665 21,866 square feet of Commercial, General (CG) uses (excluding vehicle sales 

and major vehicle repair, public, private or charter schools, child care centers, 
community residential homes, and church/synagogues) 

35,65193,000 square feet of Mini Warehouse use 
Communication facility, wireless 

 
Notwithstanding the foregoing, or anything on the PD site plan to the contrary, no 
development shall be permitted within Parcel B that causes cumulative development within 
Parcel B to exceed 4,083 gross average daily trips, 349 gross a.m. peak hour trips, or 341 
gross p.m. peak hour trips, nor shall development be permitted which exceeds 2,239 net new 
average daily grips, 187 net new a.m. peak hour trips, or 181 net new p.m. peak hour trips.  
Additionally: 

 
i. Concurrent with each increment of development within Parcel B, the developer shall 

provide a list of existing and previously approved uses within the Parcel B.  The list 
shall contain data including gross floor area, number of seats (if applicable), type of 
use, date the use was approved by Hillsborough County, references to the site 
subdivision Project Identification number (or if no project identification number exists, 
a copy of the permit or other official reference number), calculations detailing the 
individual and cumulative gross and net trip generation impacts for that increment of 
the development, and source(s) for the data used to develop such estimates.  

  This agency has no comments. 
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Calculations showing the remaining number of available trips for each analysis period 
(i.e. average daily, a.m. peak and p.m. peak) shall also be provided. 

 
 

[Transportation Review Section staff is proposing to modify this condition to reflect the proposed 
entitlement changes.] 

 
 
Conditions 3 through 8 shall apply only to development within Parcel A. 
 
 
3.  Prior to Concurrency approval, the Developer shall provide a traffic analysis, signed by a Professional 

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

 
3.1    Construct southbound right turn lanes on US 301 at each project entrance.  
 
3.2 Construct northbound left turn lane on US 301 at each project entrance.  
 
3.3          Construct eastbound right turn lanes on Symmes Rd @ each project entrance. 
 
3.4 Construct westbound left turn lanes on Symmes Rd @ each project entrance. 
 
3.5 If warranted or required to meet Concurrency, Construct an eastbound right turn lane on 

Symmes @ US 301. 
 
3.6 If warranted or required to meet Concurrency, extend the eastbound left turn lane on Symmes 

@ US 301 
 
 3.7 If warranted or required to meet Concurrency, extend the southbound right turn lane on US 

301 @ Symmes  
 
 
4. Based on the projected trip generation to the site, access onto the public road would be via "Type III” 

Minor Roadway Connection (more than 1500 trip ends per day). The Land Development Code requires 
that all internal access (the "throat") to the driveways must be a minimum of 100 feet from the edge 
of pavement of the public roadway, and shall remain free of internal connections or parking spaces 
which might interfere with the movement of vehicles into or out of the site.  

 
5. Prior to Concurrency approval, the developer shall provide a traffic analysis to determine the LOS on 

US 301 from Gibsonton Drive to Big Bend Road. The traffic analysis methodology shall be approved 
by Hillsborough County and shall include vested trips and programmed roadway improvements. If 
warranted based upon the traffic analysis or as required by Hillsborough County as a condition of 
Concurrency approval, the developer may be responsible for widening a portion of US 301 to a four 
lane divided roadway between Gibsonton Drive and Big Bend Rd. The exact location of the 
improvement, if warranted, shall be determined at Concurrency approval.  
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6. Prior to Construction Plan approval for any of the development along Symmes Rd, the developer shall 

reserve up to forty-eight (48) feet of right-of-way on Symmes Rd. along the property boundary. The 
right-of-way shall be measured from the centerline of the roadway. The right-of-way is needed to 
accommodate the needed improvements on Symmes Rd and meet the right-of-way standards for a 
major collector roadway as specified in the Transportation Technical Manual. 

 
7. The developer shall construct sidewalks within the right-of-way along all roadways adjacent to the 

property boundaries.  Sidewalks shall also be constructed on all internal roadways.  
 
8. The developer shall construct a paved shoulder on Symmes Rd. The paved shoulder shall be designed 

and constructed per latest edition of the Transportation Technical Manual. 
 
[Transportation Review Section staff is proposing to modify remove these conditions from consideration from 
Parcel B.  Staff is unable to delete or modify them, since Parcel A is not a part of this Major Modification 
request.  Staff notes that some conditions were not carried forward, since they are based on standard LDC or 
TTM provisions which may have changed, and in order to comport with current practice, these have been 
omitted.  Staff notes the applicant will have to comply with all applicable regulations at the time of 
plat/site/construction plan review.  Where appropriate, similar conditions have been carried forward but were 
modified to reflect current language and practice.] 
 
 
New Conditions 
 
The following new conditions shall apply only to development within Parcel B: 
 

 
• With regards to Parcel B access: 

 
o Parcel B shall be served by one (1) connection to Symmes Rd. and may be permitted for one 

(1) connection to US 301, as further described below. 
 

o The US 301 connection may be permitted provided the Hillsborough Area Regional Transit 
(HART) agrees in writing to the relocation of the transit facilities or conversion of the bus 
bay into a right-turn lane serving the project, and the Florida Department of Transportation 
(FDOT) issues a permit for same.  Should HART and/or FDOT decline to approve/permit the 
access, the proposed location where the transit facility is to be located, and/or conversion of 
the existing transit facility into a right-turn lane serving the project, then the US 301 
driveway shall not be permitted.  If the access is approved/permitted, then the developer shall 
be responsible for constructing all improvements required by HART or FDOT to support 
such relocation or conversion, prior to or concurrent with the initial increment of 
development. 

 
o The developer shall construct a pedestrian and vehicular access/cross access stubout along 

the southern boundary of Parcel A.  Unless otherwise approved by FDOT, the area between 
this connection and the US 301 access shall be a Shared Access Facility with folios 
77244.0005,  7244.0010 and 77244.0015.  The developer shall record in the Official Records 
of Hillsborough County all easement(s) necessary to provide for access between the US 301 
Parcel B access and Parcel A. 
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o Notwithstanding anything on the PD site plan or herein these conditions to the contrary, 
bicycle and pedestrian access may be permitted anywhere along the PD boundaries. 
 

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

 
• With regards to site access improvements: 

o If the US 301 connection to Parcel B is approved, the developer shall construct a southbound 
to westbound right turn lane on US 301 into the project driveway, unless otherwise approved 
by HART. 
 

o Prior to or concurrent with the initial increment of development, the developer shall: 
 

 Construct an eastbound to southbound exclusive right turn lane on Symmes Rd. onto 
US 301, between US 301 and the project’s Symmes Rd. access; 
 

 Construct an westbound to southbound left turn lane on Symmes Rd. at the project 
access; and, 

 
 Lengthen the existing eastbound to northbound left turn lane on Symmes Rd. onto US 

301 to the maximum extent possible. 
 

o Prior to or concurrent with each increment of development, the developer shall submit a trip 
generation and site access analysis which will be used to determine whether turn lanes are 
warranted pursuant to LDC Sec. 6.04.04.D. or in accordance with FDOT criteria, as 
applicable.  The developer shall construct all such turn lanes found to be warranted. 
 

 
• The developer shall dedicate and convey or otherwise acquire all rights-of-way necessary to construct 

required site access improvements.  In accordance with the Hillsborough County Corridor Preservation 
Plan, Symmes Rd. is shown as a future 2-lane enhanced roadway.  As such, the developer shall be 
required to preserve any additional right-of-way necessary such that the total dedication and 
preservation equals up to 48 feet from the existing right-of-way centerline.  Only those interim uses 
allowed by the Hillsborough County LDC shall be permitted within the preserved right-of-way.  The 
right-of-way preservation area shall be shown on all future site plans, and building setbacks shall be 
calculated from the future right-of-way line. 
 

• If MM 25-0243 is approved, the County Engineer will approve a Sec. 6.04.02.B. Administrative 
Variance (dated March 3, 2025 and revised May 1, 2025) which was found approvable by the County 
Engineer (on May 2, 2025) from the Sec. 6.04.07 LDC spacing requirements for the project’s Symmes 
Rd. access.  Approval of this Administrative Variance will permit a +/- 75-foot reduction of the 
minimum access spacing between the project’s Symmes Rd. access and Pine St., resulting in an access 
spacing of +/- 170 feet. 
 

• If MM 25-0243 is approved, the County Engineer will approve a Design Exception request (dated 
March 3, 2025 and revised May 1, 2025) which was found approvable by the County Engineer (on 
May 2, 2025) for the Symmes Rd. substandard road improvements.  As Symmes Rd. is a substandard 
collector roadway, the developer will be required to make certain improvements to Symmes Rd. 
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consistent with the Design Exception.  Specifically, prior to or concurrent with the initial increment 
of development, the developer shall: 

 
o Lengthen the existing eastbound to northbound left turn lane on Symmes Rd. onto US 301, as 

further described in condition X.X, above; and, 
 

o Construct an exclusive eastbound to southbound right turn lane on Symmes RD. onto US 301, 
as further described in condition X.X, above. 

 
 
 

Other Conditions 
• Prior to PD Site Plan Certification, the developer shall revise the Site Plan to: 

 Add a second footnote to the bottom of the “Site Data Table” and attribute it to the 
“Proposed Use” line item, the footnote for which shall state “**Subject to a trip 
generation cap – see conditions of approval.” 
 

 Modify the label reading “Proposed Vehicular and Pedestrian Cross Access Easement 
Location” to instead state “Proposed Access/Cross-Access Stubout and Shared Access Facility 
– See Conditions of Approval”. 

 
 Add crosshatching between the Proposed Access/Cross-Access Stubout and Shared Access 

Facility connection and the access to US 301 and label as “with folios 77244.0005,  7244.0010 
and 77244.0015”. 

 
 Modify the label reading “Existing Bus Stop” to instead read “Potential Bus Bay 

Relocation/Conversion – See Conditions of Approval”. 
 

 Revise the site plan to relocate the 8-foot landscape buffer along Symmes Rd. such that it is 
located outside of the “48-foot Right-of-Way Dedication/Preservation Area”. 

 
 Modify the label reading “48-foot ROW Reservation for Roadway Improvements” to instead 

read “Up to 48-foot Right-of-Way Dedication/Preservation (per Hillsborough County Corridor 
Preservation Plan) Area – See Conditions of Approval”. 

 
 Revise the site plan to show proposed substandard road and site access improvements along 

Symmes Rd. and label accordingly. 
 

 Delete General Notes 3 and 9.  Staff notes that there is likely no intent to construct internal 
roadways (which must comply with TTM requirements for TS-3 roadways), only internal 
driveways.  Regardless, staff notes that single dashed are already indicated to be conceptual in 
the legend.  Also, only minor deviations are permitted at the time of plat/site/construction plan 
review without a zoning modification.  
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PROJECT OVERVIEW AND TRIP GENERATION 
The applicant is requesting a Major Modification to a +/- 7.47 ac. portion of a +/- ac. Planned Development 
(PD) #04-0054, as most recently modified via PRS 07-1707.  The existing PD is approved for the following 
uses: 

 

 
 
 
 

The applicant is proposing to modify Parcel B uses as follows: 
 

 
 

 
As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis for the proposed project; however, the analysis does not represent a worst-
case analysis which represents maximum potential trip impacts of the wide range of land uses proposed.  Given 
this, and the sensitivity of the access and proximity to the Symmes Rd. and US 301 intersection, staff has 
included a condition restricting development to the number of trips studied in the applicant’s transportation 
analysis.  This restriction will not permit construction of 100% of the potential entitlements sought by the 
applicant (e.g. 21,866 s.f. of certain CG uses, although allowed by the land use, would not be permitted due 
to the trip cap restriction).  As such, certain allowable single uses or combinations of allowable uses, could 
not be constructed if they exceeded the trip cap.  It should be noted that if a project consists of multiple parcels, 
or if a developer chooses to subdivide the project further, development on those individual parcels may not 
be possible if the other parcels within the development use all available trips.   
 
The trip cap data was taken from the figures presented in the applicant’s analysis.  Given the wide range of 
potential uses proposed, it should be noted that the uses which the applicant studied to develop the cap may 
or may not be representative of the uses which are ultimately proposed.  It should be noted that at the time of 
plat/site/construction plan review, when calculating the trip generation impacts of existing and proposed 
development, authority to determine the appropriateness of certain Institute of Transportation Engineers (ITE) 
land use codes shall rest with the Administrator, who shall consult ITE land use code definitions, trip 
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generation datasets, and industry best practices to determine whether use of an individual land use code is 
appropriate. Trip generation impacts for all existing and proposed uses shall be calculated utilizing the latest 
available ITE trip generation manual data when possible.  At the request of staff, applicants may be required 
to conduct additional studies or research where a lack of accurate or appropriate data exists to determine trip 
generation rates for purposes of calculating whether a proposed increment of development exceeds the trip 
cap.   
 
Lastly, it should also be noted that while the trip cap will control the total number of trips within each analysis 
period (daily, a.m. peak, and p.m. peak), it was developed based on certain land uses assumed by the 
developer, and those land uses have a specific percentage split of trips within each peak period that are inbound 
and outbound trips, and those splits may or may not be similar to the inbound/outbound split of what uses are 
ultimately constructed by the developer.  Staff notes that the trip cap does not provide for such granularity.  
Accordingly, whether or not turn lanes were identified as required during a zoning level analysis is in many 
cases immaterial to whether turn lanes may be required at the time of plat/site/construction plan review.  Given 
that projects with a wide range of uses will have a variety of inbound and outbound splits during the a.m. and 
p.m. peak periods, it may be necessary in to reexamine whether additional Sec. 6.04.04.D. auxiliary turn lanes 
are warranted.  The developer will be required to construct all such site access improvements found to be 
warranted unless otherwise approved through the Sec. 6.04.02.B Administrative Variance process. 
 
Staff has prepared a comparison of the potential number of peak hour trips generated under the existing and 
proposed zoning designations, utilizing a generalized worst-case scenario that was based on the 07-1707 PD 
site plan in the case of existing zoning impacts.  Data for the proposed project is based upon the transportation 
impacts identified in the transportation analysis, which forms the basis of the trip cap.  It should be noted that 
since the applicant also analyzed external impacts based on allowances for pass-by reductions, staff also 
included a second element to the trip generation cap which requires the applicant to not exceed the number of 
net new trips studied in their analysis.  Data shown below is based on the 11th Edition of the Institute of 
Transportation Engineer’s Trip Generation Manual. 
 
  
Existing Zoning (Modification Area Only): 

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak           
Hour Trips 

AM PM 

61,665 s.f. Retail Uses (ITE LUC 821) 5,827 218 334 

16,550 s.f. Office Uses (ITE LUC 710) 243 36 37 

35,651 s.f. Mini-Warehouse Uses (ITE 
LUC 151) 52 3 5 

Subtotal: 6,122 257 376 

 
Proposed Zoning (Modification Area Only): 
: 

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak           
Hour Trips 

AM PM 
PD, Limited CG Uses Subject to Trip 
Generation Cap 4,083 349 341 
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Difference: 

 
24 Hour 

Two-Way 
Volume 

Total Peak           
Hour Trips 

AM PM 

 (-) 2,039 (+) 92 (-) 35 

 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

Symmes Rd. is a 2-lane, undivided, publicly maintained, collector roadway.  The roadway is characterized 
by 11-foot-wide travel lanes in average condition.  The roadway lies within a variable width right-of-way 
along the project’s frontage.  There are +/- 5-foot-wide sidewalks along portions of the north and south sides 
of the roadway in the vicinity of the proposed project.  There are no bicycle facilities present in the vicinity 
of the proposed project. 
 
US 301 is a 6-lane, divided, publicly maintained (by FDOT), principal arterial roadway.  The roadway is 
characterized by 11-foot-wide travel lanes in above average condition.  The roadway lies within a +/- 195-
foot-wide right-of-way.  In the vicinity of the proposed project there are +/- 5-foot-wide sidewalks along the 
west side of the roadway and a +/- 12-foot-wide multi-purpose trail along the east side of the roadway.  
There are +/- 4-foot-wide bicycle facilities along both sides of the roadway in the vicinity of the proposed 
project.  
 
 
SITE ACCESS AND CIRCULATION 

The applicant is 
proposing to modify 
project access locations 
along Symmes Rd. and 
US 301.  The access to 
Symmes Rd. is proposed 
to align with Poinsetta 
St., which will require the 
developer to shorten the 
existing westbound to 
southbound left turn lane 
serving Warren Oaks Pl. 
(to the west).  This will 
leave sufficient room for 
the applicant to construct 
a westbound to 
southbound left turn lane 
on Symmes Rd., which is 
necessary to serve the project.  The applicant has also proposed to construct a dedicated eastbound to 
southbound right turn lane on Symmes Rd., between US 301 and the project access connection to Symmes 
Rd., as well as extend the eastbound to northbound left turn lane at the intersection of Symmes Rd. and US 
301, as shown at right.  Lastly, the applicant is proposing to construct a southbound to westbound right turn 
lane on US 301 into the project access driveway. 
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ADMINISTRATIVE VARIANCE – SYMMES RD.  – ACCESS SPACING 
The applicant’s Engineer of Record (EOR) submitted a Sec. 6.04.02.B. Administrative Variance (dated March 
3, 2025 and revised May 1, 2025) from the Sec. 6.04.07 LDC requirement, governing the project’s Symmes 
Rd. access spacing.  The Hillsborough County LDC requires a minimum connection spacing of 245 feet for a 
Class 5 roadway with a posted speed of 45 miles per hour or less.  Symmes Rd. has a posted speed of 45 mph 
in the vicinity of the proposed project.  The applicant is seeking a variance of +/- 75 feet of the minimum 
access spacing between the project’s Symmes Rd. access and Pine St., resulting in an access spacing of +/- 
170 feet.  The request was found approvable by the County Engineer (on May 2, 2025). 
 
If the BOCC approves MM 25-0243, the County Engineer will approve the Administrative Variance. 
 
 
DESIGN EXCEPTION  – SYMMES RD. SUBSTANDARD ROAD  
As Symmes Rd. is a substandard collector roadway, the applicant’s Engineer of Record (EOR) submitted a 
Design Exception request (dated March 3, 2025 and revised May 1, 2025) to determine the specific 
improvements which would be required by the County Engineer.  Based on factors presented in the Design 
Exception request, the County Engineer found the request approvable with conditions (on May 2, 2025). 
The deviations from the Hillsborough County Transportation Technical Manual (TTM) TS-4 Typical 
Section (for 2-Lane, Urban Collector Roadways) include that the developer shall be permitted to leave the 
existing 11-foot-wide travel lanes with a single eastbound 5-foot-wide bicycle keyhole, in lieu of the 11-
foot-wide travel lanes, and 7-foot-wide buffered bicycle lanes required in both directions (where keyholes 
are not provided) pursuant to TS-4. 
 
 
If MM 25-0243 is approved by the Board of County Commissioners, the County Engineer will approve  the 
above referenced Design Exception request. 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
LOS information for adjacent roadway segments are provided below. 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

US 301 Rhodine Rd. Gibsonton Dr. D C 

Symmes Rd. US 41 US 301 D C 

Source: Hillsborough County 2020 Level of Service Report. 
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Ratliff, James

From: Williams, Michael
Sent: Friday, May 2, 2025 11:04 AM
To: Steven Henry
Cc: Colin Rice; Heinrich, Michelle; Ratliff, James; Drapach, Alan; Tirado, Sheida; De Leon, Eleonor; PW-

CEIntake
Subject: FW: MM 25-0243 - Administrative Variance & Design Exception Review
Attachments: 25-0243 AVAd 05-01-25.pdf; 25-0243 DEAd 05-01-25.pdf

Steve, 
I have found the attached Section 6.04.02.B. Administrative Variance (AV) and Design Exception (DE) for PD 25-
0243 APPROVABLE. 
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, Eleonor De 
Leon (DeLeonE@hc .gov or 813-307-1707) after the BOCC approves the PD zoning or PD zoning modi cation 
related to below request.  This is to obtain a signed copy of the DE/AV.   
 
If the BOCC denies the PD zoning or PD zoning modi cation request, sta  will request that you withdraw the 
AV/DE.  In such instance, notwithstanding the above nding of approvability, if you fail to withdraw the request, I 
will deny the AV/DE (since the nding was predicated on a speci c development program and site con guration 
which was not approved). 
 
Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with your initial 
plat/site/construction plan submittal.  If the project is already in preliminary review, then you must submit the 
signed document before the review will be allowed to progress.  Sta  will require resubmittal of all 
plat/site/construction plan submittals that do not include the appropriate signed AV/DE documentation. 
 
Lastly, please note that it is critical to ensure you copy all related correspondence to PW-CEIntake@hc .gov  
 
Mike 
 
Michael J. Williams, P.E. 
Director, Development Review 
County Engineer 
Development Services Department 

 
P: (813) 307-1851 
M: (813) 614-2190 
E: Williamsm@HCFL.gov  
W: HCFLGov.net 
 
Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602 
 
Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe 
 
 
Please note: All correspondence to or from this office is subject to Florida’s Public Records law. 
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From: Tirado, Sheida <TiradoS@hcfl.gov>  
Sent: Friday, May 2, 2025 10:15 AM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov>; De Leon, Eleonor <DeLeonE@hcfl.gov> 
Subject: MM 25-0243 - Administrative Variance & Design Exception Review 
 
Hello Mike, 
 
The attached AV and DE are Approvable to me, please include the following people in your response email: 
 
shenry@lincks.com 
crice@olderlundylaw.com 
heinrichm@hc .gov 
ratli ja@hc .gov 
drapacha@hc .gov 
 
Best Regards, 
 
Sheida L. Tirado, PE 
Transportation Review & Site Intake Manager 
Development Services Department 
 

E: TiradoS@HCFL.gov  
P: (813) 276-8364 | M: (813) 564-4676 
 
601 E. Kennedy Blvd., Tampa, FL 33602 
HCFL.gov  
 
Facebook  |  X  |  YouTube  |  LinkedIn  |  Instagram  |  HCFL Stay Safe 
 
Hillsborough County Florida 
 
Please note: All correspondence to or from this office is subject to 
Florida’s Public Records law. 
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Symmes Road

Symmes Road - Substandard Road

Symmes Road

077244.0015 & 077244.0010

Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



REVISIONS No.DATE

08
/0

8/
20

24© 2024 KIMLEY-HORN AND ASSOCIATES, INC.

BP

NTR

AS NOTED

SWG

US 301 AND SYMMES RD.
 PREPARED FOR

BENDINROAD DEVELOPMENT, LLC

FLORIDA

14
54

17
00

2

HILLSBOROUGH COUNTY

COVER SHEET

1 
O

F 
2

VI
C

IN
IT

Y 
M

AP
1"

 =
 5

00
'

PR
O

PE
R

TY
  L

IN
E

LE
G

EN
D

LI
M

IT
S 

O
F 

SU
BJ

EC
T 

M
AJ

O
R

 M
O

D
IF

IC
AT

IO
N

(M
M

-2
5-

02
43

)

SI
TE

U.S. HWY 301

SY
M

M
ES

 R
D

.

POINSETTA ST.

PINE ST.

WARREN OAKS PL.

G
EN

ER
AL

 D
EV

EL
O

PM
EN

T 
PL

AN

G
EN

ER
AL

 N
O

TE
S

1.
TH

E
PR

O
PE

R
TY

IS
LO

C
AT

ED
W

IT
H

IN
TH

E
AD

O
PT

ED
R

IV
ER

VI
EW

C
O

M
M

U
N

IT
Y

PL
AN

 A
R

EA
.

2.
TH

IS
PR

O
PE

R
TY

LI
ES

W
IT

H
IN

TH
E

H
IL

LS
BO

R
O

U
G

H
C

O
U

N
TY

U
R

BA
N

SE
R

VI
C

E
AR

EA
AN

D
W

IL
L

BE
SE

R
VE

D
BY

H
IL

LS
BO

R
O

U
G

H
C

O
U

N
TY

U
TI

LI
TI

ES
.

3.
TH

E
PR

O
PE

R
TY

LI
ES

W
IT

H
IN

TH
E

SO
U

TH
C

O
U

N
TY

W
AS

TE
W

AT
ER

SE
R

VI
C

E
AR

EA
.

4.
PE

R
H

IL
LS

BO
R

O
U

G
H

C
O

U
N

TY
PU

BL
IC

LY
AV

AI
LA

BL
E

D
AT

A,
TH

ER
E

AR
E

N
O

D
ES

IG
N

AT
ED

H
IS

TO
R

IC
LA

N
D

M
AR

KS
O

R
AR

C
H

AE
O

LO
G

IC
AL

SI
TE

S
O

R
ST

R
U

C
TU

R
ES

W
IT

H
IN

TH
E

SU
BJ

EC
T

PR
O

PE
R

TY
AS

PA
R

T
O

F
TH

E
SU

BJ
EC

T
M

AJ
O

R
 M

O
D

IF
IC

AT
IO

N
.

O
W

N
ER

:
SY

M
M

ES
 D

EV
EL

O
PM

EN
T,

 L
LC

40
1 

E 
JA

C
KS

O
N

 S
TR

EE
T,

 S
TE

 3
30

0
TA

M
PA

, F
L 

33
60

2

EN
G

IN
EE

R
:

KI
M

LE
Y-

H
O

R
N

 A
N

D
 A

SS
O

C
IA

TE
S,

 IN
C

.
20

1 
N

 F
R

AN
KL

IN
 S

T.
, S

U
IT

E 
14

00
TA

M
PA

, F
L 

33
60

2

SU
R

VE
YO

R
:

W
AT

ER
 R

ES
O

U
R

C
E 

AS
SO

C
IA

TE
S,

 L
LC

.
79

78
 C

O
O

PE
R

 C
R

EE
K 

BL
VD

.
U

N
IV

ER
SI

TY
 P

AR
K,

 F
L 

34
20

1

FO
R

 T
H

E 
M

AJ
O

R
 M

O
D

IF
IC

AT
IO

N
 T

O
 P

D
 (0

4-
00

54
)

R
EF

ER
 T

O
 S

H
EE

T 
2 

FO
R

 P
R

O
PO

SE
D

 P
AR

C
EL

 B
M

AJ
O

R
 M

O
D

IF
IC

AT
IO

N
 G

D
P 

PE
R

 M
M

 2
5-

02
43

Received May 1, 2025 
Development Services

25-0243



S0°30'27"W241.74'

S0°30'27"W371.66'

S8
8°

34
'2

9"
E

52
4.

81
'

N9°25'36"E448.25'

N
80

°3
4'

09
"W

17
4.

97
'

N9°25'29"E154.64'

N
89

°3
6'

47
"W

44
5.

36
'

PA
R

C
EL

 'A
' N

O
T

IN
C

LU
D

ED
 IN

 M
A

JO
R

M
O

D
IF

IC
A

TI
O

N

SY
M

M
ES

 R
O

AD

50
 F

T 
- 6

0 
FT

 V
AR

IA
BL

E 
W

ID
TH

 R
.O

W
.

AS
PH

AL
T 

PA
VE

M
EN

T

EX
IS

TI
N

G
 T

W
O

 L
AN

E,
 T

W
O

-W
AY

R
O

AD
W

AY

U.S. HWY 301 (S.R. 43)
200 FT R.O.W.

ASPHALT PAVEMENT
EXISTING THREE LANE,

TWO-WAY ROADWAY
 (SOUTH BOUND)

POINSETTIA STREET

WARREN OAKS PLACE

PINE STREET

C
O

N
C

EP
TU

AL
 M

IN
I

W
AR

EH
O

U
SE

 U
SE

U
P 

TO
 9

3,
00

0 
G

SF

C
O

N
C

EP
TU

AL
 C

O
M

M
ER

C
IA

L 
U

SE
S

U
P 

TO
 2

1,
86

6 
SF

 O
F 

C
O

M
M

ER
C

IA
L,

G
EN

ER
AL

 (C
G

)
U

P 
TO

 2
,0

00
 S

F 
O

F 
BU

SI
N

ES
S,

PR
O

FE
SS

IO
N

AL
, O

FF
IC

E 
(B

PO
)

FO
LI

O
 #

77
24

4-
00

15
 A

N
D

 F
O

LI
O

 #
77

24
4-

00
10

ZO
N

IN
G

: P
D

 (P
LA

N
N

ED
 D

EV
EL

O
PM

EN
T)

FL
U

: S
M

U
-6

PR
O

PO
SE

D
 L

AN
D

 U
SE

: M
IN

I W
AR

EH
O

U
SE

, C
O

M
M

ER
C

IA
L,

G
EN

ER
AL

 (G
C

), 
BU

SI
N

ES
S,

 P
R

O
FE

SS
IO

N
AL

, O
FF

IC
E 

(B
PO

)

FO
LI

O
 #

07
72

85
-3

31
2

M
SP

 R
IV

ER
VI

EW
, L

LC
ZO

N
IN

G
: P

D
FL

U
: S

M
U

-6

FO
LI

O
 #

07
71

28
-0

00
0

H
AM

IL
TO

N
 S

YL
VI

A
ZO

N
IN

G
: R

SC
-9

FL
U

: S
M

U
-6

FO
LI

O
 #

07
71

38
-0

08
3

R
AM

IR
EZ

 L
U

IS
; R

AM
IR

EZ
 V

IC
EN

TA
ZO

N
IN

G
: R

SC
-9

FL
U

: S
M

U
-6

FO
LI

O
 #

07
70

76
-0

01
0

D
EP

T 
O

F 
TR

AN
SP

O
R

TA
TI

O
N

ZO
N

IN
G

: R
SC

-9
FL

U
: S

M
U

-6

FO
LI

O
 #

07
70

90
-0

00
0

D
O

N
AL

D
SO

N
 B

ET
TY

 L
IF

E 
ES

TA
TE

;
N

IC
KE

LL
 K

AR
EN

; C
O

R
R

 R
U

TH
;

D
O

N
AL

SO
N

 J
AM

ES
; P

H
IL

PO
TT

 T
AM

M
Y

ZO
N

IN
G

: R
SC

-9
FL

U
: S

M
U

-6

FO
LI

O
 #

07
70

90
-0

08
0

11
34

7 
R

IV
ER

VI
EW

 L
LC

;
ZO

N
IN

G
: P

D
FL

U
: S

M
U

-6

PA
R

C
EL

 B

48
.0

' R
O

W
 R

ES
ER

VA
TI

O
N

 F
O

R
R

O
AD

W
AY

 IM
PR

O
VE

M
EN

TS

50
.0

' B
U

IL
D

IN
G

 S
ET

BA
C

K 
AN

D
ST

O
R

M
W

AT
ER

 R
ET

EN
TI

O
N

 B
U

FF
ER

8.
0'

 L
AN

D
SC

AP
E

BU
FF

ER

10
.0

'  
TY

PE
 B

 L
AN

D
SC

AP
E 

BU
FF

ER
(S

IN
G

LE
-F

AM
IL

Y 
AD

AJ
C

EN
T)

8.
0'

 L
AN

D
SC

AP
E

BU
FF

ER

6.
0'

 L
AN

D
SC

AP
E

BU
FF

ER

6.
0'

 B
U

IL
D

IN
G

SE
TB

AC
K

6.
0'

 T
YP

E 
C

 L
AN

D
SC

AP
E 

BU
FF

ER
(C

O
M

M
ER

C
IA

L 
AD

JA
C

EN
T)

6.
0'

 B
U

IL
D

IN
G

SE
TB

AC
K

15
.0

' B
U

IL
D

IN
G

SE
TB

AC
K

AD
D

IT
IO

N
AL

 8
.0

'
BU

IL
D

IN
G

 S
ET

BA
C

K

40
.0

'
PA

VE
M

EN
T 

W
ID

TH
83

.1
'

PA
VE

M
EN

T 
W

ID
TH

38
.4

'
PA

VE
M

EN
T 

W
ID

TH

33
.0

'
PA

VE
M

EN
T 

W
ID

TH

PR
O

PO
SE

D
 R

IG
H

T-
IN

,
R

IG
H

T-
O

U
T 

D
R

IV
EW

AY
AN

D
 P

ED
ES

TR
IA

N
AC

C
ES

S 
FO

R
 P

AR
C

EL
 'B

'

PR
O

PO
SE

D
 F

U
LL

AC
C

ES
S 

D
R

IV
EW

AY
 A

N
D

PE
D

ES
TR

IA
N

 A
C

C
ES

S
FO

R
 P

AR
C

EL
 'B

'

PR
O

PO
SE

D
 V

EH
IC

U
LA

R
AN

D
 P

ED
ES

TR
IA

N
C

R
O

SS
 A

C
C

ES
S

EA
SE

M
EN

T 
LO

C
AT

IO
N

LO
TS

 2
9-

37
, T

R
AC

T 
L-

2,
 T

R
AC

T 
C

,
AN

D
 T

R
AC

T 
Z

R
IV

ER
VI

EW
 M

EA
D

O
W

S 
PH

AS
E 

2
PL

AT
 B

O
O

K 
12

6,
 P

AG
E 

88
ZO

N
IN

G
: P

D
FL

U
: S

M
U

-6

EX
IS

TI
N

G
 A

C
C

ES
S 

EA
SE

M
EN

T
PE

R
 O

.R
. B

O
O

K 
92

50
, P

AG
E 

20
8

EX
IS

TI
N

G
 L

EA
SE

 P
AR

C
EL

PE
R

 O
.R

. B
O

O
K 

92
50

, P
AG

E 
20

8

EX
IS

TI
N

G
 U

TI
LI

TY
 E

AS
EM

EN
T

PE
R

 O
.R

. B
O

O
K 

92
50

, P
AG

E 
20

8

EX
IS

TI
N

G
 3

02
 S

F 
BU

IL
D

IN
G

TO
 B

E 
R

EM
O

VE
D

EX
IS

TI
N

G
 8

,2
50

 S
F 

BU
IL

D
IN

G
TO

 B
E 

R
EM

O
VE

D

EX
IS

TI
N

G
 1

,6
00

 S
F

BU
IL

D
IN

G
 T

O
 B

E
R

EM
O

VE
D

EX
IS

TI
N

G
 S

U
R

FA
C

E 
W

AT
ER

FE
AT

U
R

E 
TO

 B
E 

R
EM

O
VE

D

AP
PR

O
XI

M
AT

E 
C

EN
TE

R
LI

N
E

O
F 

SY
M

M
ES

 R
O

AD
 R

O
W

EX
IS

TI
N

G
 V

EH
IC

U
LA

R
AC

C
ES

S 
FO

R
 P

AR
C

EL
 'A

'

EX
IS

TI
N

G
 V

EH
IC

U
LA

R
AC

C
ES

S 
FO

R
 P

AR
C

EL
 'A

'

EX
IS

TI
N

G
 P

ED
ES

TR
IA

N
SI

G
N

AL
 P

O
LE

EX
IS

TI
N

G
 H

IG
H

 E
M

PH
AS

IS
LA

D
D

ER
 S

TY
LE

 C
R

O
SS

W
AL

K

EX
IS

TI
N

G
 B

U
S 

ST
O

P

FO
LI

O
 #

77
28

5-
33

04
N

IC
KL

AU
S 

AT
 R

IV
ER

C
R

ES
T,

 L
LC

.
ZO

N
IN

G
: P

D
 (P

LA
N

N
ED

D
EV

EL
O

PM
EN

T)
FL

U
: R

-6

FO
LI

O
 #

77
28

5-
33

08
N

IC
KL

AU
S 

AT
 R

IV
ER

C
R

ES
T,

 L
LC

.
ZO

N
IN

G
: P

D
 (P

LA
N

N
ED

D
EV

EL
O

PM
EN

T)
FL

U
: R

-6

FO
LI

O
 #

77
28

5-
33

02
N

IC
KL

AU
S 

AT
 R

IV
ER

C
R

ES
T,

 L
LC

.
ZO

N
IN

G
: P

D
 (P

LA
N

N
ED

D
EV

EL
O

PM
EN

T)
FL

U
: R

-6

REVISIONS No.DATE

08
/0

8/
20

24© 2024 KIMLEY-HORN AND ASSOCIATES, INC.

BP

NTR

AS NOTED

SWG

US 301 AND SYMMES RD.
 PREPARED FOR

BENDINROAD DEVELOPMENT, LLC

FLORIDA

14
54

17
00

2

HILLSBOROUGH COUNTY

GENERAL DEVELOPMENT PLAN

2 
O

F 
2

VI
C

IN
IT

Y 
M

AP
1"

 =
 5

00
'

PR
O

PE
R

TY
  L

IN
E

PR
IM

AR
Y 

AC
C

ES
S 

PO
IN

T

LE
G

EN
D

C
O

N
C

EP
TU

AL
 V

EH
IC

U
LA

R
 A

N
D

PE
D

ES
TR

IA
N

 C
IR

C
U

LA
TI

O
N

BU
IL

D
AB

LE
 A

R
EA

(C
O

M
M

ER
C

IA
L 

U
SE

)

BU
IL

D
IN

G
 S

ET
BA

C
K

SI
TE

U.S. HWY 301

SY
M

M
ES

 R
D

.

POINSETTA ST.

PINE ST.

WARREN OAKS PL.

N
O

R
TH

G
EN

ER
AL

 D
EV

EL
O

PM
EN

T 
PL

AN

O
W

N
ER

:
SY

M
M

ES
 D

EV
EL

O
PM

EN
T,

 L
LC

40
1 

E 
JA

C
KS

O
N

 S
TR

EE
T,

 S
TE

 3
30

0
TA

M
PA

, F
L 

33
60

2

EN
G

IN
EE

R
:

KI
M

LE
Y-

H
O

R
N

 A
N

D
 A

SS
O

C
IA

TE
S,

 IN
C

.
20

1 
N

 F
R

AN
KL

IN
 S

T.
, S

U
IT

E 
14

00
TA

M
PA

, F
L 

33
60

2

SI
TE

 D
AT

A 
TA

BL
E 

(M
M

 2
5-

02
43

)

PA
R

C
EL

 ID
 / 

FO
LI

O
 N

U
M

BE
R

77
24

4-
00

15
 A

N
D

 7
72

44
-0

01
0

AD
D

R
ES

S
10

61
1 

SY
M

M
ES

 R
D

., 
R

IV
ER

VI
EW

 F
L 

33
57

8

JU
R

IS
D

IC
TI

O
N

H
IL

LS
BO

R
O

U
G

H
 C

O
U

N
TY

EX
IS

TI
N

G
 Z

O
N

IN
G

PL
AN

N
ED

 D
EV

EL
O

PM
EN

T 
(P

D
 0

4-
00

54
)

PR
O

PO
SE

D
 Z

O
N

IN
G

PD
 (P

LA
N

N
ED

 D
EV

EL
O

PM
EN

T)

FU
TU

R
E 

LA
N

D
 U

SE
SM

U
-6

C
O

M
M

U
N

IT
Y 

PL
AN

 A
R

EA
R

IV
ER

VI
EW

 C
O

M
M

U
N

IT
Y

EX
IS

TI
N

G
 U

SE
PA

ST
U

R
E 

AN
D

 V
AC

AN
T 

LA
N

D

PR
O

PO
SE

D
 U

SE

M
IN

I-W
AR

EH
O

U
SE

: U
P 

TO
 9

3,
00

0 
G

SF
C

O
M

M
ER

C
IA

L,
 G

EN
ER

AL
 (C

G
)*

: U
P 

TO
21

,8
66

 S
F

BU
SI

N
ES

S,
 P

R
O

FE
SS

IO
N

AL
 (B

PO
): 

U
P 

TO
2,

00
0 

SF
 B

U
T 

LE
SS

 T
H

AN
 1

13
,8

66
 S

F

TO
TA

L 
PR

O
JE

C
T 

AR
EA

7.
47

 A
C

 (3
25

,3
34

 S
F)

EX
IS

TI
N

G
 IM

PE
R

VI
O

U
S 

AR
EA

0.
86

 A
C

 (3
7,

43
2 

SF
)

EX
IS

TI
N

G
 P

ER
VI

O
U

S 
AR

EA
6.

61
 A

C
 (2

87
,9

02
 S

F)

PR
O

PO
SE

D
 G

R
EE

N
 S

PA
C

E
1.

97
 A

C
 (8

5,
75

4 
AC

)

PR
O

PO
SE

D
 T

O
TA

L 
IM

PE
R

VI
O

U
S

AR
EA

5.
50

 A
C

 (2
39

,5
80

 S
F)

AL
LO

W
AB

LE
 F

.A
.R

.
0.

35
 (1

13
,8

66
 S

F)

PR
O

PO
SE

D
 F

.A
.R

.
0.

35
 (1

13
,8

66
 S

F)

M
AX

 B
U

IL
D

IN
G

 H
EI

G
H

T
55

 F
T

BU
IL

D
IN

G
 S

ET
BA

C
KS

N
O

R
TH

8 
FT

 F
R

O
M

 R
O

W
 R

ES
ER

VA
TI

O
N

 L
IN

E

EA
ST

   
  R

O
W

 A
D

JA
C

EN
T

15
 F

T

   
  C

O
M

M
ER

C
IA

L 
AD

JA
C

EN
T

6 
FT

SO
U

TH
6 

FT

W
ES

T
50

 F
T

LA
N

D
SC

AP
E 

BU
FF

ER
S

N
O

R
TH

8 
FT

EA
ST

   
  R

O
W

 A
D

JA
C

EN
T

8 
FT

   
  C

O
M

M
ER

C
IA

L 
AD

JA
C

EN
T

6 
FT

SO
U

TH
6 

FT

W
ES

T
10

 F
T

FO
R

 T
H

E 
M

AJ
O

R
 M

O
D

IF
IC

AT
IO

N
 T

O
 P

D
 (0

4-
00

54
)

SU
R

VE
YO

R
:

W
AT

ER
 R

ES
O

U
R

C
E 

AS
SO

C
IA

TE
S,

 L
LC

.
79

78
 C

O
O

PE
R

 C
R

EE
K 

BL
VD

.
U

N
IV

ER
SI

TY
 P

AR
K,

 F
L 

34
20

1

LA
N

D
SC

AP
E 

BU
FF

ER

BU
IL

D
AB

LE
 A

R
EA

(M
IN

I-W
AR

EH
O

U
SE

 U
SE

)

R
O

W
 R

ES
ER

VA
TI

O
N

 F
O

R
 A

D
D

IT
IO

N
AL

R
O

AD
W

AY
 IM

PR
O

VE
M

EN
TS

*
AL

L
C

G
SH

AL
L

BE
AL

LO
W

ED
W

IT
H

TH
E

EX
C

EP
TI

O
N

O
F

TH
E

FO
LO

W
IN

G
U

SE
S:

C
H

U
R

C
H

ES
(W

IT
H

30
1

SE
AT

S
O

R
M

O
R

E)
,

C
H

IL
D

N
U

R
SE

R
IE

S,
AD

U
LT

C
AR

E
C

EN
TE

R
S,

SC
H

O
O

Ls
-P

R
IV

AT
E

AN
D

C
H

AR
TE

R
(K

-1
2)

;S
C

H
O

O
LS

-P
U

BL
IC

(K
-1

2)
,

BA
N

Q
U

ET
 A

N
D

 R
EC

EP
TI

O
N

 H
AL

LS
, A

N
D

 W
ED

D
IN

G
 C

H
AP

EL
S.

G
EN

ER
AL

 N
O

TE
S

(M
M

 2
5-

02
43

)
1.

TH
E

PR
O

PO
SE

D
BU

IL
D

IN
G

AN
D

PA
R

KI
N

G
AR

EA
S

W
IL

L
BE

SE
TB

AC
K

AS
D

EP
IC

TE
D

 O
N

 T
H

IS
 P

LA
N

.
2.

AL
L

PR
O

PO
SE

D
BU

IL
D

IN
G

AN
D

G
AR

AG
E

C
O

N
FI

G
U

R
AT

IO
N

S
AR

E
SU

BJ
EC

T
TO

 F
IN

AL
 D

ES
IG

N
 C

O
N

SI
D

ER
AT

IO
N

S
3.

TH
E

PR
O

JE
C

T
EN

TR
Y

D
R

IV
ES

AN
D

IN
TE

R
N

AL
R

O
AD

W
AY

S
AR

E
AP

PR
O

XI
M

AT
E

IN
TH

EI
R

LO
C

AT
IO

N
S.

AL
L

IN
TE

R
N

AL
D

R
IV

ES
AN

D
R

O
AD

W
AY

S 
W

IL
L 

BE
 P

R
IV

AT
EL

Y 
M

AI
N

TA
IN

ED
.

4.
PA

R
KI

N
G

LO
TS

AN
D

SP
AC

ES
SH

AL
L

M
EE

T
TH

E
D

IM
EN

SI
O

N
AL

R
EQ

U
IR

EM
EN

TS
O

F
TH

E
H

IL
LS

BO
R

O
U

G
H

C
O

U
N

TY
LA

N
D

D
EV

EL
O

PM
EN

T
C

O
D

E.
 T

H
E 

PR
O

PO
SE

D
 P

AR
KI

N
G

 IN
C

LU
D

ES
 A

D
A 

SP
AC

ES
.

5.
TH

E
IN

TE
R

N
AL

SI
D

EW
AL

K
N

ET
W

O
R

K
SH

AL
L

BE
PR

O
VI

D
ED

IN
AC

C
O

R
D

AN
C

E
W

IT
H

 T
H

E 
H

IL
LS

BO
R

O
U

G
H

 C
O

U
N

TY
 L

AN
D

 D
EV

EL
O

PM
EN

T 
C

O
D

E.
6.

TH
E

PR
O

PO
SE

D
ST

O
R

M
W

AT
ER

PO
N

D
S

AR
E

PR
O

PO
SE

D
AS

PR
IV

AT
E

FA
C

IL
IT

IE
S.

TH
E

FI
N

AL
LO

C
AT

IO
N

AN
D

C
O

N
FI

G
U

R
AT

IO
N

O
F

ST
O

R
M

W
AT

ER
PO

N
D

S
AR

E
SU

BJ
EC

T
TO

FI
N

AL
D

ES
IG

N
.

TH
E

PR
O

PO
SE

D
ST

O
R

M
W

AT
ER

SY
ST

EM
SH

AL
L

M
EE

T
R

EQ
U

IR
EM

EN
TS

O
F

H
IL

LS
BO

R
O

U
G

H
C

O
U

N
TY

AN
D

SW
FW

M
D

.
7.

N
O

SP
EC

IF
IC

AR
C

H
IT

EC
TU

R
AL

D
ES

IG
N

S
FO

R
N

O
N

-R
ES

ID
EN

TI
AL

O
R

M
U

LT
I-F

AM
IL

Y
AR

E
PR

O
PO

SE
D

,
BU

IL
D

IN
G

EL
EV

AT
IO

N
S

O
R

R
EN

D
ER

IN
G

S
SH

AL
L

BE
SH

O
W

N
O

N
TH

E
PL

AN
AS

PA
R

T
O

F
TH

E
SU

BJ
EC

T
M

AJ
O

R
M

O
D

IF
IC

AT
IO

N
.

8.
N

O
 C

O
M

M
O

N
 O

PE
N

 S
PA

C
E/

R
EC

R
EA

TI
O

N
 A

R
EA

S 
AR

E 
PR

O
PO

SE
D

.
9.

FI
N

AL
D

EV
EL

O
PM

EN
T

AC
C

ES
S

PO
IN

TS
SU

BJ
EC

T
TO

C
H

AN
G

E
PE

R
FD

O
T

AN
D

H
IL

LS
BO

R
O

U
G

H
C

O
U

N
TY

TR
AN

SP
O

R
TA

TI
O

N
R

EQ
U

IR
EM

EN
TS

AT
TH

E
TI

M
E 

O
F 

PE
R

M
IT

 A
PP

LI
C

AT
IO

N
.

10
.

IM
PR

O
VE

M
EN

TS
W

IT
H

IN
TH

E
U

S-
30

1
R

IG
H

T-
O

F-
W

AY
SU

BJ
EC

T
TO

FD
O

T
AC

C
ES

S
M

AN
AG

EM
EN

T
R

EQ
U

IR
EM

EN
TS

AT
TH

E
TI

M
E

O
F

PE
R

M
IT

AP
PL

IC
AT

IO
N

.

Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



P
IN

E
LL

A
S

C
O

U
N

T
Y

P
LA

N
T

C
IT

Y

TA
M

PA

T
E

M
P

LE
T

E
R

R
A

C
E

Hills
borough Rive

r

Ta
mpa

 Byp
as

s C
an

al

Pa
lm

 R
ive

r

Al
af

ia
 R

iv
er

Li
ttl

e 
M

an
at

ee
 R

iv
er

T 30 S T 31 S T 32 S

R
 1

7 
E

R
 1

8 
E

R
 1

9 
E

R
 2

0 
E

R
 2

1 
E

R
 2

2 
E

R
 2

1 
E

R
 1

8 
E

R
 1

9 
E

R
 2

0 
E

R
 2

2 
E

T 32 ST 31 ST 30 ST 29 ST 28 ST 27 S

T 29 ST 28 ST 27 S
R

 1
7 

E

Ta
m

pa
In

te
rn

at
io

na
l

A
irp

or
t

M
ac

D
ill

 A
ir

Fo
rc

e
B

as
e

A
nd

er
so

n
A

irp
or

t

Pl
an

t C
ity

A
irp

or
t

Ta
m

pa
Ex

ec
ut

iv
e

A
irp

or
t

Pe
te

r
O

 K
ni

gh
t

A
irp

or
t

Be
ll 

Cr
ee

k

Ro c ky
Cr

eek

Double Branch Creek

Li
ttl

e
M

an
atee

Ri
ve

r

Br
us

hy
Cr

ee
k

Bullfro
gCreek

Bl
a c

k w
at

er
C

re
ek

4TH ST

Ke
ys

to
ne

La
ke

Va
lr

ic
o

La
ke

La
ke

M
ed

ar
d

La
ke

Th
on

ot
os

as
sa

La
ke

M
ag

da
le

ne

La
ke

Ca
rr

ol
l

La
ke

G
ra

dy

Ta
m

pa
Ba

y

UV589

" )57
9" )57
9

" )58
1

" )58
4

" )67
2

" )39

£ ¤9
2

£ ¤4
1

£ ¤4
1

£ ¤9
2

£ ¤30
1

£ ¤4
1

£ ¤30
1

¬ «58
0

¬ «67
4

¬ «58
3

¬ «58
0

¬ «57
4

¬ «39

¬ «57
4

¬ «68
5

¬ «60 ¬ «67
4

¬ «58
0

¬ «59
7

§̈ ¦75

§̈ ¦27
5

§̈ ¦27
5

§̈ ¦75

§̈ ¦4

E
C

H
EL

SE
A

ST

N43RDST

O
LD

H
O

PE
W

EL
L

R
D

NPARSONSAVE

W
U

S
H

IG
H

W
AY

92

D
EL

R
IO

 D
R

N15THST

SCOUNTYROAD39

7THSTSW

SK
IP

PE
R

R
D

E 
H

U
N

TE
R

 R
D

JERRYSMITHRD

NDOVERRD

H
EA

TH
ER

FI
EL

D
 D

R

W
JO

H
N

SO
N

R
D

E 
PA

R
K

 R
D

LIMONARD

14
TH

AVE S
W

C
A

M
PU

S
H

IL
L 

D
R

NUSHIGHWAY301

EX
PO

SI
TI

O
N

D
R

S 78TH ST

NFALKENBURGRD

21STSTSE

N42NDST

WLONGBOAT BLVD

SPARSONS
AVE

G
U

LF
 C

IT
Y 

R
D

S COLLINS ST

10TH
STSW

TWELVE OAKSBLVD

HANNARD

MCINTOSHRD

B
O

O
T

B
AY

R
D

SWIGGINSRD

PENNINGTON
RD

BELLSHOALSRD

MUDLAKERD

E
13

1S
T

AV
E

C
R

EN
SH

AW
LA

K
E

R
D

E
17

T H
AV

E

N
EW

K
IR

K
D

R

N
EW

PO
IN

T
LO

O
P

S 
US 

HIG
HW

AY
 41

N40THST

CARLTONLAKERD

E
C

L A
Y

AV
E

C
O

C
K

R
O

A
C

H
B

AY
R

D

MOORES
LAKE RD

W
IN

D
IN

G
W

O
O

D
AV

E

NROMEAVE

N 56TH ST

TU
R

TL
E

C
R

EE
K

 B
LV

D M
U

SH
IN

S K
I

R
D

O
U

TL
O

O
K

D
R

C
RY

ST
A

L

LA
KE

R
D

SMOUNT CARMELRD

NDALEMABRYHWY

C
ED

A
R

C
R

EE
K

 B
LV

D

CLEMONS RD

BAYSHORE
BLVD

M
A

IN
ST

RACE
TRACK

RD

E
B

A
K

ER
ST

FRITZKERD

JO
H

N
S

R
D

W
K

EN
N

E D
Y

B
LV

D

NORMANDIE
RD

W
W

IN
D

H
O

R
ST

R
D

ELRANCHODR

N50THST

M
C

G
EE

R
D

CLUB
DR

PAULS DR

HAMPTON
PARKBLVD

E 
B

EA
R

SS
 A

VE

BERKFORD
AVE

PR
O

G
R

ES
S

B
LV

D

N
EW

B
ER

G
ER

R
D 4THSTSW

EDEN LN

B
R

O
O

K
ER

R
D

DAWNVIEW DR

W
B

LO
O

M
IN

G
D

A
LE

AV
E

M
IL

LE
R

M
A

C
R

D

JI
M

JO
H

N
SO

N
R

D

S FLORIDA AVE

BLACK
DAIRYRD

BAY CREST DR

WILLOW RD

SEFFNERVALRICORD

G
U

N
N

H
W

Y

DAVISRD

ST
AT

E
RO

A
D

57
4

EAST BAY RD

RE
G

EN
TS

PA
RK

DR

PA
LM

R
IV

ER
R

D

ORA
N

G
E

GRO
VE

D
R

E
W

AT
ER

S
A V

E

RI
VE

R
RD

KELLYRD

W
LA

M
B

R
IG

H
T

ST

C
LA

Y 
PI

T 
R

D

SAWYERRD

SDALE
MABRYHWY

SMANHATTANAVE

S PARK RD

B
A

R
R

Y
R

D

OCCIDENTST

N46THST

B
AY

P O
IN

TE
D

R

S22NDST

W
B

E A
R

S S
AV

E

LYNNRD

SOUTH
VILLAGEDR

S58THST

NKNIGHTS
AVE

SYDNEY DOVER RD

W
SA

M
A

LL
EN

R
D

FAWN RIDGE

BLVD

NARMENIAAVE

ELONGBOAT BLVD

E
C

O
LU

M
B

U
S

D
R

NFLORIDAAVE

W
B

A
K

ER
ST

NHOWARD
AVE

TOM
FOLSOM RD

COVINGTON GARDEN DR

BRYANRD

W
R

EY
N

O
LD

S
ST

NWHEELERST

C
O

LO
N

IA
L

LA
K

E
D

R

R
O

B
IN

D
A

LE
 R

D

LIVINGSTONAVE

COUNTRYWAY
BLVD

LAKEWOODDR

E
M

A
R

TI
N

LU
TH

ER
K

IN
G

B
LV

D

NORTHBRIDGE
BLVD

W
H

A
N

N
A

AV
E

W
M

A
R

TI
N

LU
TH

E R
K

IN
G

B
LV

D

E
19

TH

AV
E

JA
C

K
SO

N
SP

R
IN

G
S

R
D

LO
N

E
O

A
K

R
D

JOHNMOORERD

N KINGS
AVE

WESTLAKEDR

E
KE

NN
ED

Y

BL
VD

HANLEYRD

CULBREATHRD

B
U

LL
A

R
D

 P
K

W
Y

W
SL

IG
H

AV
E

LA
KE

CARROLL W
AY

SO
U

TH
M

O
B

LE
Y

R
D

TAYLORRD

HIGHVIEW RD

C
IT

R
US

PA
R

K
D

R

TURNERRD

K
IN

A
R

D
R

D

BELLAMYRD

JO
E

EB
ER

T
R

D

O
SP

R
EY

R
ID

G
E

D
R

BRANCH
FORBES RD

6THSTSE

E
H

A
N

N
A

A V
E

VA
LR

IC
O

LA
K

E
R

D

W
O

O
D

B
R

ID
G

E
B

LV
D

WDEL WEBBBLVD

SSAINTCLOUDAVE

CIMINO

AVE

KINNANST

E 
B

U
SC

H
 B

LV
D

CROOKEDLN

NA
TU

R
ES

W
AY

B
LV

D

W
B

AY
T O

B
AY

B
LV

D

B
LO

O
M

IN
G

D
A

LE
AV

E

E
AD

AM
O

DR

SVALRICORD

G
IB

S O
N

TO
N

D
R

36
TH

AV
E

S

NHABANAAVE

SA
LE

M
CHU

RC
H

RD

SYDNEYWASHERRD

E
B

LO
O

M
IN

G
D

A
LE

A V
E

WINTERWIND DR

JAMESLREDMANPKWY

D
O

R
M

A
N

 R
D

PROVI
D

E
N

C
E

RUN
B

LV
D

EDELWEBBBLVD

E
SH

EL
L

PO
IN

T
R

D

N22NDST

FR
O

N
T

ST

LA
K

E
LE

C
LA

R
E

R
D

LULAST

FISHHAW
K

CROSSING
BLV

D

N WILDER RD

S50THST

E
FO

W
L E

R
AV

E

N WEST
SHORE BLVD

VI
C

TO
R

IA
ST

B
O

N
IT

A
D

R

M
C

M
U

LL
EN

LO
O

PW
W

H
EE

LE
R

R
D

F R
A

N
K

LI
N

R
D

SMILLERRD

GRAND
REGENCYBLVD

LAKESHORERD

PEARSON RD

R
AW

LS
R

D

NNEBRASKAAVE

VA
N

D
ER

VO
R

T
R

D

NBOULEVARD

ELLIOT DR

S WEST

SHORE BLVD

E
B

R
A

N
D

O
N

B
LV

D

NMOUNT
CARMELRD

SKINGSAVE

KINGS LAKEDR

G
U

IL
ES

R
D

CHARLIETAYLORRD

HERITAGE

GREENS PKWY

N
IC

H
O

LS
R

D

BENJAMINRD

C
H

A
R

LI
E 

G
R

IF
FI

N
 R

D

MORRISBRIDGERD

W
ES

T
VI

LL
A

G
E 

DR

S US
HIGHWAY 301

W
C

O
L L

EG
E

AV
E

N GRADY
AVE

SHELDONRD

N
O

R
TH

D
A

LE
 B

LV
D

A
PO

L L
O

B
E A

C
H

B
L V

D

W
AY

N
E 

R
D

SWILLEYRD

SGORNTO
LAKERD

11
TH

AV
E

N
W

N PEBBLE

BEACH BLVD

MAYDELL DR

LO
W

EL
L

R
D

W
G

AN
DY

B
LV

D

NINE EAGLES DR

ORIENT RD

CALHOUNRD

SY
M

M
ES

R
D

SW
IN

D
EL

L 
R

D

GERACIRD

E
U

S
H

IG
H

W
AY

92

PA
N

TH
ER

TR
A

CE
BL

VD

W
C

O
U

R
T N

E Y
C

A
M

PB
EL

L
C

SW
Y

W
SH

EL
L

PO
IN

T
R

D

COWARTRD

REFLECTIONS BLVD

COUNTYROAD579

H
E

AT
HER

LA
K

E
S

BLVD

EH
R

LI
C

H
 R

D

N SAINT CLOUD AVE

W
SI

TK
A

ST

SIMMONSRD

W
 B

R
A

N
D

O
N

 B
LV

D

MICHIGANAVE

NO
RT

H

LA
KE

VI
EW

DR

W
IL

C
O

X 
R

D

N39THST

SU
NDANCE

TR
L

W
LU

M
SD

EN
R

D

BRYANTRD

MONTAGUE ST

NMANHATTANAVE

S PEBBLE BEACH BLVD

G
O

LF
A

ND

S
E

A
B

LV
D

MEMORIAL HWY

SUNLAKE
BLV

D

TURKEYCREEKRD

GEORGE RD

B
ER

RY
 R

D

PROVIDENCERD

O
A

K
FI

EL
D

D
R

E 
O

LD
 H

IL
LS

B
O

R
O

U
G

H
 A

VE

LITTLERD

33RDSTSE

EA
G

LE
S

EN
T R

Y
DR

LA
K

E
M

A
G

D
A

LE
N

E
B

LV
D

LOPEZ DR

29
TH

 P
L

W
LI

N
EB

A
U

G
H

AV
E

E
W

IN
D

H
O

R
ST

R
D

H
U

D
SO

N
LN

R
IV

ER
VI

EW
D

R

SKINGSWAYRD

PO
R

TE
R

R
D

SI
N

C
LA

IR
H

IL
LS

R
D

CASEYRD

B
UT

C
H

C
AS

SI
DY

TR
L

SMULRENNANRD

K
IN

G
S

B
LV

D

NPARKRD

15
TH

AV
E

N
W

E
15

1S
T

AV
E

BETHLEHEMRD

16
TH

AV
E

S

SE

MINOLE

TRL

DUNCAN
RD

TELFAIRRD

19
TH

AV
E

N
W

W
K

N
IG

H
TS

G
R

IF
FI

N
R

D

15TH
STNE

M
EL

B
U

R
NE

B
LV

D

NHIMESAVE

PR
U

ET
T

R
D

KRYCULAVE

STANLEYRD

G
O

R
E

R
D

KINGSWAYRD

N 19TH ST

CHANNELSIDE
DR

D
U

R
A

N
T 

R
D

HOOVERBLVD

BOY SCOUT RD

H
O

LL
O

W
AY

 R
D

W
SA

D
IE

ST

LA
K

E 
SA

IN
T

C
H

A
R

LE
S 

B
LV

D

WILSKY
BLVD

R
O

B
ER

TS
R

D

FA
IR

W
AY

M
EA

DO
W

DR

W
 T

R
A

PN
EL

L 
R

D

PI
NE

CR
ES

T
M

AN
OR

BL
VD

TWINBRANCH ACRESRD

C
A

U
SE

W
A Y

B
LV

D

C
O

PP
ER

C
A

N
YO

N
 B

LV
D

CORKRD

SI
M

M
O

N
S

LO
O

P

NORTH

VILLAGE DR

FIVEACRERD

TA
MPA

EAST BLVD

PR
OV

ID
EN

CE

RI
DG

E
BL

VD

SP
A

R
K

M
A

N
R

D

CALUSA

TRACEBL
VD

JA
N

ES
 D

R

E
K

N
IG

H
TS

G
R

IF
FI

N
R

D

C
O

LS
O

N
 R

D

MULLIS
CITY W

AY

CAREY RD

AM
BL

ES
ID

E

BL
VD

E
H

IL
LS

B
O

R
O

U
G

H
AV

E

SAFF
OLD

 R
D

NKINGSWAYRD

E
A

LS
O

B
R

O
O

K
ST

SY
DNE

Y
RD

E
FL

ET
C

H
ER

AV
E

PR
O

VI
D

EN
CE

LA
K

ES
B

LV
D

M
A

D
IS

O
N

 A
VE

W
O

O
D

B
ER

RY
R

D

BALM
BOYETTE RD

E
W

H
EE

LE
R

R
D

S T
A

FF
O

R
D

R
D

TA
R

P O
N

SP
R

IN
G

S
R

D

SW
E A

T
LO

O
P

R
D

PE
BB

LE
C

RE
EK

DR

21
ST

 A
VE

 S
E

TH
O

M
PS

O
N

R
D

SURFSIDE
BLVD

B
R

A
N

D
O

N
PK

W
Y

BAILEYRD

ZAMBITO
RD

E 
SL

IG
H

 A
VE

W
HI

TA
KE

R
RD

W
 P

LA
TT

ST

M
AP

LE
DA

LE

BL
VD

WALLACE
BRANCHRD

R
H

O
D

IN
E

R
D

HENDERSONRD

C
R

O
SS

C
R

E E
K

B
LV

D

BROWNINGRDN TURKEY

CREEK RD

PAUL

BUCHMAN HWY

MEMORIAL

HWY S

NIXONRD

LI
TH

IA
PIN

EC
RE

ST
RD

BOWLES RD

SU
N

SE
T

LN

H
U

TC
H

IS
O

N
R

D

E
B

RO
A

D
W

AY
AV

E

BALM RIVERVIEW RD

NEWRIVER

HILLSPKWY

B
O

B
H

EA
D

R
D

M
ED

U
LL

A
R

D

P I
ER

C
E

H
A

RW
EL

L
R

D

W
L U

T Z
LA

K
E

FE
R

N
R

D

SUMMERFIELD
BLVD

N
O

R
TH

ST

H
A

R
VE

Y
TE

W
R

D

W
W

AT
ER

S
AV

E

FL
O

Y D
R

D

FORT
KING HWY

STRAUSS RD

LU
TZ

 L
A

K
E

FE
R

N
 R

D

W
K

EY
SV

IL
LE

R
D

TOBACCORD

CARROLLWOOD

VILLAGE RUN

K
N

IG
H

TS
G

R
IF

FI
N

R
D

HENDERSON

BLV
D

GARDEN LN

W
A

SH
IN

G
TO

N
R

D

TIMBERLEE

RD

BALMWIMAUMARD

OLD
MULBERRYRD

ANGELLN

W
HIL

LS
BOROUGH

AV
E

STAYLORRD

S70THST

COOPERRD

JAP TUCKER RD

EKEYSVILLERD

FL
O

R
EN

C
E 

AV
E

GALLAGHERRD

NTAYLORRD

E 
SA

M
 A

LL
EN

 R
D

ST
A

LL
 R

D

M
U

C
K

PO
N

D
R

D

EDINA ST

SM
IT

TE
R

R
D

NVALRICORD

B
U

G
G

 R
D

J E
SS

W
A

LD
EN

R
D

PATTE
RS

O
N

R
D

MCMULLENRD

SU
N

 C
IT

Y 
C

EN
TE

R
 B

L V
D

E
LU

M
SD

EN
R

D

E
TR

A
PN

EL
L

R
D

D
EB

U
EL

R
D

PIPPINRD

SFALKENBURGRD

LI
G

H
TF

O
O

T
R

D

SFORBESRD

DRAWDYRD

STACY RD

CRAWLEY RD

VIRGIL
HALL RD

CROSSTOWN

EXPYW

HORTON RD

30THSTSE

R
A

LS
TO

N
R

D

WEBBRD

CHERRY TREE LN

EISENHOWER
BLVDS

HA
RN

EY
 R

D

S LAKEWOOD DR

NFORBESRD

E 
C

O
LL

EG
E

AV
E

NBETHLEHEM
RD

4THSTNW

11
TH

 A
VE

 N
E

M
IL

EY
R

D

H
A

R
T F

O
R

D
ST

ANDERSON RD

24TH ST SE

CRESTVIEWRD

1ST
STNW

NESMITHRD

WALTER HUNTER RD

CORONET RD

W
B

U
SC

H
B

LV
D

36THSTSE

ALLENRD

SURO
NA

RD

SMITHRYALSRD

N DORMANY
RD

15THSTSE

NEW EAST

BAY RD

12THSTNE

TE
M

PL
E

TE
R

R
A

C
E

H
W

Y

W
 F

LE
TC

H
ER

AV
E

W
C

O
LU

M
B

U
S

D
R

ED
IS

O
N

R
D

RIDGE RD

DICKMANRD

E
ST

AT
E

R
O

A
D

60

MEMORIAL

HWY N

H
A

LF
M

IL
E

R
D

INTERSTATE 75 N

SDOVERRD

S COUNTY
ROAD 579

CYPRESS

VILLAGE BLVD

C
R

O
SS

TO
W

N
EX

PY
 E

A
D

A
M

O
D

R

Q
U

A
IL

 M
EA

D
O

W
 R

D

BOULEVARD OF ROSES

N
O

R
T H

M
O

B
LE

Y
R

D

C
O

U
N

TY
R

O
A

D
67

2

B
IG

 B
EN

D
 R

D

WILLIAMSRD

W
 C

O
M

A
N

C
H

E
AV

E

IN
TE

R
ST

AT
E

4
E

I4 W
-I2

75
S RAMP

IN
TE

R
ST

AT
E

27
5

S

BRUCEB

DOWNSBLVD

CORTARO DR

IN
TE

RSTA
TE

4W

IN
TE

R
ST

AT
E

27
5 

N

1 9
TH

A V
E

N
E

VETERANS
EXPY N

I27
5 S

-I4
E R

AMP

N
USHIG

HWAY41

SUNCOAST PKWY N

TH
O

N
O

TO
SA

SS
A

R
D

LI
TH

I A
SP

R
IN

G
S

R
D

18TH
ST NE

KEENE RD

14THSTNW

B
EA

U
C

H
A

M
P

R
D

14
TH

AV
E

SE

VARNRD

C
R

O
SB

Y
R

D

B
O

YE
TT

E
R

D

B
U

R
N

ET
T

R
D

M
AR

TI
N

LU
TH

ER

KI
N

G
B

LV
D

VA
N

 D
YK

E 
R

D

JEFFERSONRD

EISENHOWER
BLVDN

INTERSTATE

75 S

CASSELS RD

REPTRON

BLVD

B
R

U
TO

N
R

D

EN
G

LI
SH

R
D

SUNCOAST
PKWYS

FI
SH

H
AW

K
 B

LV
D

VETERANS EXPYS

B
IL

L
TU

C
K

ER
 R

D

W
ST

AT
E

R
O

A
D

60

ST
AT

E  
R

O
A

D
 6

7 4

G
R

A
N

G
E  

H
A

LL
 L

O
O

P

C
O

LD
IN

G
LO

O
P

C
H

A
R

LI
E

W
IG

G
IN

S 
R

D

MESSLER RD

LAKE
KATHYDR

30TH ST NE

B
IS

H
O

P 
R

D

JA
M

ESO
N

RD

SIERRAPINESBLVD

VI
LL

EM
A

IR
E 

R
D

M
ID

W
AY

 R
D

HOBSON

SIMMONS RD

TAYLORGILLRD

I75N-CROSSTOWN
WRAMP

OWENS RD

HENRY GEORGE RD

VA
LR

O
Y 

R
D

FO
RT

LO
NESOME

PLA
NTRD

H
ill

sb
or

ou
gh

 C
ou

nt
y,

Fl
or

id
a

D
at

e:
 0

4/
11

/2
01

4 
   

   
   

P
at

h:
 W

:\G
IS

\P
R

O
JE

C
TS

\F
un

cC
la

ss
R

oa
dw

ay
s\

M
ap

s\
M

xd
\C

ur
re

nt
\R

oa
dw

ay
Fu

nc
C

la
ss

_E
L.

m
xd

Lo
ca

to
r M

ap

±

60
1 

E
 K

en
ne

dy
 B

lv
d

Ta
m

pa
, 

FL
 3

36
02

(8
13

) 
27

2-
58

10
pr

in
tr

oo
m

@
hi

ll
sb

or
ou

gh
co

un
ty

.o
rg

N
O

TE
:  

E
ve

ry
 re

as
on

ab
le

 e
ffo

rt 
ha

s 
be

en
 m

ad
e 

to
 a

ss
ur

e 
th

e 
ac

cu
ra

cy
 o

f t
hi

s 
m

ap
. H

ill
sb

or
ou

gh
 C

ou
nt

y 
do

es
 n

ot
 

as
su

m
e 

an
y 

lia
bi

lit
y 

ar
is

in
g 

fro
m

 u
se

 o
f t

hi
s 

m
ap

.  
TH

IS
 M

A
P 

IS
 P

R
O

V
ID

E
D

 W
IT

H
O

U
T 

W
A

R
R

A
N

TY
 O

F 
A

N
Y 

K
IN

D
,

ei
th

er
 e

xp
re

ss
ed

 o
r i

m
pl

ie
d,

 in
cl

ud
in

g,
 b

ut
 n

ot
 li

m
ite

d 
to

, t
he

 im
pl

ie
d 

w
ar

ra
nt

ie
s 

of
 m

er
ch

an
ta

bi
lit

y 
an

d 
fit

ne
ss

 fo
r a

pa
rti

cu
la

r p
ur

po
se

.

S
O

U
R

C
E

:  
Th

is
 m

ap
 h

as
 b

ee
n 

pr
ep

ar
ed

 fo
r t

he
 in

ve
nt

or
y 

of
 re

al
 p

ro
pe

rty
 fo

un
d 

w
ith

in
 H

ill
sb

or
ou

gh
 C

ou
nt

y 
an

d 
is

co
m

pi
le

d 
fro

m
 re

co
rd

ed
 d

ee
ds

, p
la

ts
, a

nd
 o

th
er

 p
ub

lic
 re

co
rd

s;
 it

 h
as

 b
ee

n 
ba

se
d 

on
 B

E
S

T 
AV

A
IL

A
B

LE
 d

at
a.

U
se

rs
 o

f t
hi

s 
m

ap
 a

re
 h

er
eb

y 
no

tif
ie

d 
th

at
 th

e 
af

or
em

en
tio

ne
d 

pu
bl

ic
 p

rim
ar

y 
in

fo
rm

at
io

n 
so

ur
ce

s 
sh

ou
ld

 b
e 

co
ns

ul
te

d
fo

r v
er

ifi
ca

tio
n 

of
 th

e 
in

fo
rm

at
io

n 
co

nt
ai

ne
d 

on
 th

is
 m

ap
.

0
1

2

M
ile

s

L
e

g
e

n
d

n {

³F

³H

n
n

Hills
boro

ugh

Rive
r

Ta
m

pa
Ba

y

Ra
m

pe
llo

Do
wn

to
wn

Ra
m

pe
llo

Do
wn

to
wn

£ ¤4
1

¬ «68
5

RI
VE
RW
AL
K

NEBRASKA AVE

CH
AN

NE
LS

ID
E 

DR

TAMPA ST

E 
JA

CK
SO

N 
ST

ASHLEY DR

N FLORIDA AVE

KE
NN

ED
Y 

BL
VD

CR
OS

ST
OW

N
EX

PY

BAYSHOREBLV
D

MERIDIAN AVE

Jo
hn

 F
Ge

rm
an

y

Ta
m

pa
Ge

ne
ra

l

1

IN
S

E
T

IN
S

E
T

PL
AN

T
CI

TY

TA
MP

A

TE
M

PL
E

TE
RR

AC
E

R
17

   
   

18
   

   
19

   
   

20
   

   
21

   
   

22
E

R
17

   
   

18
   

   
19

   
   

20
   

   
21

   
   

22
E

32 ST 27 302928 31

32 ST 27 302928 31

Fu
nc

tio
na

l C
la

ss
ifi

ca
tio

ns
A

ut
ho

rit
y,

C
la

ss
ifi

ca
tio

n

S
ta

te
, P

rin
ci

pa
l A

rte
ria

l

St
at

e,
 A

rte
ria

l

H
ills

bo
ro

ug
h,

 A
rte

ria
l

H
ills

bo
ro

ug
h,

 C
ol

le
ct

or

U
rb

an
 S

er
vi

ce
 A

re
a 

Bo
un

da
ry

C
ity

 L
im

its

In
fr

as
tr

uc
tu

re
 &

 D
ev

el
op

m
en

t S
er

vi
ce

s

H
IL

LS
B

O
R

O
U

G
H

 C
O

U
N

TY
R

O
A

D
W

A
Y

S
FU

N
C

TI
O

N
A

L 
C

LA
SS

IF
IC

A
TI

O
N

 
Th

e 
H

ill
sb

or
ou

gh
 C

ou
nt

y 
R

oa
dw

ay
 F

un
ct

io
na

l M
ap

 w
ill

 b
e 

us
ed

 in
 a

ll 
m

at
te

rs
 in

 th
e 

H
ill

sb
or

ou
gh

 C
ou

nt
y 

La
nd

 D
ev

el
op

m
en

t C
od

e 
(L

D
C

) t
ha

t 
re

la
te

 to
 fu

nc
tio

na
l c

la
ss

ifi
ca

tio
n 

of
 ro

ad
s.

  S
om

e,
 b

ut
 n

ot
 a

ll,
 e

xa
m

pl
es

 o
f 

th
os

e 
m

at
te

rs
 a

re
 a

s 
fo

llo
w

s:
 

 P
AR

T 
3.

02
.0

0 
IN

TE
R

S
TA

TE
-7

5 
P

LA
N

N
E

D
 D

EV
EL

O
PM

EN
T 

D
IS

TR
IC

TS
 

P
AR

T 
3.

10
.0

0 
C

IT
R

U
S

 P
A

R
K

 V
IL

LA
G

E
 D

EV
E

LO
P

M
E

N
T 

S
TA

N
D

A
R

D
S

 
P

AR
T 

5.
03

.0
0 

PL
A

N
N

ED
 D

EV
E

LO
P

M
,E

N
T 

D
IS

TR
IC

TS
 

P
AR

T 
6.

02
.0

0 
SU

BD
IV

IS
IO

N
 S

TA
N

D
A

R
D

S 
AN

D
 G

U
ID

EL
IN

E
S

 
P

AR
T 

6.
07

.0
0 

FE
N

C
E

S 
AN

D
 W

A
LL

S
 

P
AR

T 
6.

11
.0

0 
SP

E
C

IA
L 

C
O

N
D

IT
IO

N
AL

 U
S

E
S 

P
AR

T 
12

.0
1.

00
 D

E
FI

N
IT

IO
N

S
 

O
TH

E
R

 P
AR

TS
 O

F 
TH

E 
LD

C
 N

O
T 

LI
S

TE
D

 A
B

O
V

E.
 

 In
 a

dd
iti

on
 to

 s
ub

je
ct

 m
at

te
rs

 in
 th

e 
LD

C
, F

un
ct

io
na

l C
la

ss
ifi

ca
tio

n 
of

 ro
ad

s 
pl

ay
s 

an
 im

po
rta

nt
 ro

le
 in

 a
dm

in
is

te
rin

g 
th

e 
R

es
id

en
tia

l T
ra

ffi
c 

C
on

tro
l 

P
ro

gr
am

 a
nd

 th
e 

N
ei

gh
bo

rh
oo

d 
Tr

af
fic

 C
al

m
in

g 
Pr

og
ra

m
. 

 

Received May 1, 2025 
Development Services

25-0243



Received May 1, 2025 
Development Services

25-0243



L 
C

O
N

ST
.

C

TY
PI

C
A

L 
 S

EC
TI

O
N

TS
-4

TR
A

N
SP

O
R

TA
TI

O
N

TE
C

H
N

IC
A

L
M

A
N

U
A

L

†

U
R

B
A

N
 C

O
LL

EC
TO

R
S

(2
 L

A
N

E 
U

N
D

IV
ID

ED
)

TY
PI

C
A

L 
SE

C
TI

O
N

†
†

Received May 1, 2025 
Development Services

25-0243



1

Ratliff, James

From: Williams, Michael
Sent: Friday, May 2, 2025 11:04 AM
To: Steven Henry
Cc: Colin Rice; Heinrich, Michelle; Ratliff, James; Drapach, Alan; Tirado, Sheida; De Leon, Eleonor; PW-

CEIntake
Subject: FW: MM 25-0243 - Administrative Variance & Design Exception Review
Attachments: 25-0243 AVAd 05-01-25.pdf; 25-0243 DEAd 05-01-25.pdf

Steve, 
I have found the attached Section 6.04.02.B. Administrative Variance (AV) and Design Exception (DE) for PD 25-
0243 APPROVABLE. 
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, Eleonor De 
Leon (DeLeonE@hc .gov or 813-307-1707) after the BOCC approves the PD zoning or PD zoning modi cation 
related to below request.  This is to obtain a signed copy of the DE/AV.   
 
If the BOCC denies the PD zoning or PD zoning modi cation request, sta  will request that you withdraw the 
AV/DE.  In such instance, notwithstanding the above nding of approvability, if you fail to withdraw the request, I 
will deny the AV/DE (since the nding was predicated on a speci c development program and site con guration 
which was not approved). 
 
Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with your initial 
plat/site/construction plan submittal.  If the project is already in preliminary review, then you must submit the 
signed document before the review will be allowed to progress.  Sta  will require resubmittal of all 
plat/site/construction plan submittals that do not include the appropriate signed AV/DE documentation. 
 
Lastly, please note that it is critical to ensure you copy all related correspondence to PW-CEIntake@hc .gov  
 
Mike 
 
Michael J. Williams, P.E. 
Director, Development Review 
County Engineer 
Development Services Department 

 
P: (813) 307-1851 
M: (813) 614-2190 
E: Williamsm@HCFL.gov  
W: HCFLGov.net 
 
Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602 
 
Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe 
 
 
Please note: All correspondence to or from this office is subject to Florida’s Public Records law. 
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From: Tirado, Sheida <TiradoS@hcfl.gov>  
Sent: Friday, May 2, 2025 10:15 AM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov>; De Leon, Eleonor <DeLeonE@hcfl.gov> 
Subject: MM 25-0243 - Administrative Variance & Design Exception Review 
 
Hello Mike, 
 
The attached AV and DE are Approvable to me, please include the following people in your response email: 
 
shenry@lincks.com 
crice@olderlundylaw.com 
heinrichm@hc .gov 
ratli ja@hc .gov 
drapacha@hc .gov 
 
Best Regards, 
 
Sheida L. Tirado, PE 
Transportation Review & Site Intake Manager 
Development Services Department 
 

E: TiradoS@HCFL.gov  
P: (813) 276-8364 | M: (813) 564-4676 
 
601 E. Kennedy Blvd., Tampa, FL 33602 
HCFL.gov  
 
Facebook  |  X  |  YouTube  |  LinkedIn  |  Instagram  |  HCFL Stay Safe 
 
Hillsborough County Florida 
 
Please note: All correspondence to or from this office is subject to 
Florida’s Public Records law. 
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• Please contact Eleonor de Leon at 

Important: 

Important: 

Important: 

Important: 

Important: 

Important: 

Important: 

N/A

MM 25-0243

Steven J. Henry, P.E.

Symmes Road

Symmes Road - Access Spacing

Symmes Road

077244.0015 & 077244.0010
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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 

US 301 FDOT Principal 
Arterial - Urban 

6 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other - TBD 

Symmes Rd. County Collector 
- Urban 

2 Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

 Choose an item. 
Choose an item. Lanes 

 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

 Choose an item. 
Choose an item. 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 Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 6,122 257 376 
Proposed 4,083 349 341 
Difference (+/-) (-) 2,039 (+) 92 (-) 35 
*Trips reported are based on gross 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 X Pedestrian & Vehicular Vehicular & Pedestrian Meets LDC 
South  None None Meets LDC 
East X Pedestrian & Vehicular None Meets LDC 
West  None None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Symmes Rd./ Substandard Rd. Design Exception Requested Approvable 
Symmes Rd./ Access Spacing Administrative Variance Requested Approvable 
 Choose an item. Choose an item. 
 Choose an item. Choose an item. 
Notes: 



Transportation Comment Sheet  
 

 

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  



Florida Department of Transportation
RON DESANTIS 

GOVERNOR 
11201 North McKinley Drive 

Tampa, FL 33612
JARED W. PERDUE, P.E. 

SECRETARY 

FDOTTampaBay.com | @MyFDOT_Tampa | Facebook.com/MyFDOTTampa

MEMORANDUM 

DATE:  January 9, 2025  

TO:   Colin Rice, Older Lundy Law 

FROM:  Lindsey Mineer, FDOT  

COPIES:  Daniel Santos, FDOT  
     David Ayala, FDOT 

Mecale’ Roth, FDOT 
Richard Perez, Hillsborough County 

SUBJECT:  MM 25-0243, SW Quadrant of US 301 and Symmes Road 
Folios:  77244.0010, 77244.0015 

This project is on a state road, US 301.   

This site was reviewed at a Pre-Application meeting with FDOT on 10/22/24.  The 
FDOT Pre-Application Finding is attached.   

Thank you for the opportunity to comment.   

END OF MEMO 

Attachment:  FDOT Pre-Application Finding 



  Pre-Application Meeting Permit Package Checklist      

Meeting Date
Meeting Title Symmes & 301 Revisit
FDOT Coordinator
Location/Address SEC Symmes Rd and US 301
State Road Section ID
MP R/L of  Roadway Lt Rdwy
Road Class 3 Speed Limit 55 Connection Spacing 660' Signal Spacing 2640'
Full Median Opening Spacing 2640' Directional Median Opening Spacing 1320'
Folio # 077244-0005, 077244-0010, & 077244-0015

Attendees

FDOT Staff

All comments are non-binding and subject to change.

Existing land use
Existing trips
Proposed land use
Proposed trips
Access to State Road R in/R out

FDOT NOT in favor
Conforming access
Non conforming access Subject to closure in future when alternate access is available

Auto turn template
COI - liability insurance
Land donation & easement
Traffic study
Design variation
MOT indices
TTCP plan

Pre App Information
10/22/2029

EOR certification

Mecale' Roth (Mecale.roth@dot.state.fl.us or 813-612-3237)

43
14.245

10 010 000

Steve Henry, Benjamin Plante, Anna Geismar, Craig Bazarsky, and James Ratliff

All checked boxes apply to this project per the information provided and reviewed in this meeting

All comments related to FDOT specs and standards automatically update to the current version when the standards are revised. Plans 
should all meet the current standards at the time the permit package is submitted in OSP

Mecale' Roth, Todd Croft, Leanna Schaill, Lindsey Mineer, Justin An, Nancy Porter, Summer Ahrens,
Caroline Cation-Smith, and Melissa Mulvaney

Deed or other proof of ownership

Application Checklist

Access Permits

See access management checklist

Cross access and court recorded  easement

Multi use retail/fast food/office/mini warehouse

Additional Details
Vacant

EOR's contact information
Local approval(s) - some form of approval by all other local agencies 
(county, city, SWFWMD, EPA, etc.)

Notarized LOA - letter(s) of authorization from owner for anyone 
representing on their behalf (EOR, PM, Construction Coordinator, etc.) 
Including 3rd party representatives

Property owner's Information

Plans - signed and sealed
MOT tech (use EOR's info in the application and 
change it when the MOT Tech is chosen)



  Pre-Application Meeting Permit Package Checklist      

Permit 
Exception See the DCP checklist for additional requirement

Exception questionnaire
Survey - Signed & sealed
SWFWMD approval

Construction Agreement
Turn lane
Median Modification
Sidewalk
Other

Median modification letters
Security Instrument
Easement - court recorded
Cost estimate - signed & sealed

Water 
Sewer
Other

General Use
Other

Start Date

1. Corner parcel (Existing Circle K) is not associated with this project
2. Proposing office and retail mixed use

a. Drive thru restaurant
b. Retail
c. Office space
d. Mini warehouse

Construction Agreements Additional Details

FDOT Construction Projects In Area

TBD

N/A

General Use & Other Permits Additional Details

LOA - construction coordinator, managing LLC, GM, 
any 3rd party authorized agent

Utility Permits Additional Details

FPID # Project Manager Contact InfoType of Work

Additional Notes

Unsure

Drainage Permits                              
(See separate checklist) Additional Details



  Pre-Application Meeting Permit Package Checklist      

3. Proposing a single driveway on US 301 and access to Symmes Rd.
a. Nonconforming Driveway on 301
b. Add a note to the plans stating that the access is nonconforming and is subject to removal in the future 

5. Provide an Auto turn template
6. Standard driveway geometry; 16' inbound andn12' outbound lanes unless Auto turn says different
7. Driveway must have adequate throat depth and queue
8. Coordinate with Hart about the bus stop

a. Reference the 2023 Multimodal Handbook for specs and information about bus stop design and requirements
9. Submit a DCP application
10. Include full set of plans, drainage report, and pre/post drainage maps with elevations and flow arrows
to verify the drainage patterns
11. Demonstrate no adverse impacts to the FDOT Pond, should use the county water shed model
12. District 7 requires 1’ of freeboard from 100-year critical storm event to the top of bank. Need District Drainage 
Engineer approval for anything less than required 
13. If discharging into an existing FDOT ditch system, Must run all the 14-86 storm events and show a reduction
in pre vs post draining to the ditch
14. Check to see if there is a SWFWMD permit, if so the consultant will need to modify it for the turn lane
15. Existing ditch capacity needs to be checked with new impervious from turn lane and replaced/regraded if
necessary to meet FDOT Drainage Manual Requirements

a. Provide ditch calculations that meet FDOT Drainage Manual Requirements (freeboard, slope, etc.)
b. If discharging to ditch, must also run all the 14-86 storm events and show post < pre for each
c. If proposed ditch cannot meet FDOT requirements, a right-of-way donation is most likely required to
provide an adequate ditch
d. Retaining walls within the DOT right-of-way can be considered as a last resort to avoid ROW donation
e. Provide spread analysis with additional turn lane impervious if section is curbed - provide attenuation
 to maintain or decrease 25 yr/24 hr storm and run 100 year to make sure the FDOT pond doesn’t overtop.
May require taking turn lane impervious onsite, or modifying roadside ditches, or piping turn lane to a vault
system on the developers site before discharging to one of the developer's systems. If discharging to a
wetland or non FDOT system, just do spread analysis or verify that ditch still meets FDOT requirements  (this 
needs further discussion)

16. Please note that the Department does not permit developments in separate phases. The applicant is required to 
submit their conceptual master drainage plan for the entire property under current ownership for review to establish
both the permitted discharge rates and freeboard allowances for pond berms located adjacent to the FDOT right of way. 
 All future development of later phases, or out parcels adjacent to the FDOT right of way, will require a separate drainage 
review by the Department to ensure compliance with the approved conditions. This will be a stipulation when the permit
is approved for the master plan.  Subsequent phases submitted should include the master stormwater plan sheets.
17. Provide photos of the site. No Google Earth snips, actual site pictures of existing conditions
18. Provide approved onsite SWFWMD permit/exception

Drainage questions, contact Justin An at justin.an@dot.state.fl.us or call 813-975-6000 ext. 6599

FDOT lighting adjustments or replacements must be verified, approved , and inspected by the lighting contract project 
manager, Tom Lauber. His email is thomas.lauber@dot.state.fl.us  or call 813-612-3200.

4. Legally recorded cross access to to south with stub out to the property line

Additional Notes Continued
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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: March 24, 2025 

PETITION NO.: 25-0243 

EPC REVIEWER: Kelly M. Holland 

CONTACT INFORMATION: (813) 627-2600 X 1222 

EMAIL: hollandk@epchc.org 

COMMENT DATE: January 2, 2025 

PROPERTY ADDRESS: 11490 Richard Toudt 
Lane and 10611 Symmes Road, Riverview 

FOLIO #: 0772440010 and 0772440015 

STR: 32-30S-20E 

REQUESTED ZONING: Major Modification to an existing PD 
FINDINGS 

WETLANDS PRESENT NO 
SITE INSPECTION DATE NA 
WETLAND LINE VALIDITY No Wetland Determination Expired 12/4/08 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

No Wetlands 

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. 
 
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. 
 
EPC staff reviewed the above referenced parcel in order to determine the extent of any wetlands and 
other surface waters pursuant to Chapter 1-11, Rules of the EPC. This determination was performed 
using aerial photography, soil surveys, and reviewing EPC files. Through this review, it appears that 
no wetlands or other surface waters exist onsite/ within the proposed construction boundaries. 
 
Please be advised this wetland determination is informal and non-binding. A formal wetland delineation 
may be applied for by submitting a “WDR30 - Delineation Request Application”. Once approved, the 
formal wetland delineation would be binding for five years. 

Kmh / app 
 ec: Craig Bazarsky, Property Owner – craigbazarsky@gmail.com 
 Collin Rice, Agent – crice@olderlundylaw.com 



           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

Symmes Development LLC

11490 Richard Troudt Ln; 10611 Symmes Rd

77244.0015    77244.0010

04/04/2025

25-0243

(Various use types allowed. Estimates are a sample of potential development) 

Industrial                         Retail - Shopping Center      Warehouse                 Gen. Office 
(Per 1,000 s.f.)                (Per 1,000 s.f.)                       (Per 1,000 s.f.)            (Per 1,000 s.f.)  
Mobility: $4,230            Mobility: $13,562                  Mobility: $1,377         Mobility: $8,336 
Fire: $57                          Fire: $313                               Fire: $34                       Fire: $158 

Bank w/Drive Thru                  Retail - Fast Food w/Drive Thru        Mini-Warehouse 
(Per 1,000 s.f.)                         (Per 1,000 s.f.)                                      (Per 1,000 s.f.) 
Mobility: $20,610                   Mobility: $104,494                              Mobility: $725  
Fire: $313                                 Fire: $313                                              Fire: $32  

Urban Mobility, South Fire - mini warehouse 93k, 21,866 CG, 2k BPO, communication facility 
(Wireless tower - no impact fees)



    AGENCY COMMENT SHEET 
 
 
TO: Zoning/Code Administration, Development Services Department  
 
FROM: Reviewer: Andria McMaugh  Date:  02/25/2025 

 
Agency:  Natural Resources  Petition #: 25-0243 

   
 
(  ) This agency has no comment 

 
  (  ) This agency has no objections 
 

(X) This agency has no objections, subject to listed or attached 
conditions 

 
  (  ) This agency objects, based on the listed or attached issues. 
 
 

1. Approval of this petition by Hillsborough County does not constitute a 
guarantee that Natural Resources approvals/permits necessary for the 
development as proposed will be issued, does not itself serve to justify any 
impacts to trees, natural plant communities or wildlife habitat, and does not 
grant any implied or vested right to environmental approvals.  

 
2. The construction and location of any proposed environmental impacts are not 

approved by this correspondence, but shall be reviewed by Natural Resources 
staff through the site and subdivision development plan process pursuant to 
the Land Development Code.  

 
3. 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. 
 

 
 
 



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 14 Feb. 2025 

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 
APPLICANT:   Colin Rice PETITION NO:  MM 25-0243 
LOCATION:   Riverview, FL  33578 

FOLIO NO:   77244.0015, 77244.0010 SEC: 32   TWN: 30   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:        . 

 
 



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   MM 25-0243  REVIEWED BY:   Clay Walker, E.I. DATE:  1/6/2025 

 
 

FOLIO NO.:   77244.0015, 77244.0010                                                                                           

 

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   (approximately    feet from the site),   (adjacent to 
the site),  and is located southeast of the subject property within the west Right-of-Way 
of South U.S. Highway 301 . 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  20  inch wastewater forcemain exists  (approximately       feet from the project 
site),  (adjacent to the site)   and is located east of the subject property within the 
west Right-of-Way of South U.S. Highway 301 . 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. 



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: 12/18/2024

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 12/23/2024

PROPERTY OWNER: VKT Investments LLC PID: 25-0243

APPLICANT: Symmes Development, LLC

LOCATION: 11490 Richard Troudt Ln. Riverview, FL 33578
10611 Symmes Rd. Riverview, FL 33578

FOLIO NO.: 77244.0015, 77244.0010

AGENCY REVIEW COMMENTS:

At this time, according to the Hillsborough County BOCC approved maps adopted in the 
Comprehensive Plan, the site does not appear to be located within a Wellhead Resource Protection 
Area (WRPA), Potable Water Wellfield Protection Area (PWWPA) and/or Surface Water 
Resource Protection Area (SWRPA), as defined in Part 3.05.00 of the Hillsborough County Land 
Development Code (LDC).  

At this time, Hillsborough County EVSD has no recommended conditions and no request for 
additional information associated with wellhead protection.
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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 and
· · · · · · · · · · · · · · ·Pamela Jo Hatley
· · · · · · · · · · · · · · ·Land Use Hearing Master

·
· · · · · · · DATE:· · · · · Monday, March 24, 2025
·
· · · · · · · TIME:· · · · · Commencing at 6:02 p.m.
· · · · · · · · · · · · · · ·Concluding at 11:24 p.m.

· · · · · · · · · LOCATION:· ·Hillsborough County Commission
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard,
· · · · · · · · · · · · · · · Second Floor
· · · · · · · · · · · · · · · Tampa, Florida 33602
·

·

·

·

·

· · Reported by:
· · Diane DeMarsh, AAERT No. 1654
· · DIGITAL REPORTER

·

Zoning Hearing Master Hearing
March 24, 2025

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

Zoning Hearing Master Hearing
March 24, 2025

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



·1· Hearing.

·2· · · · · · Item A.11, PD 24-1257.· This application is being

·3· continued by the applicant to the June 16, 2025 ZHM Hearing.

·4· · · · · · Item A.12, PD 24-1311.· This application is out of

·5· order to be heard and is being continued to the April 15, 2025

·6· ZHM Hearing.

·7· · · · · · Item A.13 Major Mod 25-0025.· This application is out

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

·9· April 15, 2025 ZHM Hearing.

10· · · · · · Item A.14, Major Mod 24-0133 (sic).· This application

11· is being continued by staff to the April 15, 2025 ZHM Hearing.

12· · · · · · Item A.15, PD 25-0144.· This application is out of

13· order to be heard and is being continued to the May 15, 2025

14· ZHM Hearing.

15· · · · · · Item A.16, Standard Rezoning 25-0174.· This

16· application is being continue by the applicant to the

17· May 19, 2025 ZHM Hearing.

18· · · · · · Item A.17, Standard Rezoning 25-0178.· This

19· application is out of order to be heard and is being continued

20· to the April 15, 2025 ZHM Hearing.

21· · · · · · Item A.18, Major Mod 24-0243 (sic).· This application

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

23· April 15, 2025 ZHM Hearing.

24· · · · · · Item A.19, PD 25-0261.· This application is out of

25· order to be heard and is being continued to the April 15, 2025

Zoning Hearing Master Hearing
March 24, 2025

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

Zoning Hearing Master Hearing
March 24, 2025

U.S. Legal Support | www.uslegalsupport.com 7
YVer1f

24-0243



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

              EXHIBITS SUBMITTED 

       DURING THE ZHM HEARING 
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HEARING TYPE:               ZHM , PHM, VRH, LUHO             DATE:  May 19, 2025 

HEARING MASTER:        Pamela Jo Hatley              PAGE: _1_ OF _1_     

 

F:\Groups\WPODOCS\Zoning\Hearing Forms\Hearing – Exhibit List 

APPLICATION # SUBMITTED BY EXHIBITS SUBMITTED HRG. MASTER 
YES OR NO 

RZ 24-1147 Sam Ball 1.  Revised Staff Report Yes 

RZ 24-1202 Todd Pressman 1.  Applicant Presentation Packet No 

RZ 24-1202 Jared Follin 2.  Revised Staff Report Yes 

RZ 24-1240 Todd Pressman 1.  Applicant Presentation Packet No 

RZ 24-1240 Mary Cackling 2.  Proponent Presentation Packet No 

MM 25-0243 Colin Rice 1.  Applicant Presentation Packet No 

RZ 25-0423 Chris Granlienard 1.  Revised Staff Report Yes 

RZ 25-0460 Kami Corbett 1.  Applicant Presentation Packet No 

RZ 25-0460 Ashley Rome 2.  Revised Staff Report Yes 

MM 25-0479 Gerry Dedenbach 1.  Applicant Presentation Packet No 

RZ 25-0639 Logan McKaig 1.  Revised Staff Report Yes 

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

 



1 

MAY 19, 2025 – ZONING HEARING MASTER 
 
 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, May 19, 2025, 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. 

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 25-0514 

Michelle Heinrich, DS, called RZ 25-0514. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 25-0514. 

C.2. RZ 25-0639 

Michelle Heinrich, DS, called RZ 25-0639. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 25-0639. 

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

D.1. MM 24-0675 

Michelle Heinrich, DS, called MM 24-0675. 

Testimony provided. 



MONDAY, MAY 19, 2025 
 
 

2 

Pamela Jo Hatley, ZHM, continued MM 24-0675 to June 16, 2025, ZHM Hearing 

D.2. RZ 24-1147 

Michelle Heinrich, DS, called RZ 24-1147. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-1147. 

D.3. MM 24-1152 

Michelle Heinrich, DS, called MM 24-1152. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ MM 24-1152. 

D.4. RZ 24-1202 

Michelle Heinrich, DS, called RZ 24-1202. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-1202. 

D.5. RZ 24-1240 

Michelle Heinrich, DS, called RZ 24-1240. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-1240. 

D.6. MM 25-0243 

Michelle Heinrich, DS, called MM 25-0243. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed MM 25-0243. 

D.7. RZ 25-0333 

Michelle Heinrich, DS, called RZ 25-0333. 



MONDAY, MAY 19, 2025 
 
 

3 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 25-0333. 

D.8. RZ 25-0423 

Michelle Heinrich, DS, called RZ 25-0423. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 25-0423. 

D.9. RZ 25-0460 

Michelle Heinrich, DS, called RZ 25-0460. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 25-0460. 

D.10. MM 25-0479 

Michelle Heinrich, DS, called MM 25-0479. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed MM 25-0479. 

E. ZHM SPECIAL USE – None. 

ADJOURNMENT 

Pamela Jo Hatley, ZHM, adjourned the meeting at 8:17 p.m. 
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