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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: 301 Wimauma, LLC

FLU Category: RES-4

Service Area: Urban

Site Acreage: 506.69

Community 
Plan Area:

Wimauma & South Shore Areawide 
Systems

Overlay: None

Introduction Summary:
PD 25-0469 was approved in 2025 to allow the development of 1,600 single-family homes (200 of which may be 
townhome units) and a K-8 Public School.

The applicant is requesting a minor modification to add an optional stub out point to the southern boundary, which 
could allow a connection to Bishop Road. No changes to the entitlements are proposed. 

Existing Approval(s): Proposed Modification(s):
- Two stub out points along the southern 

boundary
- Two stub out points, plus an optional stub out point 

along the southern boundary. 

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

Planning Commission Recommendation:
N/A

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: 
Surrounding area is residential and agricultural in nature. Adjacent properties to the north, east, and south are 
primarily utilized for agricultural uses. Residential homes are located northwest of the property. ELLAP property is 
located to the east (Little Manatee River). 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.2 Immediate Area Map 

 
Adjacent Zonings and Uses 

Location: Zoning: Maximum Density/F.A.R. Permitted 
by Zoning District: Allowable Use: Existing Use: 

North AR  1 dwelling unit per 5 acres Agriculture/Single-Family 
Conventional 

Fire Station 
/Agriculture 

South PD 18-1048 3.84 dwelling units per acre Single-Family Conventional Agriculture 

East  AR  1 dwelling unit per 5 acres Agriculture/Single-Family 
Conventional 

Agriculture and 
Conservation 

West AR  1 dwelling unit per 5 acres Agriculture/Single-Family 
Conventional Residential 
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2.0 LAND USE MAP SET AND SUMMARY DATA 

2.3 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  

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)  
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  

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

CR 579 
County 
Collector - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other – Off-Site Signal 

Project Trip Generation  Not applicable for this request 
 Average Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 17,326 2,170 1,661 
Proposed 17,326 2,170 1,661 
Difference (+/-) No Change No Change No Change 
*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  None None Meets LDC 

South  Pedestrian & 
Vehicular 

None Meets LDC 

East X Pedestrian & 
Vehicular 

None Meets LDC 

West X Pedestrian & 
Vehicular 

None Meets LDC 

Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 

CR 579/ Substandard Road Deminimis Design Exception 
Requested 

Previously Approved 

Notes: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No 

No wetlands present 

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 N/A 

Impact/Mobility Fees 
NA 

   

Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission  

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

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 

N/A 
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility  
 
Staff does not have any compatibility concerns with the requested modification to add an optional access/stub out 
to the southern boundary.  
 
5.2 Recommendation      
 
Based on these considerations, staff finds the proposed Personal Appearance, subject to conditions, approvable.  
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6.0 PROPOSED CONDITIONS  
 
Requirements Prior to Certification: 
 
1. Add labels at the proposed (middle) project intersection on CR 579 and label as “Potential 

Signal/Roundabout/Other Improvement – See Condition of Approval”. 
 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
April 24, 2026. 
 
1.  The Development shall be limited to 1,600 residential single-family detached and single-family 

attached (townhome) lots, maximum of 200 may be townhome lots, and a K-8 public school with a 
maximum of 1,620 students. A maximum 630 dwelling units are permitted to the west of CR 579 and 
a maximum of 970 dwelling units permitted to the east of CR 579. 

 
2. Single-family and townhome lots shall be developed in accordance with the following: 
 

Single-Family Detached Lots: 
 
Minimum Lot Size:    4,400 square feet 
Minimum Lot Width:    40 feet 
Minimum Lot Depth:    110 feet 
Minimum front yard setback:   20 feet 
Minimum side yard setback:   5 feet* 
Minimum rear yard setback:   15 feet 
Maximum building coverage:  75% 
Maximum building height:   35 feet (1-3 stories) 
*Corner lots shall require a front yard functioning as a side yard setback of 10 feet. If the corner side 
yard is used for access, the required setback shall be 20 feet. 
 
Townhome Lots: 
 
Minimum Lot Size:    1,200 square feet 
Minimum Lot Width:    15 feet 
Minimum Lot Depth:    80 feet 
Minimum front yard setback:   20 feet 
Minimum side yard setback:   5 feet (Corner: 15 feet) 
Minimum rear yard setback:   10 feet 
Maximum building coverage:  75% 
Maximum building height:   35 feet 
 
2.1  Any single-family detached lot developed at a lot width of less than 50 feet shall require a 2-

car garage. 
 
2.2  Any single-family detached lot developed at a lot width of less than 50 feet shall have the 

home’s primary door face the roadway. 
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3.  The Planned Development shall permit a public school facility where depicted on the general site plan. 
The school site shall be a minimum of 25 upland acres in size. Development of this public school shall 
require compliance by the School Board with the Hillsborough County Interlocal Agreement for 
School Facilities Planning, Siting and Concurrency. 

 
3.1  The School District and the Developer will use their best efforts to reach a mutually agreeable 

dedication agreement within five (5) years of approval of the final plan amendment for RZ 25-
0469. Within ninety (90) days of the expiration of the “Agreement Period,” the Developer will 
provide written notice to the School District that at the end of the Agreement Period, the 
Developer will be moving forward with development of the School Site for residential use at 
the expiration of the Agreement Period. The Developer may develop the School Site prior to 
expiration of the Agreement Period should the School District at any time advise the Developer 
in writing that they do not intend to enter into a dedication agreement to acquire the School 
Site. 

 
3.2  Any and all roadways within the Planned Development serving and/or providing access to the 

public school parcel shall be platted to the public school parcel's property line(s) as a public 
road(s). In no event shall there be any intervening land restricting access to the public school 
parcel. 

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

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

 
5.  The construction and location of any proposed wetland impacts are not approved by this 

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

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

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

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

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

 
8.  An evaluation of the property identified the potential existence of significant wildlife habitat as 

delineated on the Hillsborough County Significant Wildlife Habitat Map. The potential for upland 
significant wildlife habitat within the boundaries of the proposed application shall require the site plan 
to identify its existence by type (mesic or xeric), location and how the Land Development Code 
preservation provision for upland significant wildlife habitat will be addressed. 

 
9.  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 
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serve to justify any impacts to trees, natural plant communities or wildlife habitat, and does not grant 
any implied or vested right to environmental. 

 
10.  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. 

 
11.  The subject application is adjacent to the ELAPP preserve, Little Manatee River Corridor. Per LDC 

4.01.11, compatibility of the development with the preserve will be ensured with a compatibility plan 
that addresses issues related to the development such as, but not necessarily limited to, access, 
prescribed fire, and landscaping. The compatibility plan shall be proposed by the developer, reviewed 
and approved by the Conservation and Environmental Lands Management Department, and shall be 
required as a condition of granting a Natural Resources Permit. 

 
12.  For the purposes of these zoning conditions: 
 

a.  The portion of the PD lying east of CR 579 is hereafter referred to as the “Eastern Development 
Area”; and, 

b.  The portion of the PD lying west of CR 579 is hereafter referred to as the “Western 
Development Area”. 

 
13.  Development shall be limited to a maximum of 1,600 single-family detached dwelling units or 

townhomes (of which a maximum of 200 may be constructed as townhomes), and a 1,620-student 
maximum non-charter public school with grade levels K-8 as further described in Condition 14. 
Additionally: 

 
i. The above development maximums shall be further restricted within the Eastern Development 

Area and Western Development Area, as further detailed below. 
ii. Within the Eastern Development Area, residential development shall be limited to a maximum 

of 970 dwelling units; and, 
iii Within the Western Development Area, residential development shall be limited to a maximum 

of 630 dwelling units. 
 
14.  The school shall be limited to a non-charter public facility serving grade levels K through 8, and with 

a maximum of 1,620 students. Notwithstanding the exemptions provided in LDC Sec. 6.03.10 which 
are specifically applicable to public schools, the property owner shall provide adequate on-site 
vehicular queueing and take other actions to limit off-site impacts as further described herein. 
Additionally, the school shall provide for onsite vehicular queuing for the number of students who are 
projected to be ineligible for busing (hereafter referred to as “Non-Bussed Students”). Specifically: 

 
a.  The queue shall provide for the uninterrupted stacking of vehicles within the subject site; 
b.  The minimum length of queue for the school shall be determined by multiplying the number of 

Non-Bussed Students by 0.196, then multiplying by 25 feet, and then multiplying by 1.25; and, 
c.  The school shall take all actions necessary to ensure that students are not dropped off or picked 

up outside of school property (i.e. within adjacent parcels or along roadways along the school 
frontage or proximate to the school). 

 
15.  The project shall be served by and limited to the following access connections: 
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 a.  Within the Eastern Development Area, three (3) full access connections to CR 579; and, 
 b.  Within the Western Development Area: 
 
  i. Two (2) full access connection to CR 579; 

ii.  Two (2) vehicular and pedestrian roadway stubouts along the western PD boundary as 
further described below; and, 

iii.  Two (2) vehicular and pedestrian roadway stubouts along the southern PD boundary. 
c.  Notwithstanding anything herein these conditions or shown on the PD site plan to the 

contrary, bicycle and pedestrian access may be permitted anywhere along the PD 
boundaries. Notwithstanding the above, the developer may be permitted to construct 
one (1) additional vehicular and pedestrian roadway stubout along the southern project 
boundary to facilitate a connection to Bishop Rd.  Such connection shall be contingent 
upon modification of the adjacent PD to permit such connection, review and approval 
of Hillsborough County with respect to the specific location and design of such 
connection, and the developer constructing all required site access improvements on 
Bishiop Rd. necessary to serve such connection (all of which shall be evaluated at the 
time of plat/site/construction plan review). 

 
d.  Notwithstanding anything herein these conditions or shown on the PD site plan to the contrary, 

bicycle and pedestrian access may be permitted anywhere along the PD boundaries. 
 
16.  With respect to project roadways and required site access improvements: 
 

a.  The developer shall construct the two (2) roadway stubouts described in Condition 15.b.ii. 
concurrent with development of the Western Development Area. 

 
i.  The southernmost stubout shall be constructed such that it extends the internal roadway 

network through folio 79456.0010 (i.e. to that folio’s western edge). The intent of this 
stubout is to provide an opportunity for the future connection of adjacent 
neighborhoods, increase accessibility to schools planned and/or under construction, and 
further the planned Wimauma grid network via the future extension of the stubout (by 
others) such that it connects to Lesser Goldfinch Dr., Redpoll Cliff Pl., or another 
suitable roadway in the same vicinity. As such, the intent of this condition is to require 
the developer to secure the dedication and conveyance of such right-of-way to 
Hillsborough County. 

ii.  The northernmost stubout shall be constructed to the eastern edge of folio 79456.0010. 
The intent of this stubout is to provide an opportunity for the future connection of 
adjacent neighborhoods, increase accessibility to schools planned and/or under 
construction, and further the planned Wimauma grid network via the future extension 
of the stubout (by others) such that it aligns with the existing (unimproved F. St. right-
of-way). 

 
b.  The developer shall construct the two (2) vehicular and pedestrian roadway stubouts along the 

southern PD boundary concurrent with development of the Western Development Area. The 
location of these stubouts shall be coordinated with the location of planned stubouts within the 
adjacent PD to the south of the subject PD. 
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c.  At the time of construction of the northernmost access within the Eastern Development Area, 
the developer shall disclose whether the area designated as the School Site will or could be 
constructed for that purpose or if the developer intends to exercise the residential development 
option described in Note 24 as shown on the PD site plan. If the School Site will be developed 
for such use (or a determination has not been made) then the developer shall construct an east-
west collector road between the northernmost CR 579 access and extending east along the 
entirety of the school parcel, concurrently with construction of such access. The east-west 
collector road shall be constructed to the C3-2U (i.e. Suburban 2-lane Undivided) Typical 
Section standard as found within the Transportation Design Manual (TDM). Notwithstanding 
anything shown on the PD site plan to the contrary, access to the school site shall be permitted 
anywhere along this internal collector roadway (subject to LDC Sec. 6.04.07 access spacing 
standards). 

d.  Concurrent with the initial increment of development within the Eastern Development Area 
and Western Development Area, or otherwise at the request of the County during the 
site/construction plan review process, the developer shall submit transportation analyses which 
examines trip generation at each project access with CR 579. Such analyses shall be subject to 
the review and approval of Development Services and will be used to examine if single or dual 
inbound (or outbound) turn lanes are warranted pursuant to the analysis and/or Sec. 6.04.04.D. 
of the LDC, and whether additional receiving lanes must be constructed (either on CR 579 or 
internal roadways, as applicable) to accommodate required turning movements. The developer 
shall also submit a signal warrant analysis for each project access along CR 579, which shall 
be reviewed by and subject to the approval of Hillsborough County Public Works. If such signal 
is found to be warranted, the developer shall install the signal. Alternatively, at the developer’s 
option, the developer may construct a single lane or dual lane roundabout (as necessary) at each 
access. 

e.  Notwithstanding Condition 16.d., the developer shall construct a minimum of one roundabout, 
one traffic signal, or one controlled pedestrian crossing (e.g. Rapid Rectangular Flashing 
Beacons, pedestrian actuated signal, etc.) in order to provide bicycle and pedestrian 
connectivity between the Eastern Development Area and Western Development Area. All such 
infrastructure shall be subject to the review and approval of Hillsborough County Public Works. 

f.  Other internal project roadways shall be constructed to an appropriate urban typical section as 
described in the Transportation Technical Manual (TTM) or Florida Design Manual (FDM), as 
applicable. Designation of the appropriate typical section shall occur at the time of 
plat/site/construction plan review and be based upon anticipated traffic volumes within each 
segment as demonstrated by an analysis to be submitted by the developer. Such study shall be 
reviewed and approved by Hillsborough County Development Services. 

 
17.  The developer has proffered to install a traffic signal and associated turn lane/geometric improvements 

(through the Mobility Fee Alternative Satisfaction Agreement [MFASA] process) at the intersection 
of CR 579 and SR 674. The developer shall be responsible for the design and construction of the signal, 
together with any signal warrant studies necessary to support its installation (which shall be subject to 
the review and approval of Hillsborough County Public Works and FDOT). 

 
18.  In accordance with the Hillsborough County Corridor Preservation Plan, the developer shall preserve 

the minimum necessary right-of-way along its CR 579 frontages as necessary to accommodate a 2-
lane enhanced rural collector roadway (i.e. a minimum width of 108 feet of right-of-way). 
Notwithstanding anything in the Design Exception to the contrary (in which the developer has 
proffered to dedicate up to 96 feet of right-of-way along its frontage), the specific alignment of such 
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preservation areas shall be determined at the time of site/construction plan approval and the alignment 
shall be adjusted/transitioned as necessary as it approaches the northern and southern boundaries of the 
project (i.e. to accommodate a western roadway shift) in order to avoid future impacts to adjacent 
ELAPP properties on the east side of CR 579 north and south of the project. Only those interim uses 
allowed by the Hillsborough County Corridor Preservation Plan shall be permitted within the preserved 
right-of-way. The right-of-way preservation areas shall be shown on all future site plans, and building 
setbacks shall be calculated from the future right-of-way line. Additionally, the developer may be 
required to dedicate and convey additional lands to Hillsborough County as necessary to accommodate 
required substandard road or site access improvements. 

 
19. If 26-000826-0617 is approved by the BOCC, the County Engineer will approve a deminimis exception 

for a Design Exception (dated June 12, 2025) and which was approved by the County Engineer (on 
October 15, 2025) for the CR 579 substandard road improvements. As CR 579 is a substandard 
collector roadway, the developer will be required to make certain improvements to CR 579 within three 
segments, consistent with the Design Exception approval. Specifically: 

 
a.  Within Segment A, which is defined as that portion of CR 579 between SR 674 and the southern 

boundary of the PD: 
 

i.  The developer shall dedicate and convey a minimum of 96 feet of right-of-way 
(exclusive of any additional right-of-way needed for required site access or other 
improvements); 

ii.  The developer shall ensure there 6-foot-wide stabilized shoulders, of which 5 feet is 
paved, along both sides of the roadway; 

iii.  The developer shall construct a minimum 10-foot-wide sidewalk along the west side of 
CR 579 (transitioning to a 5-foot-wide sidewalk where the 10-foot-wide sidewalk is not 
feasible north of the proposed project boundary, due to right-of-way constraints); and, 

iv.  The developer shall construct a minimum 5-foot-wide sidewalk along the eastern side 
of CR 579, but only along the project frontages. 

 
b.  Within Segment B, which is defined as that portion of CR 579 between the southern boundary 

of the subject PD and the southern boundary of the adjacent Cypress Ridge Ranch project (i.e. 
adjacent PD 24-1033), the developer shall construct 6-foot-wide stabilized shoulders, of which 
5 feet are paved, along both sides of the roadway; and, 

c.  Within Segment C, which is defined as that portion of CR 579 between the southern boundary 
of the adjacent Cypress Ridge Ranch project (i.e. adjacent PD 24-1033) and Saffold Rd.: 

 
i.  The developer shall construct 5-foot-wide paved shoulders along both sides of the 

roadway; and, 
ii.  The developer shall construct a minimum 10-foot-wide sidewalk along the west side of 

CR 579. 
 
20.  If the notes and/or graphics on the site plan 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. 
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21. 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 
  

Agency Number Violation Status 
Code Enforcement*    

 None current or 
pending 

   

 Violation(s)    
    
Building Code 
Compliance* 

   

 None current or 
pending 

   

 Violation(s)    
    
    
Natural Resources*    

 None current or 
pending 

   

 Violation(s)    
    
EPC*    

 None current or 
pending 

   

 Violation(s)    
    

   



APPLICATION NUMBER: PRS 26-0617 
ZHM HEARING DATE: N/A 
BOCC LUM MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin   

  

Page 17 of 19 

 

8.0 SITE PLANS (FULL) 

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

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



Page 1 of 8 
 

AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 4/24/2026 

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

PLANNING AREA:  WM PETITION NO: PRS 26-0617 

 

 

 

  This agency has no objection. 
 

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

  This agency objects for the reasons outlined below. 
 

REVISED CONDITIONS OF APPROVAL 
15.  The project shall be served by and limited to the following access connections: 
 

a.  Within the Eastern Development Area, three (3) full access connections to CR 579; and, 
b.  Within the Western Development Area: 
 

i.  Two (2) full access connections to CR 579; 
ii.  Two (2) vehicular and pedestrian roadway stubouts along the western PD boundary as 

further described below; and, 
iii.  Two (2) vehicular and pedestrian roadway stubouts along the southern PD boundary. 
 

c.  Notwithstanding the above, the developer may be permitted to construct one (1) additional vehicular 
and pedestrian roadway stubout along the southern project boundary to facilitate a connection to 
Bishop Rd.  Such connection shall be contingent upon modification of the adjacent PD to permit 
such connection, review and approval of Hillsborough County with respect to the specific location 
and design of such connection, and the developer constructing all required site access improvements 
on Bishiop Rd. necessary to serve such connection (all of which shall be evaluated at the time of 
plat/site/construction plan review). 

 
d. Notwithstanding anything herein these conditions or shown on the PD site plan to the contrary, 

bicycle and pedestrian access may be permitted anywhere along the PD boundaries. 
 
[Transportation Review Section staff is proposing to amend the above condition to reflect access changes 
proposed by the applicant.] 
 

 
19. If 26-0008 0617 is approved by the BOCC, the County Engineer will approve a deminimis exception for  a 

Design Exception (dated June 12, 2025) and which was approved by the County Engineer (on October 15, 
2025) for the CR 579 substandard road improvements. As CR 579 is a substandard collector roadway, the 
developer will be required to make certain improvements to CR 579 within three segments, consistent with 
the Design Exception approval. Specifically: 

 
 a.  Within Segment A, which is defined as that portion of CR 579 between SR 674 and the southern 

  This agency has no comments. 
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boundary of the PD: 
 
i.  The developer shall dedicate and convey a minimum of 96 feet of right-of-way (exclusive 

of any additional right-of-way needed for required site access or other improvements); 
ii.  The developer shall ensure there 6-foot-wide stabilized shoulders, of which 5 feet is paved, 

along both sides of the roadway; 
iii.  The developer shall construct a minimum 10-foot-wide sidewalk along the west side of 

CR 579 (transitioning to a 5-foot-wide sidewalk where the 10-foot-wide sidewalk is not 
feasible north of the proposed project boundary, due to right-of-way constraints); and, 

iv.  The developer shall construct a minimum 5-foot-wide sidewalk along the eastern side of 
CR 579, but only along the project frontages. 

 
b.  Within Segment B, which is defined as that portion of CR 579 between the southern boundary of 

the subject PD and the southern boundary of the adjacent Cypress Ridge Ranch project (i.e. adjacent 
PD 24-1033), the developer shall construct 6-foot-wide stabilized shoulders, of which 5 feet are 
paved, along both sides of the roadway; and, 

 
c.  Within Segment C, which is defined as that portion of CR 579 between the southern boundary of 

the adjacent Cypress Ridge Ranch project (i.e. adjacent PD 24-1033) and Saffold Rd.: 
 

i.  The developer shall construct 5-foot-wide paved shoulders along both sides of the 
roadway; and, 

ii.  The developer shall construct a minimum 10-foot-wide sidewalk along the west side of 
CR 579. 

 
[Transportation Review Section staff is proposing to amend the above condition to reflect the deminimis 
pass-through of previously approved Design Exceptions.  Given no additional impacts are proposed, the 
County Engineer found that no modifications to the previously approved Design Exception were 
necessary.] 

 
 

Other Conditions: 
o Add labels at the proposed (middle) project intersection on CR 579 and label as 

“Potential Signal/Roundabout/Other Improvement – See Condition of Approval”. 
 

 
PROJECT SUMMARY AND TRIP GENERATION 

The applicant is requesting a minor modification (PRS) for multiple parcels, totaling +/- 506.69 acres, 
with existing approval as Planned Development (PD) 25-0469, as most recently modified via PRS 26-
0008.  The PD is approved a maximum of 1,600 single-family detached dwelling units (of which 200 
may be constructed as townhomes) and a 1,620 student non-charter public K-8 school.  The applicant is 
seeking to add an additional optional stubout along the southern PD boundary (between the westernmost 
existing connection and the western property boundary) which could permit a connection from the 
subject PD to Bishop Rd.  Staff notes there is no reciprocal connection within the adjacent PD (currently 
approved as PRS 24-1033, with a pending modification via file 25-1386), which would permit such 
connection.  A PRS would be needed to effectuate such connection in the future. 
 
Consistent with the Development Review Procedures Manual (DRPM), the developer submitted a trip 
generation and site access analysis.  Staff prepared the below comparison of the number of trips 
potentially generated under the existing and proposed zoning designations is presented below, utilizing a 
generalized worst-case scenario.  For the K-8 school, ITE Land Use Code (LUC) 520 (Elementary 
School) was utilized since there is no LUC for K-8 schools and LUC 522 (Middle School/Junior High 
School) generated lower values in all three analysis periods.  Data presented below is based on the 
Institute of Transportation Engineer’s (ITE) Trip Generation Manual, 12th Edition.   
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Existing Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 
AM PM 

1,600 Single-Family Detached Dwelling 
Units (ITE Code 210) 13,648 987 1,402 

1,620 Student Non-Charter Public K-8 
School (ITE LUC 520) 3,678 1,183 259 

Subtotal: 17,326 2,170 1,661 

Proposed Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 
AM PM 

1,600 Single-Family Detached Dwelling 
Units (ITE Code 210) 13,648 987 1,402 

1,620 Student Non-Charter Public K-8 
School (ITE LUC 520) 3,678 1,183 259 

Subtotal: 17,326 2,170 1,661 
 
Trip Generation Difference: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Net Peak Hour Trips 
AM PM 

Difference No Change No Change No Change 
 
 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

CR 579 is a 2-lane, undivided, substandard rural collector roadway characterized by +/- 20 to 22 feet of 
pavement in average condition.  The roadway lies within a +/- 58-foot to +/- 60-foot-wide right-of-way.  
There are no sidewalks or bicycle facilities within the vicinity of the proposed project. 
 
Along the project’s frontage, CR 579 is shown on the Hillsborough County Corridor Preservation Plan as 
a future 2-lane enhanced roadway.  Although there is no typical section for 2-lane enhanced roadways, 
the minimum right-of-way necessary is calculated by taking the typical section for a 2-lane rural, 
undivided roadway (TS-7 within the Hillsborough County Transportation Technical Manual), which 
requires a minimum of 96 right-of-way, and adding an additional 12 feet of right-of-way for 
enhancements (for a total of 108 feet of right-of-way required).  The specific alignment of such 
preservation areas shall be determined at the time of site/construction plan approval; however, the 
alignment shall be adjusted/transitioned as necessary as it approaches the northern and southern 
boundaries of the project (i.e. to accommodate a western roadway shift) in order to avoid future impacts 
to adjacent ELAPP properties on the east side of CR 579 north and south of the project.  Only those 
interim uses allowed by the Hillsborough County Corridor Preservation Plan shall be permitted within 
the preserved right-of-way.  The right-of-way preservation areas shall be shown on all future site plans, 
and building setbacks shall be calculated from the future right-of-way line.  Additionally, the developer 
may be required to dedicate and convey additional lands to Hillsborough County as necessary to 
accommodate required substandard road or site access improvements. 
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SITE ACCESS AND CONNECTIVITY 

Generally 

The applicant is proposing to take access to the project via CR 579.  One additional access connection is 
proposed to be added by the applicant for this PRS.  A series of roadways will be constructed to 
accommodate internal project traffic.  The applicant’s analysis indicated that certain auxiliary (turn) lanes 
were warranted per Section 6.04.04.D. of the LDC; however, intersections may be required to be 
signalized.  If signalized, auxiliary turn lanes would need to be constructed; however, if the developers 
choose to pursue installation of roundabouts, auxiliary turn lanes may no longer be needed.  As such, 
staff has deferred the determination of auxiliary turn lanes to the site/construction plan stage.  The 
developer will be required to analyze the need for site access improvements, based on whatever 
intersection control devices are ultimately warranted, and may be required to install dual lefts into or out 
of the site depending upon the final type/amount of development and configuration/design of proposed 
intersections and access control devices.  Staff notes that dual receiving lanes or other similar 
improvements could be needed.   Also, if turn lanes on one leg of an intersection are required, the County 
will require a turn lane on the opposite leg regardless of 
whether such turn lane is strictly warranted pursuant to Sec. 
6.04.04.D.  County staff has ensured that access locations as 
well as the proposed conditions will work together to 
minimize external impacts from the potential school site to 
CR 579 to the greatest extent possible.   
 
External Connectivity 

--Western Boundary-- 
Along the project’s western boundary (within the Western 
Development Area), which is approximately 6,290 feet in 
length, there is an abandoned railroad corridor now owned by 
the Tampa Electric Co. (TECO).  Area planning efforts have 
been based on Sec. 6.02.01.A. of the LDC and guided by the 
requirement of 1,320 feet access spacing as provided for 
within the Wimauma Village Community Plan (WVCP).  
This would suggest a total of four connections (rounded 
down from 4.76) would be required.  Excluding the 
northernmost +/- 1,850 feet of the site, which is shown as 
wetlands/conservation on the PD site plan, a total of three 
connections (rounded down from 3.36) would be required.  
The developer is proposing two through road connections.  
The third connection was presumed to be the Bishop Rd. 
Extension, which is a potential extension of that collector roadway to CR 579.  This extension was 
proposed by the applicant of the adjacent PD to the south of the subject PD and is currently under 
construction.  After meetings with County staff and the applicant, it was agreed that the developer would 
obtain rights to the western boundary of the TECO parcel for one crossing (the southernmost connection) 
while the northernmost connection would remain stubbed out to the PD boundary. 
   
 
--Eastern Boundary-- 
Lands owned by the County, which were acquired through the Jan K. Platt Environmental Lands 
Acquisition and Protection Program (ELAPP), surround the project along the PDs eastern, northern and 
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southern PD boundaries (of the Eastern 
Development Area).  As such, there are 
no opportunities for additional 
connectivity to these areas. 
 
 
 
 
--Northern Boundary-- 
The northern property boundary within 
the Western Development Area is 
approximately 400 feet in length 
(between the TECO corridor and CR 
579).  Given the connection spacing standards, zero connections are required.  Although the applicant is 
proposing no connections, CR 579 provides north-south connectivity and bifurcates the PD.  The entirety 
of the northern portion of the site within the Western Development Area is shown as 
wetland/conservation areas.  These areas have been shown in green.  
 
 
--Southern Boundary-- 
The southern property boundary is 
approximately 3,200 feet in length (between the 
TECO corridor and CR 579).  Given the 
connection spacing standards, a total of two 
connections would be required (rounded down 
from 2.42).   
 
The developer is providing two connections, in 
addition to the CR 579 north-south corridor, (for 
a total of three connections provided).  
Applicant-proposed through road connections 
are shown circled in red.  An additional optional 
stubout along the southern boundary is being 
proposed as a part of this PRS (as further described herein above) which, if constructed, would result in a 
fourth connection. 
 
 
--Overall Analysis and Connectivity-- 
Where the term “through road” is used, it should be noted that this term is used loosely to denote any 
roadway connection or stubout (whether or not there is a roadway currently planned to connect to the 
stubout).  This offset roadway design also has the effect of calming through road traffic, and is consistent 
with LDC Section 6.02.01.A.10 which states “Local streets should be designed to discourage excessive 
speeds.  Residential streets should be designed to discourage fast movement (more than 30 MPH), 
through the use of curvilinear alignment and by offsetting local street intersections.”  Internal project 
design will be reviewed for compliance with this and other applicable standards at the time of 
site/construction plan review.  Notwithstanding the above, staff has prepared a graphic showing approved 
projects, planned and under construction corridors, together with other possible corridors to conceptually 
demonstrate how connectivity is planned and can potentially be enhanced to meet community goals.  
Staff notes that such connectivity not only increases bicycle and pedestrian safety and provides alternate 
routes to schools and for emergency vehicles, but it also provides important redundancy in our roadway 
systems, which can become critical alternative routes during accidents, other emergencies, and to 
maintain the safe/functional operations of our roadways and intersections as area roadways exceed 
planned capacities. 
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DEMINIMIS DESIGN EXCEPTION – CR 579 SUBSTANDARD ROAD 
Given that CR 579 is a substandard collector roadway, the applicant’s Engineer of Record (EOR) 
submitted a Design Exception request for CR 579 (dated June 12, 2025) to determine the specific 
improvements that would be required by the County Engineer.  Based on factors presented in the Design 
Exception request, the County Engineer found the request approvable (on July 8, 2025) and approved the 
request after BOCC approval of 25-0469 (on October 15, 2025).  Given no additional increase in the 
maximum number of trips generated by the project, no changes in the substandard road improvements are 
contemplated as a part of this rezoning effort.  The request authorized deviations from the 2021 
Transportation Technical Manual (TTM) TS-7 Typical Section (for 2-lane Undivided, Local and 
Collector Rural Roads) including: 
 

• Improvements were split into three segments.  Segment A is defined as that portion of CR 579 
between SR 674 and the southern boundary of the PD.  Segment B is defined as that portion of 
CR 579 between the southern boundary of the subject PD and the southern boundary of the 
adjacent Cypress Ridge Ranch project (i.e. adjacent PD 24-1033).  Segment C is defined as that 
portion of CR 579 between the southern boundary of the adjacent Cypress Ridge Ranch project 
(i.e. adjacent PD 24-1033) and Saffold Rd.  A graphic has been provided below to demonstrate 
these areas. 
 

• The developer shall be permitted to utilize the existing 10-foot to 11-foot-wide travel lanes in 
their existing configuration in lieu of the 12-foot-wide travel lanes required by the Hillsborough 
County Transportation Technical Manual’s (TTM) TS-7 Typical Section; and, 
 

• In lieu of the 8-foot-wide shoulders (of which 5 feet is paved) typically required by the TTM’s 
TS-7, the developer will be permitted to construct 6-foot-wide stabilized shoulders (of which 5-
feet is paved) within Sections A and B, and 5-foot-wide paved shoulders within a stabilized 
shoulder of indeterminate width within Segment C.   
 

• In lieu of 7-foot-wide buffered bicycle facilities along both sides of the roadway, the developer 
will be permitted to install a 10-foot-wide multi-use path within Segment A along the west side 
of CR 579 (transitioning to a 5-foot-wide sidewalk north of the project where necessary due to 
right-of-way constraints).   
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If 26-0617 is approved by the BOCC, the County Engineer will approve the deminimis Design Exception 
request. 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Information for pertinent roadways segment(s) are included below.   
 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

CR 579 Manatee County 
Line SR 674 D B 

Source: Hillsborough County 2024 Level of Service Report.  
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Approval of the request, subject to the conditions listed, is based on the revised general site plan submitted 
June 30, 2025. 
 
1.  The Development shall be limited to 1,600 residential single-family detached and single-family 

attached (townhome) lots, maximum of 200 may be townhome lots, and a K-8 public school with a 
maximum of 1,620 students. A maximum 630 dwelling units are permitted to the west of CR 579 and 
a maximum of 970 dwelling units permitted to the east of CR 579. 

 
2.  Single-family and townhome lots shall be developed in accordance with the following: 
 

Single-Family Detached Lots: 
 
Minimum Lot Size:    4,400 square feet 
Minimum Lot Width:    40 feet 
Minimum Lot Depth:    110 feet 
Minimum front yard setback:  20 feet* 
Minimum side yard setback:   5 feet** 
Minimum rear yard setback:   15 feet 
Maximum building coverage:  75% 
Maximum building height:   35 feet (1-3 stories) 
*Garages shall be setback an additional 5 feet. 
**Corner lots shall require a front yard functioning as a side yard setback of 10 feet. If the corner side 
yard is used for access, the required setback shall be 20 feet. 

 
Townhome Lots: 
 
Minimum Lot Size:    1,200 square feet 
Minimum Lot Width:    15 feet 
Minimum Lot Depth:    80 feet 
Minimum front yard setback:  20 feet 
Minimum side yard setback:   5 feet (Corner: 15 feet) 
Minimum rear yard setback:   10 feet 
Maximum building coverage:  75% 
Maximum building height:   35 feet 
 
2.1  Any single-family detached lot developed at a lot width of less than 50 feet shall require a 2-

car garage. 
 
2.2  Any single-family detached lot developed at a lot width of less than 50 feet shall have the 

home’s primary door face the roadway. 
 
3.  The Planned Development shall permit a public school facility where depicted on the general site plan.  

The school site shall be a minimum of 25 upland acres in size. Development of this public school shall 
require compliance by the School Board with the Hillsborough County Interlocal Agreement for School 
Facilities Planning, Siting and Concurrency. 

 
3.1  The School District and the Developer will use their best efforts to reach a mutually agreeable 

dedication agreement within five (5) years of approval of the final plan amendment for RZ 25-
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0469. Within ninety (90) days of the expiration of the “Agreement Period,” the Developer will 
provide written notice to the School District that at the end of the Agreement Period, the 
Developer will be moving forward with development of the School Site for residential use at 
the expiration of the Agreement Period. The Developer may develop the School Site prior to 
expiration of the Agreement Period should the School District at any time advise the Developer 
in writing that they do not intend to enter into a dedication agreement to acquire the School Site. 

 
3.2  Any and all roadways within the Planned Development serving and/or providing access to the 

public school parcel shall be platted to the public school parcel's property line(s) as a public 
road(s). In no event shall there be any intervening land restricting access to the public school 
parcel. 

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

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

 
5.  The construction and location of any proposed wetland impacts are not approved by this 

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

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

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

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

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

 
8.  An evaluation of the property identified the potential existence of significant wildlife habitat as 

delineated on the Hillsborough County Significant Wildlife Habitat Map. The potential for upland 
significant wildlife habitat within the boundaries of the proposed application shall require the site plan 
to identify its existence by type (mesic or xeric), location and how the Land Development Code 
preservation provision for upland significant wildlife habitat will be addressed. 

 
9.  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. 

 
10.  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. 

 
11.  The subject application is adjacent to the ELAPP preserve, Little Manatee River Corridor. Per LDC 

4.01.11, compatibility of the development with the preserve will be ensured with a compatibility plan 
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that addresses issues related to the development such as, but not necessarily limited to, access, 
prescribed fire, and landscaping. The compatibility plan shall be proposed by the developer, reviewed 
and approved by the Conservation and Environmental Lands Management Department, and shall be 
required as a condition of granting a Natural Resources Permit. 

 
12.  For the purposes of these zoning conditions: 
 

a.  The portion of the PD lying east of CR 579 is hereafter referred to as the “Eastern Development 
Area”;  and, 

b.  The portion of the PD lying west of CR 579 is hereafter referred to as the “Western 
Development Area”. 

 
13.  Development shall be limited to a maximum of 1,600 single-family detached dwelling units or 

townhomes (of which a maximum of 200 may be constructed as townhomes), and a 1,620-student 
maximum non-charter public school with grade levels K-8 as further described in Condition 14. 
Additionally: 

 
a.  The above development maximums shall be further restricted within the Eastern Development 

Area and Western Development Area, as further detailed below. 
b.  Within the Eastern Development Area, residential development shall be limited to a maximum 

of 970 dwelling units; and, 
c.  Within the Western Development Area, residential development shall be limited to a maximum 

of 630 dwelling units. 
 
14.  The school shall be limited to a non-charter public facility serving grade levels K through 8, and with 

a maximum of 1,620 students. Notwithstanding the exemptions provided in LDC Sec. 6.03.10 which 
are specifically applicable to public schools, the property owner shall provide adequate on-site 
vehicular queueing and take other actions to limit off-site impacts as further described herein. 
Additionally, the school shall provide for onsite vehicular queuing for the number of students who are 
projected to be ineligible for busing (hereafter referred to as “Non-Bussed Students”). Specifically: 

 
a.  The queue shall provide for the uninterrupted stacking of vehicles within the subject site; 
b.  The minimum length of queue for the school shall be determined by multiplying the number of 

Non-Bussed Students by 0.196, then multiplying by 25 feet, and then multiplying by 1.25; and, 
c.  The school shall take all actions necessary to ensure that students are not dropped off or picked 

up outside of school property (i.e. within adjacent parcels or along roadways along the school 
frontage or proximate to the school). 

 
15.  The project shall be served by and limited to the following access connections: 
 

a.  Within the Eastern Development Area, two (2) full access connections to CR 579; and, 
b.  Within the Western Development Area: 
 

i.  One (1) full access connection to CR 579; 
ii.  Two (2) vehicular and pedestrian roadway stubouts along the western PD boundary as 

further described below; and, 
iii.  Two (2) vehicular and pedestrian roadway stubouts along the southern PD boundary. 
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c.  Notwithstanding anything herein these conditions or shown on the PD site plan to the contrary, 
bicycle and pedestrian access may be permitted anywhere along the PD boundaries. 

 
16.  With respect to project roadways and required site access improvements: 
 

a.  The developer shall construct the two (2) roadway stubouts described in Condition 15.b.ii. 
concurrent with development of the Western Development Area. 

 
i.  The southernmost stubout shall be constructed such that it extends the internal roadway 

network through folio 79456.0010 (i.e. to that folio’s western edge). The intent of this 
stubout is to provide an opportunity for the future connection of adjacent neighborhoods, 
increase accessibility to schools planned and/or under construction, and further the 
planned Wimauma grid network via the future extension of the stubout (by others) such 
that it connects to Lesser Goldfinch Dr., Redpoll Cliff Pl., or another suitable roadway 
in the same vicinity. As such, the intent of this condition is to require the developer to 
secure the dedication and conveyance of such right-of-way to Hillsborough County. 

ii.  The northernmost stubout shall be constructed to the eastern edge of folio 79456.0010. 
The intent of this stubout is to provide an opportunity for the future connection of 
adjacent neighborhoods, increase accessibility to schools planned and/or under 
construction, and further the planned Wimauma grid network via the future extension 
of the stubout (by others) such that it aligns with the existing (unimproved F. St. right-
of-way). 

b.  The developer shall construct the two (2) vehicular and pedestrian roadway stubouts along the 
southern PD boundary concurrent with development of the Western Development Area. The 
location of these stubouts shall be coordinated with the location of planned stubouts within the 
adjacent PD to the south of the subject PD. 

c.  At the time of construction of the northernmost access within the Eastern Development Area, 
the developer shall disclose whether the area designated as the School Site will or could be 
constructed for that purpose or if the developer intends to exercise the residential development 
option described in Note 24 as shown on the PD site plan. If the School Site will be developed 
for such use (or a determination has not been made) then the developer shall construct an east-
west collector road between the northernmost CR 579 access and extending east along the 
entirety of the school parcel, concurrently with construction of such access. The east-west 
collector road shall be constructed to the C3-2U (i.e. Suburban 2-lane Undivided) Typical 
Section standard as found within the Transportation Design Manual (TDM). Notwithstanding 
anything shown on the PD site plan to the contrary, access to the school site shall be permitted 
anywhere along this internal collector roadway (subject to LDC Sec. 6.04.07 access spacing 
standards). 

d.  Concurrent with the initial increment of development within the Eastern Development Area and 
Western Development Area, or otherwise at the request of the County during the 
site/construction plan review process, the developer shall submit transportation analyses which 
examines trip generation at each project access with CR 579. Such analyses shall be subject to 
the review and approval of Development Services and will be used to examine if single or dual 
inbound (or outbound) turn lanes are warranted pursuant to the analysis and/or Sec. 6.04.04.D. 
of the LDC, and whether additional receiving lanes must be constructed (either on CR 579 or 
internal roadways, as applicable) to accommodate required turning movements. The developer 
shall also submit a signal warrant analysis for each project access along CR 579, which shall be 
reviewed by and subject to the approval of Hillsborough County Public Works. If such signal 
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is found to be warranted, the developer shall install the signal. Alternatively, at the developer’s 
option, the developer may construct a single lane or dual lane roundabout (as necessary) at each 
access. 

e.  Notwithstanding Condition 16.d., the developer shall construct a minimum of one roundabout, 
one traffic signal, or one controlled pedestrian crossing (e.g. Rapid Rectangular Flashing 
Beacons, pedestrian actuated signal, etc.) in order to provide bicycle and pedestrian connectivity 
between the Eastern Development Area and Western Development Area. All such infrastructure 
shall be subject to the review and approval of Hillsborough County Public Works. 

f.  Other internal project roadways shall be constructed to an appropriate urban typical section as 
described in the Transportation Technical Manual (TTM) or Florida Design Manual (FDM), as 
applicable. Designation of the appropriate typical section shall occur at the time of 
plat/site/construction plan review and be based upon anticipated traffic volumes within each 
segment as demonstrated by an analysis to be submitted by the developer. Such study shall be 
reviewed and approved by Hillsborough County Development Services. 

 
17.  The developer has proffered to install a traffic signal and associated turn lane/geometric improvements 

(through the Mobility Fee Alternative Satisfaction Agreement [MFASA] process) at the intersection of 
CR 579 and SR 674. The developer shall be responsible for the design and construction of the signal, 
together with any signal warrant studies necessary to support its installation (which shall be subject to 
the review and approval of Hillsborough County Public Works and FDOT). 

 
18.  In accordance with the Hillsborough County Corridor Preservation Plan, the developer shall preserve 

the minimum necessary right-of-way along its CR 579 frontages as necessary to accommodate a 2-lane 
enhanced rural collector roadway (i.e. a minimum width of 108 feet of right-of-way). Notwithstanding 
anything in the Design Exception to the contrary (in which the developer has proffered to dedicate up 
to 96 feet of right-of-way along its frontage), the specific alignment of such preservation areas shall be 
determined at the time of site/construction plan approval and the alignment shall be 
adjusted/transitioned as necessary as it approaches the northern and southern boundaries of the project 
(i.e. to accommodate a western roadway shift) in order to avoid future impacts to adjacent ELAPP 
properties on the east side of CR 579 north and south of the project. Only those interim uses allowed 
by the Hillsborough County Corridor Preservation Plan shall be permitted within the preserved right-
of-way. The right-of-way preservation areas shall be shown on all future site plans, and building 
setbacks shall be calculated from the future right-of-way line. Additionally, the developer may be 
required to dedicate and convey additional lands to Hillsborough County as necessary to accommodate 
required substandard road or site access improvements. 

 
19.  If 25-0469 is approved by the BOCC, the County Engineer will approve a Design Exception (dated 

June 12, 2025) and which was found approvable by the County Engineer (on July 8, 2025) for the CR 
579 substandard road improvements. As CR 579 is a substandard collector roadway, the developer will 
be required to make certain improvements to CR 579 within three segments, consistent with the Design 
Exception approval. Specifically: 

 
 a.  Within Segment A, which is defined as that portion of CR 579 between SR 674 and the southern 

boundary of the PD: 
 
i.  The developer shall dedicate and convey a minimum of 96 feet of right-of-way 

(exclusive of any additional right-of-way needed for required site access or other 
improvements); 
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ii.  The developer shall ensure there 6-foot-wide stabilized shoulders, of which 5 feet is 

paved, along both sides of the roadway; 
iii.  The developer shall construct a minimum 10-foot-wide sidewalk along the west side of 

CR 579 (transitioning to a 5-foot-wide sidewalk where the 10-foot-wide sidewalk is not 
feasible north of the proposed project boundary, due to right-of-way constraints); and, 

iv.  The developer shall construct a minimum 5-foot-wide sidewalk along the eastern side 
of CR 579, but only along the project frontages. 

 
b.  Within Segment B, which is defined as that portion of CR 579 between the southern boundary 

of the subject PD and the southern boundary of the adjacent Cypress Ridge Ranch project (i.e. 
adjacent PD 24-1033), the developer shall construct 6-foot-wide stabilized shoulders, of which 
5 feet are paved, along both sides of the roadway; and, 

c.  Within Segment C, which is defined as that portion of CR 579 between the southern boundary 
of the adjacent Cypress Ridge Ranch project (i.e. adjacent PD 24-1033) and Saffold Rd.: 

 
i.  The developer shall construct 5-foot-wide paved shoulders along both sides of the 

roadway; and, 
ii.  The developer shall construct a minimum 10-foot-wide sidewalk along the west side of 

CR 579. 
 
20.  If the notes and/or graphics on the site plan 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. 

 
21.  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. 



AGENCY 
COMMENTS



Page 1 of 8 
 

AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 4/24/2026 

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

PLANNING AREA:  WM PETITION NO: PRS 26-0617 

 

 

 

  This agency has no objection. 
 

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

  This agency objects for the reasons outlined below. 
 

REVISED CONDITIONS OF APPROVAL 
15.  The project shall be served by and limited to the following access connections: 
 

a.  Within the Eastern Development Area, three (3) full access connections to CR 579; and, 
b.  Within the Western Development Area: 
 

i.  Two (2) full access connections to CR 579; 
ii.  Two (2) vehicular and pedestrian roadway stubouts along the western PD boundary as 

further described below; and, 
iii.  Two (2) vehicular and pedestrian roadway stubouts along the southern PD boundary. 
 

c.  Notwithstanding the above, the developer may be permitted to construct one (1) additional vehicular 
and pedestrian roadway stubout along the southern project boundary to facilitate a connection to 
Bishop Rd.  Such connection shall be contingent upon modification of the adjacent PD to permit 
such connection, review and approval of Hillsborough County with respect to the specific location 
and design of such connection, and the developer constructing all required site access improvements 
on Bishiop Rd. necessary to serve such connection (all of which shall be evaluated at the time of 
plat/site/construction plan review). 

 
d. Notwithstanding anything herein these conditions or shown on the PD site plan to the contrary, 

bicycle and pedestrian access may be permitted anywhere along the PD boundaries. 
 
[Transportation Review Section staff is proposing to amend the above condition to reflect access changes 
proposed by the applicant.] 
 

 
19. If 26-0008 0617 is approved by the BOCC, the County Engineer will approve a deminimis exception for  a 

Design Exception (dated June 12, 2025) and which was approved by the County Engineer (on October 15, 
2025) for the CR 579 substandard road improvements. As CR 579 is a substandard collector roadway, the 
developer will be required to make certain improvements to CR 579 within three segments, consistent with 
the Design Exception approval. Specifically: 

 
 a.  Within Segment A, which is defined as that portion of CR 579 between SR 674 and the southern 

  This agency has no comments. 
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boundary of the PD: 
 
i.  The developer shall dedicate and convey a minimum of 96 feet of right-of-way (exclusive 

of any additional right-of-way needed for required site access or other improvements); 
ii.  The developer shall ensure there 6-foot-wide stabilized shoulders, of which 5 feet is paved, 

along both sides of the roadway; 
iii.  The developer shall construct a minimum 10-foot-wide sidewalk along the west side of 

CR 579 (transitioning to a 5-foot-wide sidewalk where the 10-foot-wide sidewalk is not 
feasible north of the proposed project boundary, due to right-of-way constraints); and, 

iv.  The developer shall construct a minimum 5-foot-wide sidewalk along the eastern side of 
CR 579, but only along the project frontages. 

 
b.  Within Segment B, which is defined as that portion of CR 579 between the southern boundary of 

the subject PD and the southern boundary of the adjacent Cypress Ridge Ranch project (i.e. adjacent 
PD 24-1033), the developer shall construct 6-foot-wide stabilized shoulders, of which 5 feet are 
paved, along both sides of the roadway; and, 

 
c.  Within Segment C, which is defined as that portion of CR 579 between the southern boundary of 

the adjacent Cypress Ridge Ranch project (i.e. adjacent PD 24-1033) and Saffold Rd.: 
 

i.  The developer shall construct 5-foot-wide paved shoulders along both sides of the 
roadway; and, 

ii.  The developer shall construct a minimum 10-foot-wide sidewalk along the west side of 
CR 579. 

 
[Transportation Review Section staff is proposing to amend the above condition to reflect the deminimis 
pass-through of previously approved Design Exceptions.  Given no additional impacts are proposed, the 
County Engineer found that no modifications to the previously approved Design Exception were 
necessary.] 

 
 

Other Conditions: 
o Add labels at the proposed (middle) project intersection on CR 579 and label as 

“Potential Signal/Roundabout/Other Improvement – See Condition of Approval”. 
 

 
PROJECT SUMMARY AND TRIP GENERATION 

The applicant is requesting a minor modification (PRS) for multiple parcels, totaling +/- 506.69 acres, 
with existing approval as Planned Development (PD) 25-0469, as most recently modified via PRS 26-
0008.  The PD is approved a maximum of 1,600 single-family detached dwelling units (of which 200 
may be constructed as townhomes) and a 1,620 student non-charter public K-8 school.  The applicant is 
seeking to add an additional optional stubout along the southern PD boundary (between the westernmost 
existing connection and the western property boundary) which could permit a connection from the 
subject PD to Bishop Rd.  Staff notes there is no reciprocal connection within the adjacent PD (currently 
approved as PRS 24-1033, with a pending modification via file 25-1386), which would permit such 
connection.  A PRS would be needed to effectuate such connection in the future. 
 
Consistent with the Development Review Procedures Manual (DRPM), the developer submitted a trip 
generation and site access analysis.  Staff prepared the below comparison of the number of trips 
potentially generated under the existing and proposed zoning designations is presented below, utilizing a 
generalized worst-case scenario.  For the K-8 school, ITE Land Use Code (LUC) 520 (Elementary 
School) was utilized since there is no LUC for K-8 schools and LUC 522 (Middle School/Junior High 
School) generated lower values in all three analysis periods.  Data presented below is based on the 
Institute of Transportation Engineer’s (ITE) Trip Generation Manual, 12th Edition.   
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Existing Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 
AM PM 

1,600 Single-Family Detached Dwelling 
Units (ITE Code 210) 13,648 987 1,402 

1,620 Student Non-Charter Public K-8 
School (ITE LUC 520) 3,678 1,183 259 

Subtotal: 17,326 2,170 1,661 

Proposed Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 
AM PM 

1,600 Single-Family Detached Dwelling 
Units (ITE Code 210) 13,648 987 1,402 

1,620 Student Non-Charter Public K-8 
School (ITE LUC 520) 3,678 1,183 259 

Subtotal: 17,326 2,170 1,661 
 
Trip Generation Difference: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Net Peak Hour Trips 
AM PM 

Difference No Change No Change No Change 
 
 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

CR 579 is a 2-lane, undivided, substandard rural collector roadway characterized by +/- 20 to 22 feet of 
pavement in average condition.  The roadway lies within a +/- 58-foot to +/- 60-foot-wide right-of-way.  
There are no sidewalks or bicycle facilities within the vicinity of the proposed project. 
 
Along the project’s frontage, CR 579 is shown on the Hillsborough County Corridor Preservation Plan as 
a future 2-lane enhanced roadway.  Although there is no typical section for 2-lane enhanced roadways, 
the minimum right-of-way necessary is calculated by taking the typical section for a 2-lane rural, 
undivided roadway (TS-7 within the Hillsborough County Transportation Technical Manual), which 
requires a minimum of 96 right-of-way, and adding an additional 12 feet of right-of-way for 
enhancements (for a total of 108 feet of right-of-way required).  The specific alignment of such 
preservation areas shall be determined at the time of site/construction plan approval; however, the 
alignment shall be adjusted/transitioned as necessary as it approaches the northern and southern 
boundaries of the project (i.e. to accommodate a western roadway shift) in order to avoid future impacts 
to adjacent ELAPP properties on the east side of CR 579 north and south of the project.  Only those 
interim uses allowed by the Hillsborough County Corridor Preservation Plan shall be permitted within 
the preserved right-of-way.  The right-of-way preservation areas shall be shown on all future site plans, 
and building setbacks shall be calculated from the future right-of-way line.  Additionally, the developer 
may be required to dedicate and convey additional lands to Hillsborough County as necessary to 
accommodate required substandard road or site access improvements. 
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SITE ACCESS AND CONNECTIVITY 

Generally 

The applicant is proposing to take access to the project via CR 579.  One additional access connection is 
proposed to be added by the applicant for this PRS.  A series of roadways will be constructed to 
accommodate internal project traffic.  The applicant’s analysis indicated that certain auxiliary (turn) lanes 
were warranted per Section 6.04.04.D. of the LDC; however, intersections may be required to be 
signalized.  If signalized, auxiliary turn lanes would need to be constructed; however, if the developers 
choose to pursue installation of roundabouts, auxiliary turn lanes may no longer be needed.  As such, 
staff has deferred the determination of auxiliary turn lanes to the site/construction plan stage.  The 
developer will be required to analyze the need for site access improvements, based on whatever 
intersection control devices are ultimately warranted, and may be required to install dual lefts into or out 
of the site depending upon the final type/amount of development and configuration/design of proposed 
intersections and access control devices.  Staff notes that dual receiving lanes or other similar 
improvements could be needed.   Also, if turn lanes on one leg of an intersection are required, the County 
will require a turn lane on the opposite leg regardless of 
whether such turn lane is strictly warranted pursuant to Sec. 
6.04.04.D.  County staff has ensured that access locations as 
well as the proposed conditions will work together to 
minimize external impacts from the potential school site to 
CR 579 to the greatest extent possible.   
 
External Connectivity 

--Western Boundary-- 
Along the project’s western boundary (within the Western 
Development Area), which is approximately 6,290 feet in 
length, there is an abandoned railroad corridor now owned by 
the Tampa Electric Co. (TECO).  Area planning efforts have 
been based on Sec. 6.02.01.A. of the LDC and guided by the 
requirement of 1,320 feet access spacing as provided for 
within the Wimauma Village Community Plan (WVCP).  
This would suggest a total of four connections (rounded 
down from 4.76) would be required.  Excluding the 
northernmost +/- 1,850 feet of the site, which is shown as 
wetlands/conservation on the PD site plan, a total of three 
connections (rounded down from 3.36) would be required.  
The developer is proposing two through road connections.  
The third connection was presumed to be the Bishop Rd. 
Extension, which is a potential extension of that collector roadway to CR 579.  This extension was 
proposed by the applicant of the adjacent PD to the south of the subject PD and is currently under 
construction.  After meetings with County staff and the applicant, it was agreed that the developer would 
obtain rights to the western boundary of the TECO parcel for one crossing (the southernmost connection) 
while the northernmost connection would remain stubbed out to the PD boundary. 
   
 
--Eastern Boundary-- 
Lands owned by the County, which were acquired through the Jan K. Platt Environmental Lands 
Acquisition and Protection Program (ELAPP), surround the project along the PDs eastern, northern and 
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southern PD boundaries (of the Eastern 
Development Area).  As such, there are 
no opportunities for additional 
connectivity to these areas. 
 
 
 
 
--Northern Boundary-- 
The northern property boundary within 
the Western Development Area is 
approximately 400 feet in length 
(between the TECO corridor and CR 
579).  Given the connection spacing standards, zero connections are required.  Although the applicant is 
proposing no connections, CR 579 provides north-south connectivity and bifurcates the PD.  The entirety 
of the northern portion of the site within the Western Development Area is shown as 
wetland/conservation areas.  These areas have been shown in green.  
 
 
--Southern Boundary-- 
The southern property boundary is 
approximately 3,200 feet in length (between the 
TECO corridor and CR 579).  Given the 
connection spacing standards, a total of two 
connections would be required (rounded down 
from 2.42).   
 
The developer is providing two connections, in 
addition to the CR 579 north-south corridor, (for 
a total of three connections provided).  
Applicant-proposed through road connections 
are shown circled in red.  An additional optional 
stubout along the southern boundary is being 
proposed as a part of this PRS (as further described herein above) which, if constructed, would result in a 
fourth connection. 
 
 
--Overall Analysis and Connectivity-- 
Where the term “through road” is used, it should be noted that this term is used loosely to denote any 
roadway connection or stubout (whether or not there is a roadway currently planned to connect to the 
stubout).  This offset roadway design also has the effect of calming through road traffic, and is consistent 
with LDC Section 6.02.01.A.10 which states “Local streets should be designed to discourage excessive 
speeds.  Residential streets should be designed to discourage fast movement (more than 30 MPH), 
through the use of curvilinear alignment and by offsetting local street intersections.”  Internal project 
design will be reviewed for compliance with this and other applicable standards at the time of 
site/construction plan review.  Notwithstanding the above, staff has prepared a graphic showing approved 
projects, planned and under construction corridors, together with other possible corridors to conceptually 
demonstrate how connectivity is planned and can potentially be enhanced to meet community goals.  
Staff notes that such connectivity not only increases bicycle and pedestrian safety and provides alternate 
routes to schools and for emergency vehicles, but it also provides important redundancy in our roadway 
systems, which can become critical alternative routes during accidents, other emergencies, and to 
maintain the safe/functional operations of our roadways and intersections as area roadways exceed 
planned capacities. 
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DEMINIMIS DESIGN EXCEPTION – CR 579 SUBSTANDARD ROAD 
Given that CR 579 is a substandard collector roadway, the applicant’s Engineer of Record (EOR) 
submitted a Design Exception request for CR 579 (dated June 12, 2025) to determine the specific 
improvements that would be required by the County Engineer.  Based on factors presented in the Design 
Exception request, the County Engineer found the request approvable (on July 8, 2025) and approved the 
request after BOCC approval of 25-0469 (on October 15, 2025).  Given no additional increase in the 
maximum number of trips generated by the project, no changes in the substandard road improvements are 
contemplated as a part of this rezoning effort.  The request authorized deviations from the 2021 
Transportation Technical Manual (TTM) TS-7 Typical Section (for 2-lane Undivided, Local and 
Collector Rural Roads) including: 
 

• Improvements were split into three segments.  Segment A is defined as that portion of CR 579 
between SR 674 and the southern boundary of the PD.  Segment B is defined as that portion of 
CR 579 between the southern boundary of the subject PD and the southern boundary of the 
adjacent Cypress Ridge Ranch project (i.e. adjacent PD 24-1033).  Segment C is defined as that 
portion of CR 579 between the southern boundary of the adjacent Cypress Ridge Ranch project 
(i.e. adjacent PD 24-1033) and Saffold Rd.  A graphic has been provided below to demonstrate 
these areas. 
 

• The developer shall be permitted to utilize the existing 10-foot to 11-foot-wide travel lanes in 
their existing configuration in lieu of the 12-foot-wide travel lanes required by the Hillsborough 
County Transportation Technical Manual’s (TTM) TS-7 Typical Section; and, 
 

• In lieu of the 8-foot-wide shoulders (of which 5 feet is paved) typically required by the TTM’s 
TS-7, the developer will be permitted to construct 6-foot-wide stabilized shoulders (of which 5-
feet is paved) within Sections A and B, and 5-foot-wide paved shoulders within a stabilized 
shoulder of indeterminate width within Segment C.   
 

• In lieu of 7-foot-wide buffered bicycle facilities along both sides of the roadway, the developer 
will be permitted to install a 10-foot-wide multi-use path within Segment A along the west side 
of CR 579 (transitioning to a 5-foot-wide sidewalk north of the project where necessary due to 
right-of-way constraints).   
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If 26-0617 is approved by the BOCC, the County Engineer will approve the deminimis Design Exception 
request. 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Information for pertinent roadways segment(s) are included below.   
 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

CR 579 Manatee County 
Line SR 674 D B 

Source: Hillsborough County 2024 Level of Service Report.  
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

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

AGENCY COMMENT SHEET  
 

REZONING 

HEARING DATE: May 12, 2026 

PETITION NO.: 26-0617 

EPC REVIEWER: Abbie Weeks 

CONTACT INFORMATION: (813) 627-2600 x1101 

EMAIL:   weeksa@epchc.org  

COMMENT DATE: April 9, 2026 

PROPERTY ADDRESS: 1108, 1404, & 1689 S. 579 
Hwy, Wimauma 

FOLIO #: 0794550100, 0794560000, 0794530000 

STR: 15/16-32S-20E 

REQUESTED ZONING: Modification to PD 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE N/A 
WETLAND LINE VALIDITY Valid through April 29, 2030 (SWFWMD) 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Wetlands and OSWs are approximately depicted 

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

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

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

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

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

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

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

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

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

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

 The site plan depicts Other Surface Water (OSW) impacts that have not been authorized by the 
Executive Director of the EPC. The impacts are indicated for roadway crossings. Chapter 1-11, 
prohibits wetland impacts unless they are necessary for reasonable use of the property.  Staff of the 
EPC recommends that this requirement be taken into account during the earliest stages of site 
design so that wetland impacts are avoided or minimized to the greatest extent possible.  The size, 
location, and configuration of the wetlands may result in requirements to reduce or reconfigure the 
improvements depicted on the plan. It is recommended that a request for determination of Noticed 
Exempt Activities (WEA10 - Exempt Activities in Wetlands (formsite.com) be submitted. If proposed 
impacts are determined to not meet Noticed Exemption and you choose to proceed with the 
wetland impacts depicted on the plan, a separate wetland impact/mitigation proposal and 
appropriate fees must be submitted to the EPC for review. 

 
 The Hillsborough County Land Development Code (LDC) defines wetlands and other surface 

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

 Any activity interfering with the integrity of wetland(s) or other surface water(s), such as clearing, 
excavating, draining or filling, without written authorization from the Executive Director of the EPC 
or authorized agent, pursuant to Section 1-11.07, would be a violation of Section 17 of the 
Environmental Protection Act of Hillsborough County, Chapter 84-446, and of Chapter 1-11. 

 
aow /  
 
ec: Kayla.witkowski@clearviewland.com   
 kami.corbett@hwhlaw.com 
          
 



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: 3/9/2026

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 3/23/2026

PROPERTY OWNER: 301 Wimauma, LLC PID: 26-0617

APPLICANT: 301 Wimauma, LLC

LOCATION: 1689 579 Hwy. Wimauma, FL 33598
1108 S 579 Hwy. Wimauma, FL 33598
1404 S 579 Hwy. Wimauma, FL 33598

FOLIO NO.: 79456.0000, 79453.0000, 79455.0100

AGENCY REVIEW COMMENTS:

At this time, according to the Hillsborough County BOCC approved maps adopted in the 
Comprehensive Plan, the property is not located within a Wellhead Resource Protection Area 
(WRPA) 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, according to the Florida Department of Environmental Protection well location 
information, the property is not located within 500 feet of non-transient non-community and/or 
community water system wells; therefore, the site is not located within a Potable Water Wellfield 
Protection Area (PWWPA).

Based on the above Wellhead and Surface Water Resource Protection information, Hillsborough 
County Environmental Services Division has no objection to the applicant’s request at this time.





AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE:  03-16-2026 

REVIEWER:   Jan Kirwan, Conservation and Environmental Lands Management 

APPLICANT:   Kami Corbett PETITION NO:  26-0617 

LOCATION:   Wimauma  

FOLIO NO:    79453.0000, 79455.0100, 79456.0000 SEC:         TWN:         RNG:  

 
 

 

 

  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:   Compatibility Plans; Conditions and Comments 

1.     The subject application is adjacent to the Little Manatee River Corridor Nature Preserve. 
Per LDC4.01.11, compatibility of the development with the preserve will be ensured with 
a compatibility plan that addresses issues related to the development such as, but not 
necessarily limited to, access, prescribed fire, and landscaping. The compatibility plan 
shall be proposed by the developer, reviewed and approved by the Conservation and 
Environmental Lands Management Department, and shall be required as a condition of 
granting a Natural Resources Permit.. 

 
 



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   PRS 26-0617  REVIEWED BY:   Clay Walker, E.I. DATE:  3/10/2026 

 
 

FOLIO NO.:   79456.0000, 79453.0000, 79455.0100                                                                     

 

WATER 

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

 A  12  inch water main exists   (approximately    feet from the site),   (adjacent to 
the site),  and is located south of the subject property within the south Right-of-Way of 
Bishop Road . 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  12  inch wastewater forcemain exists  (approximately       feet from the project 
site),  (adjacent to the site)   and is located south of the subject property within the 
north Right-of-Way of Bishop Road . 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. 
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