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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 acres

Community 
Plan Area: SouthShore Area Wide Systems

Overlay: None

Introduction Summary:
This is a request to rezone a site to a Planned Development (PD) to facilitate residential single-family development. 
The majority of the site is currently zoned PD which was proposed to be open space for the purpose of meeting open 
space requirements and “sending” additional units to other areas of the PD. Subject site is designated the “Sending 
Zone” under the current PD zoning (23-0041, as most recently modified by PRS 24-1036). The remaining area of the 
proposed PD is currently zoned AR. The application is running concurrently with PD 25-0371 for a property located to 
the south, designated the “Receiving Zone” under the same existing PD zoning. Recently adopted CPAs (CPA 24-12 
and 24-13) changed the site from the WVR-2 to RES-4 Future Land use Category and service area from Rural to Urban. 
Zoning: Existing Proposed
District(s) PD 23-0041 (“Sending Zone”) AR PD 25-0469

Typical General Use(s)
Open Space/Conservation 
Area and 1 single-family 

home

Agriculture, Single-
Family Residential

Single-Family Detached 
& Attached (Townhomes) / K-8 

Public School
Acreage 270 acres 236.60 506.69 acres

Density/Intensity
0.003 units per acre 

residential
FAR: 0.0

1 unit per 5 acres 3.17 DU/AC – 1,620 students

Mathematical 
Maximum* 1 dwelling unit 47 units 1,600 dwelling units

*number represents a pre-development approximation 
Development Standards: Existing Proposed

District(s) PD 23-0041
(“Sending Zone”) AR PD 25-0371

Lot Size / Lot Width 21,780 sf / 100’ 1 ac/150’
SF Detached Townhomes

4,400 sq. ft. / 40’ 1,200 sq. ft. / 15’

Setbacks/Buffering and Screening
Front: 25’ 
Side: 10’
Rear: 25’ 

Front: 50’
Side: 25’
Rear: 50’

Front: 20’ (Garage 
25’)

Side: 5’ (Corner 
10’/20’)
Rear: 15’

Front: 20’ 
Side: 5’ (Corner 15’)

Rear: 10’

Height 35’ 35’ 35’
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Additional Information:  
PD Variation(s) None requested as part of this application 
Waiver(s) to the Land Development Code None requested as part of this application 

 
Planning Commission Recommendation: 
Consistent 

Development Services Recommendation: 
Approvable, subject to the 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 Future Land Use Map

Subject Site Future Land Use Category: Residential- 4 (RES-4)

Maximum Density/F.A.R.: 4.0 dwelling units per gross acre / 0.25 FAR

Typical Uses:
Agricultural, residential, neighborhood commercial, office uses, multi-
purpose projects and mixed-use development.
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Immediate Area Map

Adjacent Zonings and Uses

Location: Zoning:

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District:

Allowable Use: Existing Use:

North 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

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No 

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  

Impact/Mobility Fees 
Estimate assumes 1400 SFR and 200 TH 
Townhouse (Fee estimate is based on a 1,500 s.f., 1-2 Story) 
Mobility: $9,445 * 200 = $1,889,000                              
Parks: $1,957 * 200 = $391,400          
School: $7,027 * 200 = $1,405,400                  
Fire: $249 * 200 = $49,800             

 
Single Family Detached (Fee estimate is based on a 
2,000 s.f.) 
Mobility: $13,038 * 1,400 = $18,253,200                               
Parks: $2,145 * 1,400 = $3,003,000        
School: $8,227 * 1,400 = $11,517,800                
Fire: $335 * 1,400 = $469,000   
 
School (K-8)  
Mobility (Elem) (per student): $990 
Mobility (Mid) (per student): $1,134 
Fire (per 1,000 sf): $95 

 
 

Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

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

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 

 

 
5.0 IMPLEMENTATION RECOMMENDATIONS  
  
5.1 Compatibility  
Subject site is located predominately in a residential and agricultural area in Wimauma. Adjacent properties are zoned 
primarily agricultural, with several being utilized for agricultural or residential uses. Nearby residential uses are 
primarily clustered to the northwest of the subject site, located on properties zoned AR.  
 
The development is proposing a residential development at a gross density of 3.17 dwelling units per acre. Residential 
types include 1,600 single-family detached units, of which up to 200 is to be townhome units. In addition, a K-8 public 
school, with a maximum of 1,620 students, is proposed within the development. The site was previously approved to 
only be open space, serving as a “Sending Area” by crediting additional units to the “Receiving Area” and meeting open 
space requirements.  
 
Property recently went through a Comprehensive Plan Amendment, changing the Future Land Use Category from 
WVR-2 (Wimauma Village Residential-2) to RES-4 (Residential-4). Proposed uses and development standards are 
consistent with proposed PD 25-0371 and approved PD 18-1048 located to the south.  
 
Development Services does not foresee any compatibility concerns with the proposed Planned Development.  
 
5.2 Recommendation      
 
Based on the above considerations, staff finds the proposed Planned Development district, subject to the conditions, 
approvable.  
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Requirements for Certification: 
1.   Prior to PD Site Plan Certification, the developer shall revise the PD site plan to: 

1. Correct the symbology for the southernmost stubout along the western PD boundary (staff notes it 
should use the access stubout symbology rather than the pedestrian/vehicular access symbology) and 
label as “Proposed Southernmost Roadway Stubout – See Conditions of Approval”. 
 

2. Correct the symbology for the northernmost stubout along the western PD boundary (staff notes it 
should use the access stubout symbology rather than the undefined symbology used) and correct the 
label to instead read “Proposed Northernmost Roadway Stubout – See Conditions of Approval”. 
 

3. Extend the hatching east along the southern boundary of the School Site, such that it extends along 
the entire length of the boundary of the potential school. 

 
4. Add labels at both project intersections on CR 579 and label as “Potential Signal/Roundabout/Other 

Improvement – See Condition of Approval”. 
 

5. Add labels/depict the approximate location of “Lesser Goldfinch Dr.” and “Redpoll Cliff Place” 
(reference Westlake Phase 2, Plat Book 148 Page 159 for additional information). 

 
6. Label the unimproved right-of-way “F St.” (reference Plat of Halifax inset within the Revised Map of 

Town of Wimauma, Plat Book 1, Page 136).  
 

7. Revise Note 13 to instead state “Roadways within the Western Development Area shall be public.  
Roadways within the Eastern Development Area may be public or private.  Roadways that are 
proposed to be maintained by Hillsborough County shall demonstrate consistency with Policy 4.1.4 of 
the Mobility Element of the Hillsborough County Comprehensive Plan.” 

 
8. Revise Note 21 to replace the words “Access and” with the words “Except as otherwise specified in the 

zoning conditions.” 
 

9. Revise Note 25 to delete the duplicated “25.” 
 
6.0 PROPOSED CONDITIONS  
 
Approval - Approval of the request, subject to the conditions listed below, is based on the 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 
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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-
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.  
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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 
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: 



APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025 
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 

  

Page 13 of 19 

 
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. 
 

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 
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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 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 
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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 Satisfation 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);  

 
ii. The developer shall ensure there 6-foot-wide stabilized shoulders, of which 5 feet is 

paved, along both sides of the roadway; 
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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. 

 
 



APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin

Page 17 of 19

7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS (See following pages)
  

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.  



APPLICATION NUMBER: PD 25-0469
ZHM HEARING DATE: July 21, 2025
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin
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8.0 PROPOSED SITE PLAN (FULL)



APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025 
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 07/14/2025 

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

PLANNING AREA:  WM PETITION NO:  RZ 25-0469 

 

 

 

  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. 
 

CONDITIONS OF APPROVAL 

1. 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”. 
 

2. 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 3. 
Additionally: 
 

a. The above development maximums shall be further restricted within the Eastern Development 
Area and Western Development Area, as further detailed below. 
 

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

ii. Within the Western Development Area, residential development shall be limited to a 
maximum of 630 dwelling units. 

 
3. The school shall be limited to a non-charter public facility serving grade levels K through8, 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: 

 

  This agency has no comments. 
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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). 

 
4. 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. 

 
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.   
 

5. With respect to project roadways and required site access improvements: 
a. The developer shall construct the two (2) roadway stubouts described in Condition 4.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 
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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 5.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. 

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

(through the Mobility Fee Alternative Satisfation 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). 
 

7. 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 
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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. 

 
8. 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);  
 

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. 

 
Other Conditions: 

• Prior to PD Site Plan Certification, the developer shall revise the PD site plan to: 
o Correct the symbology for the southernmost stubout along the western PD boundary 

(staff notes it should use the access stubout symbology rather than the 
pedestrian/vehicular access symbology) and label as “Proposed Southernmost Roadway 
Stubout – See Conditions of Approval”. 
 

o Correct the symbology for the northernmost stubout along the western PD boundary 
(staff notes it should use the access stubout symbology rather than the undefined 
symbology used) and correct the label to instead read “Proposed Northernmost Roadway 
Stubout – See Conditions of Approval”. 
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o Extend the hatching east along the southern boundary of the School Site, such that it 

extends along the entire length of the boundary of the potential school. 
 

o Add labels at both project intersections on CR 579 and label as “Potential 
Signal/Roundabout/Other Improvement – See Condition of Approval”. 

 
o Add labels/depict the approximate location of “Lesser Goldfinch Dr.” and “Redpoll Cliff 

Place” (reference Westlake Phase 2, Plat Book 148 Page 159 for additional information). 
 

o Label the unimproved right-of-way “F St.” (reference Plat of Halifax inset within the 
Revised Map of Town of Wimauma, Plat Book 1, Page 136).  

 
o Revise Note 13 to instead state “Roadways within the Western Development Area shall 

be public.  Roadways within the Eastern Development Area may be public or private.  
Roadways that are proposed to be maintained by Hillsborough County shall demonstrate 
consistency with Policy 4.1.4 of the Mobility Element of the Hillsborough County 
Comprehensive Plan.” 

 
o Revise Note 21 to replace the words “Access and” with the words “Except as otherwise 

specified in the zoning conditions.” 
 

o Revise Note 25 to delete the duplicated “25.” 
 

 
PROJECT SUMMARY AND TRIP GENERATION 

The applicant is requesting to rezone multiple parcels, totaling +/- 506.69 acres, from Agricultural Rural 
(AR) and Planned Development (PD) 24-1036 to a new PD.  A portion of the land contained within the 
24-1036 PD is also being rezoned to a new PD via case file 25-0371.  The portion of the existing PD 
which is the subject of this request is approved for two (2) single-family detached dwelling units.  All 
other previous density had been transferred to other parts of the PD. 
 
The applicant is proposing to modify the PD to reflect the fact that the Future Land Use on the subject 
parcels was recently changed from WVR-2 to RES-4, thereby having the effect of increasing allowable 
project density, adding the lands to the urban service area, and removing the lands from the Wimauma 
Village Residential Neighborhood (WVRN), which in turn means that development on these lands are no 
longer required to comply with the WVRN requirements contained within Part 3.24.00 of the  
Hillsborough County LDC.  Specifically, the new PD is seeking to increase the maximum allowable 
number of residential units from 2 to 1,600 and is also proposing a 1,620 student non-charter public K-8 
school.   
 
Consistent with the Development Review Procedures Manual (DRPM), the developer submitted a trip 
generation and site access analysis.  A comparison of the number of trips potentially generated under the 
existing and proposed zoning designations is presented below, utilizing a generalized worst-case 
scenario.  Data presented below is based on the Institute of Transportation Engineer’s (ITE) Trip 
Generation Manual, 11th Edition and the applicant’s transportation analysis. 
 

Existing Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 
AM PM 

AR and PD 24-1036, 47 Single-Family 
Detached Dwelling Units (ITE LUC 210) 504 37 49 
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*To avoid double counting, density transferred from the Sending Area within the approved 
(existing) PD was not included, since those are instead included as existing entitlements within 
related PD 25-0371. 

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 520/522) 3,587 1,161 254 

Subtotal: 17,235 2,148 1,656 
 
Trip Generation Difference: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Net Peak Hour Trips 
AM PM 

Difference (+) 16,731 (+) 2,111 (+) 1,607 
 
 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

CR 579 is a 2-lane, undivided, substandard 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. 
 
 
SITE ACCESS AND CONNECTIVITY 

Generally 

The applicant is proposing to take access to the project via CR 579.  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 
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of the site depending upon of the final type/amount development and configuration/design of proposed 
intersections and access control devices.  Staff notes that dual receiving lanes or other similar 
improvements could be needed.   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 in 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 
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.  While 
applicant is proposing zero connections; 
however, 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. 
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--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).  In addition to the CR 579 north-
south corridor, the developer is providing two 
additional connections (for a total of three 
connections provided).  Applicant-proposed 
through road connections are shown circled in 
red. 
 
 
--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. 
 
 
PROPOSED 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).  If approved, the 
request would authorize 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, 
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• 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).   
 

 

 
 
If 25-0469 is approved by the BOCC, the County Engineer will approve the Design Exception request. 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Information for pertinent roadways is included below.   
 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

CR 579 Manatee County 
Line SR 674 C B 

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

From: Williams, Michael
Sent: Tuesday, July 8, 2025 11:59 AM
To: Steven Henry
Cc: Kami Corbett; kelly.love@clearviewland.com; Follin, Jared; Ratliff, James; Drapach, Alan; De Leon, 

Eleonor; Tirado, Sheida; PW-CEIntake
Subject: FW: RZ PD 25-0469 - Design Exception Review
Attachments: 25-0469 DEAd 06-13-25.pdf

Steve, 
I have found the attached Design Exception (DE) for PD 25-0469 APPROVABLE. 
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hc .gov or 813-307-1707) after the BOCC approves the PD zoning or PD 
zoning modi cation related to below request.  This is to obtain a signed copy of the DE/AV.   
 
If the BOCC denies the PD zoning or PD zoning modi cation request, sta  will request that you withdraw 
the AV/DE.  In such instance, notwithstanding the above nding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the nding was predicated on a speci c development program 
and site con guration which was not approved). 
 
Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with 
your initial plat/site/construction plan submittal.  If the project is already in preliminary review, then you 
must submit the signed document before the review will be allowed to progress.  Sta  will require 
resubmittal of all plat/site/construction plan submittals that do not include the appropriate signed 
AV/DE documentation. 
 
Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hc .gov  
 
Mike 
 
Michael J. Williams, P.E. 
Director, Development Review 
County Engineer 
Development Services Department 

 
P: (813) 307-1851 
M: (813) 614-2190 
E: Williamsm@HCFL.gov  
W: HCFLGov.net 
 
Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602 
 
Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe 
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Please note: All correspondence to or from this office is subject to Florida’s Public Records law. 
 
 
From: Tirado, Sheida <TiradoS@hcfl.gov>  
Sent: Thursday, July 3, 2025 6:16 PM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov> 
Subject: RZ PD 25-0469 - Design Exception Review 
 
Hello Mike, 
 
The attached Design Exception is Approvable to me, please include the following people in your response email: 
 
shenry@lincks.com 
kami.corbett@hwhlaw.com 
kelly.love@clearviewland.com 
follinj@hc .gov 
ratli ja@hc .gov 
drapacha@hc .gov 
 
Best Regards, 
 
Sheida L. Tirado, PE 
Transportation Review & Site Intake Manager 
Development Services Department 
 

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

Application number: RZ-PD 25-0469 

Hearing date: July 21, 2025 

Applicant: 301 Wimauma LLC 

Request: Rezone to Planned Development 

Location: South of State Road 674, east and west sides of 
County Road 579 south of Hillsborough Street, 
Wimauma 

Parcel size: 505.44 acres +/- 

Existing zoning: PD 23-0041 and AR 

Future land use designation: Res-4 (4 du/ga; 0.25 FAR) 

Service area: Urban 

Community planning area: Southshore Areawide Systems Plan 
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A. APPLICATION REVIEW

DEVELOPMENT SERVICES STAFF REPORT 
APPLICATION REVIEW SUMMARY AND RECOMMENDATION 
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Rezoning Application: PD 25-0469
Zoning Hearing Master Date: July 21, 2025 

BOCC CPA Public Hearing Date: September 9, 2025 

Template created 8-17-21

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: 301 Wimauma LLC

FLU Category: RES-4 

Service Area: Urban

Site Acreage: 506.69 acres

Community 
Plan Area: SouthShore Area Wide Systems

Overlay: None

Introduction Summary:
This is a request to rezone a site to a Planned Development (PD) to facilitate residential single-family development. 
The majority of the site is currently zoned PD which was proposed to be open space for the purpose of meeting open 
space requirements and “sending” additional units to other areas of the PD. Subject site is designated the “Sending 
Zone” under the current PD zoning (23-0041, as most recently modified by PRS 24-1036). The remaining area of the 
proposed PD is currently zoned AR. The application is running concurrently with PD 25-0371 for a property located to 
the south, designated the “Receiving Zone” under the same existing PD zoning. Recently adopted CPAs (CPA 24-12 
and 24-13) changed the site from the WVR-2 to RES-4 Future Land use Category and service area from Rural to Urban. 
Zoning: Existing Proposed
District(s) PD 23-0041 (“Sending Zone”) AR PD 25-0469

Typical General Use(s)
Open Space/Conservation 
Area and 1 single-family 

home

Agriculture, Single-
Family Residential

Single-Family Detached 
& Attached (Townhomes) / K-8 

Public School
Acreage 270 acres 236.60 506.69 acres

Density/Intensity
0.003 units per acre 

residential
FAR: 0.0

1 unit per 5 acres 3.17 DU/AC – 1,620 students

Mathematical 
Maximum* 1 dwelling unit 47 units 1,600 dwelling units

*number represents a pre-development approximation 
Development Standards: Existing Proposed

District(s) PD 23-0041
(“Sending Zone”) AR PD 25-0371

Lot Size / Lot Width 21,780 sf / 100’ 1 ac/150’
SF Detached Townhomes

4,400 sq. ft. / 40’ 1,200 sq. ft. / 15’

Setbacks/Buffering and Screening
Front: 25’ 
Side: 10’
Rear: 25’ 

Front: 50’
Side: 25’
Rear: 50’

Front: 20’ (Garage 
25’)

Side: 5’ (Corner 
10’/20’)
Rear: 15’

Front: 20’ 
Side: 5’ (Corner 15’)

Rear: 10’

Height 35’ 35’ 35’
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025 
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 

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

Planning Commission Recommendation: 
Consistent 

Development Services Recommendation: 
Approvable, subject to the proposed conditions 
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin

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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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin

2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map

Subject Site Future Land Use Category: Residential- 4 (RES-4) 

Maximum Density/F.A.R.: 4.0 dwelling units per gross acre / 0.25 FAR

Typical Uses: 
Agricultural, residential, neighborhood commercial, office uses, multi-
purpose projects and mixed-use development.
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin

2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

Adjacent Zonings and Uses

Location: Zoning:

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District:

Allowable Use: Existing Use:

North 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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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin

2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025 
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 

INFORMATION/REVIEWING AGENCY 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission Yes
No

Yes
No

Yes
No

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

Impact/Mobility Fees 
Estimate assumes 1400 SFR and 200 TH 
Townhouse (Fee estimate is based on a 1,500 s.f., 1-2 Story) 
Mobility: $9,445 * 200 = $1,889,000               
Parks: $1,957 * 200 = $391,400         
School: $7,027 * 200 = $1,405,400            
Fire: $249 * 200 = $49,800            

Single Family Detached (Fee estimate is based on a 
2,000 s.f.) 
Mobility: $13,038 * 1,400 = $18,253,200            
Parks: $2,145 * 1,400 = $3,003,000        
School: $8,227 * 1,400 = $11,517,800               
Fire: $335 * 1,400 = $469,000   

School (K-8) 
Mobility (Elem) (per student): $990 
Mobility (Mid) (per student): $1,134 
Fire (per 1,000 sf): $95 

Comprehensive Plan: Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025 
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 

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

Yes
No

Inconsistent
Consistent

Yes
No

5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility  
Subject site is located predominately in a residential and agricultural area in Wimauma. Adjacent properties are zoned 
primarily agricultural, with several being utilized for agricultural or residential uses. Nearby residential uses are 
primarily clustered to the northwest of the subject site, located on properties zoned AR.  

The development is proposing a residential development at a gross density of 3.17 dwelling units per acre. Residential 
types include 1,600 single-family detached units, of which up to 200 is to be townhome units. In addition, a K-8 public 
school, with a maximum of 1,620 students, is proposed within the development. The site was previously approved to 
only be open space, serving as a “Sending Area” by crediting additional units to the “Receiving Area” and meeting open 
space requirements.  

Property recently went through a Comprehensive Plan Amendment, changing the Future Land Use Category from 
WVR-2 (Wimauma Village Residential-2) to RES-4 (Residential-4). Proposed uses and development standards are 
consistent with proposed PD 25-0371 and approved PD 18-1048 located to the south.  

Development Services does not foresee any compatibility concerns with the proposed Planned Development. 

5.2 Recommendation      

Based on the above considerations, staff finds the proposed Planned Development district, subject to the conditions, 
approvable.  
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025 
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 

Requirements for Certification: 
1. Prior to PD Site Plan Certification, the developer shall revise the PD site plan to:

1. Correct the symbology for the southernmost stubout along the western PD boundary (staff notes it
should use the access stubout symbology rather than the pedestrian/vehicular access symbology) and
label as “Proposed Southernmost Roadway Stubout – See Conditions of Approval”.

2. Correct the symbology for the northernmost stubout along the western PD boundary (staff notes it
should use the access stubout symbology rather than the undefined symbology used) and correct the
label to instead read “Proposed Northernmost Roadway Stubout – See Conditions of Approval”.

3. Extend the hatching east along the southern boundary of the School Site, such that it extends along
the entire length of the boundary of the potential school.

4. Add labels at both project intersections on CR 579 and label as “Potential Signal/Roundabout/Other
Improvement – See Condition of Approval”.

5. Add labels/depict the approximate location of “Lesser Goldfinch Dr.” and “Redpoll Cliff Place”
(reference Westlake Phase 2, Plat Book 148 Page 159 for additional information).

6. Label the unimproved right-of-way “F St.” (reference Plat of Halifax inset within the Revised Map of
Town of Wimauma, Plat Book 1, Page 136).

7. Revise Note 13 to instead state “Roadways within the Western Development Area shall be public.
Roadways within the Eastern Development Area may be public or private.  Roadways that are
proposed to be maintained by Hillsborough County shall demonstrate consistency with Policy 4.1.4 of
the Mobility Element of the Hillsborough County Comprehensive Plan.”

8. Revise Note 21 to replace the words “Access and” with the words “Except as otherwise specified in the
zoning conditions.”

9. Revise Note 25 to delete the duplicated “25.”

6.0 PROPOSED CONDITIONS 

Approval - Approval of the request, subject to the conditions listed below, is based on the 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 
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025 
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 

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-
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.
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025 
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 

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
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:
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025 
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 

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.

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
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APPLICATION NUMBER: PD 25-0469 
ZHM HEARING DATE: July 21, 2025 
BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 

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 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
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BOCC PUBLIC HEARING DATE: September 9, 2025 Case Reviewer: Jared Follin 

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 Satisfation 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);

ii. The developer shall ensure there 6-foot-wide stabilized shoulders, of which 5 feet is
paved, along both sides of the roadway;
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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.
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7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS (See following pages)

Zoning Administrator Sign Off: 

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

This case was heard by the Hillsborough County Zoning Hearing Master on July 21, 2025. 
Ms. Michelle Heinrich of the Hillsborough County Development Services Department 
introduced the petition. Ms. Heinrich noted a revised staff report would be distributed at 
the hearing. 
 
Applicant 
Ms. Kami Corbett spoke on behalf of the applicant. Ms. Corbett presented the rezoning 
request and provided testimony as reflected in the hearing transcript. 
 
Development Services Department 
Mr. Jared Follin, Hillsborough County Development Services Department, presented a 
summary of the findings and analysis as detailed in the staff report previously submitted 
to the record and provided testimony as reflected in the hearing transcript. Mr. Follin 
distributed a revised staff report with corrected Transportation Review staff report 
attached and submitted a copy of the revised report to the record. 
 
Planning Commission 
Mr. Tyreck Royal, Hillsborough County City-County Planning Commission, presented a 
summary of the findings and analysis as detailed in the Planning Commission report 
previously submitted into the record.  
 
Proponents 
The Zoning Hearing Master asked whether there was anyone at the hearing in person or 
online to speak in support of the application. There were none. 
 
Opponents 
The Zoning Hearing Master asked whether there was anyone at the hearing in person or 
online to speak in opposition to the application. 
 
Mr. John Regan spoke in opposition to the rezoning and provided testimony as reflected 
in the hearing transcript. He stated he opposes RZ-PD 25-0469 for the same reasons as 
he previously testified in RZ-PD 25-0371.1 He stated the Wimauma Community Plan 
Development Council had a verbal contract with Eisenhower Group related to a list of 
community benefits in PD 23-0041, including ten percent of units set aside for affordable 
housing. Mr. Regan requested a meeting with the Eisenhower Group decisionmakers to 
discuss community benefits, and requested a postponement of the decision on RZ-PD 
25-0469 to allow time to negotiate community benefits and inform the Wimauma 
community.  
 
Mr. Augie Grace spoke in opposition to the rezoning and provided testimony as reflected 
in the hearing transcript. Mr. Grace stated he spoke in opposition to RZ-PD 25-0371 and 

 
1 In RZ-PD 25-0371 Mr. Regan stated he is a member of the Wimauma Community Plan Development 
Council, and in that case he raised concerns related to community benefits and requested the rezoning 
case be postponed 90 to 120 days to allow the council to negotiate with the applicant for community 
benefits. 
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is speaking in opposition to PD-RZ 25-0469. He requested a 90-day postponement of the 
decision on the rezoning to allow the Wimauma community time to continue 
conversations with the applicant to discuss community benefits, infrastructure, and 
environmental concerns.  
 
Development Services Department 
Ms. Heinrich stated the Development Services Department had nothing further. 
 
Applicant Rebuttal 
Ms. Corbett provided rebuttal testimony as reflected in the hearing transcript, and 
addressed the concerns raised by Mr. Regan and Mr. Grace. Ms. Corbett stated the prior 
regulatory scheme required the developer to provide certain community benefits, but that 
requirement is no longer applicable under the new regulatory scheme. She stated the 
developer should be allowed a level playing field as other suburban developments under 
Res-4. She stated the developer would be required to contribute a proportionate share 
for parks, libraries, and transportation improvements through impact fees at the time of 
development.   
 
The zoning master closed the hearing on RZ-PD 25-0469. 
 

C. EVIDENCE SUMBITTED 
Mr. Follin submitted to the record at the hearing a copy of the revised Development 
Services Department staff report with attachments. 
 
Ms. Corbett submitted to the record at the hearing a copy of the applicant’s presentation 
packet, a community meeting summary, sign-in sheets, and other documents from a July 
17, 2025 community meeting with the applicant. 

 
Mr. Regan submitted to the record at the hearing a statement in opposition to the 
proposed rezoning. 

 
Mr. Grace submitted to the record at the hearing documents from RZ-PD 23-0041 
rezoning, a statement of Wimauma Community Plan Advisory Council related to RZ-PD 
23-0041, photographs showing area flooding, a statement of Sean Dass for Wimauma 
CPAC in opposition to the proposed rezoning, a proposed Environmental Condition, and 
a proposed Safety Condition. 
 

D. FINDINGS OF FACT 
 
1. The Subject Property consists of three folio parcels with a total of approximately 

505.44 acres located south of State Road 674 on the east and west sides of County 
Road 579, south of Hillsborough Street, Wimauma. 
 

2. The Subject Property is designated Res-4 on the Future Land Use Map and is 
zoned PD 23-0041 and AR. 
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3. The Subject Property is in the Urban Services Area and is located within the 
boundaries of the Southshore Areawide Systems Plan. 
 

4. The general area surrounding the Subject Property consists of residential single-
family, agricultural uses, and conservation lands. Adjacent properties include a 
county-owned parcel to the north; Southwest Florida Water Management District 
lands to the east and south; agricultural lands and an undeveloped residential 
subdivision to the south; residential single-family and mobile home uses, 
agricultural uses, and a Tampa Electric Company corridor to the west.  
 

5. The applicant is requesting to rezone the Subject Property to a Planned 
Development to allow up to 1,600 dwelling units and a K – 8 public school for up 
to 1,620 students.  
 

6. The applicant requested a Design Exception related to the County Road 579 
substandard roadway improvements. The County Engineer found the Design 
Exception approvable. If RZ-PD 25-0469 is approved the developer will be 
required to make improvements to County Road 579 consistent with the Design 
Exception. 
 

7. Citizens in proximity to the Subject Property spoke individually and as 
representatives of the Wimauma Community Plan Advisory Council in opposition 
to the rezoning request. Opposition speakers raised concerns related to 
community benefits commitments that were made under PD 23-0041, flooding, 
and environmental impacts.  
 

8. The Planning Commission staff report in this case shows the Board of County 
Commissioners, in January 2025, adopted comprehensive plan map and text 
amendments in HC/CPA 24-12 and HC/CPA 24-13 expanding the Urban Service 
Area to include the Subject Property and changing the Future Land Use 
designation for the Subject Property from WVR-2 to Res-4. The applicant’s 
representative, Ms. Kami Corbett, testified at the July 21, 2025 hearing that the 
prior regulatory scheme required the developer to provide certain community 
benefits, but that is no longer applicable under the new regulatory scheme. She 
stated the developer should be allowed a level playing field as other suburban 
developments under Res-4. She stated the developer would be required to 
contribute a proportionate share for parks, libraries, and transportation 
improvements through impact fees at the time of development. 
 

9. Development Services Department staff found no compatibility concerns with the 
proposed rezoning. Staff concluded the proposed Planned Development is 
approvable with conditions based on the applicant’s general site plan submitted 
June 30, 2025.  
 

10. Hillsborough County Transportation Review staff stated no objections, subject to 
the conditions set out in the Transportation Review Comment Sheet and 
Development Services Department staff report.  
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11. Planning Commission staff found the proposed planned development is
compatible with the existing development pattern of the surrounding area and
supports the vision of the Southshore Areawide Systems Plan. Staff concluded the
proposed rezoning is consistent with the Unincorporated Hillsborough County
Comprehensive Plan.

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

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

F. CONCLUSIONS OF LAW
A development order is consistent with the comprehensive plan if “the land uses, densities 
or intensities, and other aspects of development permitted by such order…are compatible 
with and further the objectives, policies, land uses, and densities or intensities in the 
comprehensive plan and if it meets all other criteria enumerated by the local government.” 
§ 163.3194(3)(a), Fla. Stat. (2024). Based on the evidence and testimony submitted in
the record and at the hearing, including reports and testimony of Development Services
Staff and Planning Commission staff, applicant’s testimony and evidence, and citizen
testimony, there is substantial competent evidence demonstrating the requested rezoning
is consistent with the Unincorporated Hillsborough County Comprehensive Plan and does
comply with the applicable requirements of the Hillsborough County Land Development
Code.

G. SUMMARY
The applicant is requesting to rezone the Subject Property to a Planned Development to 
allow up to 1,600 dwelling units and a K – 8 public school for up to 1,620 students. 

The applicant requested a Design Exception related to the County Road 579 substandard 
roadway improvements. The County Engineer found the Design Exception approvable. If 
RZ-PD 25-0469 is approved the developer will be required to make improvements to 
County Road 579 consistent with the Design Exception.

H. RECOMMENDATION
Based on the foregoing Findings of Fact and Conclusions of Law, this recommendation 
is for APPROVAL of request to rezone the Subject Property to Planned Development, 
subject to the certification requirements and proposed conditions set out in the 
Development Services Department staff report based on the applicant’s general site plan 
submitted June 30, 2025. 

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

August 11, 2025
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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: July 21, 2025

Report Prepared: July 10, 2025

Case Number: PD 25-0469

Folio(s): 79453.0000, 79456.0000 & 79455.0100

General Location: North of Saffold Road and 
south of State Road 674

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Residential-4 (4 du/ga; 0.25 FAR)

Service Area Urban

Community Plan(s) SouthShore Areawide Systems

Rezoning Request Planned Development (PD) to allow development 
developments of 1,600 single-family detached lots
and/or townhomes.

Parcel Size 506.37 ± acres

Street Functional Classification Saffold Road – County Collector
State Road 674 – State Principal Arterial

Commercial Locational Criteria N/A

Evacuation Area None

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Staff Analysis of Goals, Objectives and Policies: 
The 506.37 ± acre subject site is located north of Saffold Road and south of State Road 674. The subject 
site is in the Urban Service Area and is within the limits of the SouthShore Areawide Systems Community 
Plan. The applicant requests a Planned Development (PD) to allow development of 1,600 single family 
detached lots and/or townhomes (with a maximum of 200 townhomes) and a 1,620 student K-8 school. 
According to the revised request, which was uploaded into Optix on June 30, 2025, there will be a 
maximum of 630 dwelling units permitted to the west of County Road 579 and 970 dwelling units 
permitted to the east of County Road 579. 
 
On November 7, 2024, the Hillsborough County Board of County Commissioners (BOCC) approved the 
map and text amendments, HC/CPA 24-12 and HC/CPA 24-13, a request to expand the Urban Service Area 
and change the Future Land Use designation from Wimauma Village Residential-2 (WVR-2) to Residential-
4 (RES-4), to the Hillsborough Comprehensive Plan include PD-23-0041 land areas in the Urban Service 
Area (USA) and Residential-4 Future Land Use Category (RES-4). Hillsborough County has transmitted this 
information to the State Land Planning Agency and other state review agencies in accordance with Florida 
Statues. The BOCC final adoption hearing was January 9, 2025. The applicant acknowledges the approval 
of this zoning application is contingent upon BOCC adoption hearing for the pending comprehensive plan 
amendments. 
 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-4   

 
 PD  Single Family Residential + 

Agriculture  

North Residential-4 PD + AR  Vacant + Agriculture   

South 
Agricultural Rural-1/5 + 
Natural Preservation + 

Residential-4 
AR  

Single Family Residential + 
HOA Property +  

Public/Quasi-
Public/Institutions 

 

 

East 
Natural Preservation + 

Agricultural/Mining-1/20 + 
Agricultural-1/10 

AR + AM + A  
Public/Quasi-

Public/Institutions + 
Agriculture  

 

West Residential-4 + Residential-
6  AR + PD    

Single Family Residential  
+ HOA Property + 

Agriculture +  
Public/Quasi-

Public/Institutions 
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The subject site is in the Urban Service Area where, according to Objective 1.1 of the Future Land Use 
Section (FLUS), 80 percent of the county’s growth is to be directed. Policy 3.1.3 requires all new 
developments to be compatible with the surrounding area, noting that “compatibility does not mean “the 
same as.” Rather, it refers to the sensitivity of development proposals in maintaining the character of 
existing development.” The subject site consists of agriculture and single-family uses. There are single-
family uses and agriculture to the west, northwest, and southwest. To the east, northeast and southeast 
are Public/Quasi-Public/Institution uses and agriculture. The proposal meets the intent of FLUS Objective 
1.1 and FLUS Policy 3.1.3. 
 
Per Objective 2.2, Future Land Use categories outline the maximum level of intensity or density and range 
of permitted land uses allowed in each category. Table 2.2 contains a description of the character and 
intent permitted in each of the Future Land Use categories. The subject site is in the Residential-4 (RES-4) 
Future Land Use category. RES-4 allows for the consideration of residential, suburban scale neighborhood 
commercial, office uses and multi-purpose projects. 
 
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUS Objective 4.1, FLUS Policy 4.1.1 and FLUS Policy 4.1.2). However, at the time 
of uploading this report, Transportation comments were not yet available in Optix and thus were not 
taken into consideration for analysis of this request. 

 
The proposal does meet the intent of FLUS Objective 4.4 and FLUS Policy 4.4.1 that require new 
development to be compatible to the surrounding neighborhood. In this case, the surrounding land use 
pattern is comprised mostly of agriculture, public/quasi-public/institution and single-family uses. FLUS 
Policy 4.4.1 states that any density or intensity increases shall be compatible with existing, proposed or 
planned surrounding development. Development and redevelopment shall be integrated with the 
adjacent land uses through the creation of like uses, the creation of complementary uses, mitigation of 
adverse impacts, transportation/pedestrian connections and gradual transition of intensity. The proposed 
residential development would complement the surrounding area and meets the intent of FLUS Objective 
4.4 and FLUS Policy 4.4.1. 
 
The site is located within the limits of the SouthShore Areawide Systems Community Plan. Goal 1 of the 
Cultural/Historic Objective of the SouthShore Areawide Systems Community Plan, which seeks to promote 
sustainable growth and development that is clustered and well planned to preserve the area's 
environment, cultural identity and livability. The request meets the intent of Goal 1 of the Cultural/Historic 
Objective of the SouthShore Areawide Systems Community Plan outlined in the Livable Communities 
Element. 
 
Overall, staff finds that the proposed Planned Development is compatible with the existing development 
pattern found within the surrounding area and does support the vision of the SouthShore Areawide 
Systems Community Plan. The proposed Planned Development would allow for development that is 
consistent with the Goals, Objectives, and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Planned Development CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the proposed conditions by the Development 
Services Department. 
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_____________________________________________________________________________________ 
 
FUTURE LAND USE SECTION 
 
Urban Service Area 
 
Objective 1.1: Hillsborough County shall pro-actively direct new growth into the urban service area with 
the goal that at least 80% of all population growth will occur within the USA during the planning horizon 
of this Plan.  Within the Urban Service Area, Hillsborough County will not impede agriculture. Building 
permit activity and other similar measures will be used to evaluate this objective.   
 
Compatibility 
 
Policy 3.1.3: Compatibility is defined as the characteristics of different uses or activities or design which 
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development. 
 
Land Use Categories  
  
Objective 2.2:  The Future Land Use Map (FLUM) shall identify Land Use Categories summarized  
in the table below, that establish permitted land uses and maximum densities and intensities. 
  
Policy 2.2.1:  The character of each land use category is defined by building type, residential density, 
functional use, and the physical composition of the land.  The integration of these factors sets the general 
atmosphere and character of each land use category.  Each category has a range of potentially permissible 
uses which are not exhaustive, but are intended to be illustrative of the character of uses permitted within 
the land use designation.  Not all of those potential uses are routinely acceptable anywhere within that 
land use category.   
 
Relationship to Land Development Regulations 
 
Objective 4.1: All existing and future land development regulations shall be made consistent with the 
Comprehensive Plan, and all development approvals shall be consistent with those development 
regulations as per the timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and 
consistent with Comprehensive Plan policies, land development regulations shall be designed to provide 
flexible, alternative solutions to problems.   
 
Policy 4.1.1: Each land use plan category shall have a set of zoning districts that may be permitted within 
that land use plan category, and development shall not be approved for zoning that is inconsistent with 
the plan. 
 
Policy 4.1.2: Developments must meet or exceed the requirements of all land development regulations as 
established and adopted by Hillsborough County, the state of Florida and the federal government unless 
such requirements have been previously waived by those governmental bodies. 
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Neighborhood/Community Development 
 

Objective 4.4: Neighborhood Protection – The neighborhood is the functional unit of community 
development.  There is a need to protect existing, neighborhoods and communities and those that will 
emerge in the future. To preserve, protect, and enhance neighborhoods and communities, all new 
development must conform to the following policies. 

 
Policy 4.4.1: Development and redevelopment shall be integrated with the adjacent land uses through: 
a) the creation of like uses; or 
b) creation of complementary uses; or 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections 
 
LIVABLE COMMUNITIES ELEMENT: SOUTHSHORE AREAWIDE SYSTEMS PLAN 
 
Cultural/Historic Objective 
 
The SouthShore region of Hillsborough County supports a diverse population with people living in unique 
communities, interspersed with farms, natural areas, open spaces and greenways that preserve and 
enhance the natural and cultural heritage. 
 
The community desires to: 
 

1. Promote sustainable growth and development that is clustered and well planned to preserve the 
area's environment, cultural identity and livability. 

 





 
 
 

GENERAL 

SITE PLAN 

FOR  

CERTIFICATION 



DEVELOPMENT SERVICES
PO Box 1110, Tampa, FL 33601-1110
(813) 272-5600

HCFLGOV.NET

BOARD OF COUNTY
COMMISSIONERS

Chris Boles
Donna Cameron Cepeda

Harry Cohen
Ken Hagan

Christine Miller
Gwendolyn "Gwen" Myers

Joshua Wostal
COUNTY ADMINISTRATOR

Bonnie M. Wise
COUNTY ATTORNEY

Christine M. Beck
COUNTY INTERNAL AUDITOR

Melinda Jenzarli

DEPUTY COUNTY ADMINISTRATOR
Gregory S. Horwedel

HILLSBOROUGH COUNTY
DEVELOPMENT SERVICES DEPARTMENT

GENERAL SITE PLAN REVIEW/CERTIFICATION

Project Name:______________________________________________________

Zoning File:_____________________ Modification:________________________

Atlas Page:_____________________ Submitted:__________________________

To Planner for Review:___________ Date Due:___________________________

Contact Person:_________________ Phone:______________________________

Right-Of-Way or Land Required for Dedication: Yes No

(   ) The Development Services Department HAS NO OBJECTION to this General Site Plan.

(   ) The Development Services Department RECOMMENDS DISAPPROVAL of this General 
Site Plan for the following reasons:

Reviewed by:___________________________________ Date:_______________

Date Agent/Owner notified of Disapproval:_______________________________

JPL Rood Rosa

RZ-PD 25-0469 None

None 08/22/25
08/22/25 ASAP

Kelly Love 813-223-3919/ kell y.love@clearviewland.com

Jared Follin 08/22/2025

✔

✔



BI
SH

O
P 

RD
.

TAMPA ELE
CTRIC CO.

15
0'

 Z
O

N
IN

G
 O

FF
SE

T

15
0'

 Z
O

N
IN

G
 O

FF
SE

T

150' ZONING OFFSET

D
RA

IN
A

G
E 

EA
SE

M
EN

T
(O

R 
BO

O
K 

85
35

PA
G

E 
11

27
)

FO
LI

O
07

94
55

-0
20

0
LE

SS
-O

U
T

(N
O

T 
IN

C
LU

D
ED

)

1

W
VR

-2
VA

C
A

N
T

07
96

72
-0

15
0

C
LA

YT
O

N
 P

RO
PE

RT
IE

S 
G

RO
U

P 
IN

C

W
VR

-2
EL

A
PP

07
96

83
-0

00
0

SW
FW

M
D

N
EL

A
PP

07
96

83
-0

00
0

SO
U

TH
W

ES
T 

FL
O

RI
D

A
 W

A
TE

R
 M

A
N

A
G

EM
EN

T 
D

IS
TR

IC
T

W
VR

-2
EL

A
PP

07
94

09
-0

10
0

H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY
W

VR
-2

EL
A

PP
07

94
08

-0
00

0
SO

U
TH

 C
O

U
N

TY
57

9 
LL

C

W
VR

-2
VA

C
A

N
T

07
96

72
-0

10
1

LA
N

D
 S

O
U

TH
 E

Q
U

IT
IE

S 
LL

C

W
VR

-2
VA

C
A

N
T

07
96

72
-0

10
2

LA
N

D
 S

O
U

TH
 E

Q
U

IT
IE

S 
LL

C

W
VR

-2
VA

C
A

N
T

  0
79

45
6-

00
10

TA
M

PA
 E

LE
C

TR
IC

 C
O

   
07

92
91

-0
10

0
SH

ER
M

A
N

 M
A

RI
E 

D
A

N
IE

LL
E;

SH
ER

M
A

N
 J

ES
SI

E 
A

LL
A

N

 0
79

46
3-

00
00

H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY

 0
79

46
2-

00
00

H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY

 0
79

46
4-

03
00

JO
RD

EN
 D

A
V

ID
; J

O
RD

EN
KA

TH
U

C
IA

 0
79

46
4-

02
00

JO
RD

EN
 O

LA
 M

A
E;

 J
O

RD
EN

 D
A

V
ID

   
 0

79
46

9-
00

00
PE

RE
Z 

TU
V

U
RC

IO

   
 0

79
46

8-
00

00
M

O
RE

N
O

-O
RT

IZ
M

A
RC

EL
IN

O
;

M
A

RR
O

Q
U

IN
M

A
RG

A
RI

TA

   
 0

79
47

4-
00

00
G

A
RR

IS
 S

U
E 

D
   

 0
79

47
3-

00
00

 L
IB

RA
D

O
 E

ST
EV

A
;

 L
IB

RA
D

O
 V

IR
G

IN
IA

   
07

94
77

-0
01

0
LU

C
IA

N
O

 S
IM

O
N

RA
M

IR
EZ

; T
O

RR
ES

N
O

RM
A

   
07

94
77

-0
00

0
  D

EI
TZ

 M
IC

A
H

 L
;

  D
EI

TZ
 R

A
C

H
EL

 M

   
 0

79
47

7-
00

00
  D

EI
TZ

 M
IC

A
H

 L
;

  D
EI

TZ
 R

A
C

H
EL

 M

R
-4 A
G

   
 0

79
45

9-
00

00
W

IN
D

Y 
PO

N
D

FA
RM

 L
LC

   
 0

79
53

0-
00

00
W

IN
D

Y 
PO

N
D

FA
RM

 L
LC

   
07

96
73

-0
01

0
C

LA
YT

O
N

 P
RO

PE
RT

IE
S

G
RO

U
P 

IN
C   

07
96

72
-0

02
0

C
LA

YT
O

N
 P

RO
PE

RT
IE

S
G

RO
U

P 
IN

C

W
VR

-2
M

H
N

EL
A

PP
 0

79
68

3-
00

00
SW

FW
M

D

COUNTY ROAD NO. 579

SI
G

N
IF

IC
A

N
T

W
IL

D
LI

FE
H

A
BI

TA
T 

A
RE

A

150' Z
ONING OFFSET

R
-4 A
G

R
-4

VA
C

A
N

T

R
-4 M
H

R
-4 M
H

R
-4 M
H

R
-4 M
H

R
-4 SF

R
-4 M
H

R
-4

VA
C

A
N

T

R
-4 M
H

R
-4

G
O

V

R
-4 SF

SI
N

G
LE

 F
A

M
IL

Y
D

ET
A

C
H

ED
/S

IN
G

LE
FA

M
IL

Y 
A

TT
A

C
H

ED

SI
G

N
IF

IC
A

N
T

W
IL

D
LI

FE
H

A
BI

TA
T 

A
RE

A

   
07

96
72

-0
01

0
TA

M
PA

 E
LE

C
TR

IC
 C

O
.

   
07

94
56

-0
01

0
TA

M
PA

 E
LE

C
TR

IC
 C

O
.

SI
N

G
LE

 F
A

M
IL

Y
D

ET
A

C
H

ED
/S

IN
G

LE
 F

A
M

IL
Y

A
TT

A
C

H
ED

SI
N

G
LE

 F
A

M
IL

Y
D

ET
A

C
H

ED
/S

IN
G

LE
 F

A
M

IL
Y

A
TT

A
C

H
ED

EX
IS

TI
N

G
 1

2'
 W

ID
E

G
RA

V
EL

 D
RI

V
EW

A
Y 

TO
BR

 R
EM

O
V

ED

EX
IS

TI
N

G
 D

IR
T

D
RI

V
EW

A
Y 

TO
 B

R
RE

M
O

V
ED

SC
H

O
O

L
SI

TE
±

25
.0

 A
C

(S
EE

 N
O

TE
 #

24
)

PR
O

PO
SE

D
 V

EH
IC

U
LA

R 
A

C
C

ES
S

M
A

Y 
O

C
C

U
R 

A
N

YW
H

ER
E 

IN
C

RO
SS

 H
A

TC
H

ED
 A

RE
A

. S
EE

C
O

N
D

IT
IO

N
S 

O
F 

A
PP

RO
V

A
L.

EX
IS

TI
N

G
 D

IR
T

D
RI

V
EW

A
Y 

TO
 B

E
RE

M
O

V
ED

PO
TE

N
TI

A
L 

SI
G

N
A

L/
RO

U
N

D
A

BO
U

T/
O

TH
ER

 IM
PR

O
V

EM
EN

T 
- 

SE
E

C
O

N
D

IT
IO

N
S 

O
F 

A
PP

RO
V

A
L

PO
TE

N
TI

A
L 

SI
G

N
A

L/
RO

U
N

D
A

BO
U

T/
O

TH
ER

 IM
PR

O
V

EM
EN

T 
- 

SE
E

C
O

N
D

IT
IO

N
S 

O
F 

A
PP

RO
V

A
L

PR
O

PO
SE

D
 S

O
U

TH
ER

N
M

O
ST

RO
A

D
W

A
Y 

ST
U

BO
U

T 
- 

SE
E

C
O

N
D

IT
IO

N
S 

O
F 

A
PP

RO
V

A
L

F 
ST

REDPOLL CLIFF PL

LE
SS

ER
 G

O
LD

FI
N

C
H

 D
R

YE
LL

O
W

 H
O

RN
BI

LL
 A

V
E

PR
O

PO
SE

D
 N

O
RT

H
ER

N
M

O
ST

RO
A

D
W

A
Y 

ST
U

BO
U

T 
- 

SE
E

C
O

N
D

IT
IO

N
S 

O
F 

A
PP

RO
V

A
L

R/
W

 L
IN

E

R/W LINE

(E
)

(D
)

(B)

M
A

XI
M

U
M

LO
T

C
O

V
ER

A
G

E
75

%

M
A

XI
M

U
M

LO
T

C
O

V
ER

A
G

E
75

%

ST
RE

ET

STREET

M
A

XI
M

U
M

BU
IL

D
IN

G
.

H
EI

G
H

T 
35

'

(A
)

100' MIN.

(C)
MIN.

(F)

(F)

(A
)

(D
)

(D
)

(C)
MIN.

R/
W

 L
IN

E

(B)
LOT DEPTH

(D
)

SI
D

E

(A
)

LO
T 

W
ID

TH
(F

)
RE

A
R

(C)
FRONT

ST
RE

ET

PD
 2

5-
04

69
G

EN
ER

A
L 

D
EV

EL
O

PM
EN

T 
PL

A
N

JP
L-

R
O

O
D

-R
O

SA
 P

D
D

A
TE

D
ES

C
RI

PT
IO

N
RE

V
IS

IO
N

S

FI
LE

:
EP

G
-C

N
L-

00
3

JO
B 

N
O

.:
9/

10
/2

02
4

LO
V

E
G

IR
A

LD
O

C
H

EC
KE

D
:

D
A

TE
:

D
RA

W
N

:

1
1

O
F

SH
EE

T
PD

.d
w

g

PR
E

PA
R

E
D

 F
O

R
:

11
1 

S.
 A

rm
en

ia
 A

ve
, S

ui
te

20
1

Ta
m

pa
, F

lo
ri

da
 3

36
09

(8
13

)7
67

-5
78

3

File Path: P:\EPG JPL Rood Rosa\Master Plan\Landplan\Zoning\PD.dwg Plot Date 8/22/2025

CO
UN

TY
 S

UB
M

IT
TA

L 
  

01
.1

0.
20

25

S 
C

O
U

N
TY

 R
O

A
D

 5
79

50
'±

 R
IG

H
T 

O
F 

W
A

Y
20

'±
 A

SP
H

A
LT

 P
A

V
EM

EN
T 

 /
 2

 L
A

N
ES

C
O

LL
EC

TO
R 

RO
A

D
A

SP
H

A
LT

 IN
 G

O
O

D
 C

O
N

D
IT

IO
N

N
O

 S
ID

EW
A

LK
 /

 B
IK

E 
PA

TH
 /

 T
RA

N
SI

T 
ST

O
PS

 /
   

   
TR

A
FF

IC
 D

EV
IC

ES
SE

E 
C

O
N

D
IT

IO
N

S 
O

F 
A

PP
RO

V
A

L 
FO

R 
D

ET
A

IL
S 

RE
G

A
RD

IN
G

   
   

 C
O

RR
ID

O
R 

PR
ES

ER
V

A
TI

O
N

.

1

30
1 

W
IM

A
U

M
A

 L
LC

PR
E

PA
R

E
D

 B
Y:

R
eg

is
te

re
d 

B
us

in
es

s 
N

um
be

r:
 R

Y2
88

58
30

10
 W

 A
ze

el
e 

St
., 

Su
it

e 
15

0,
 T

am
pa

, F
lo

ri
da

 3
36

09
O

ff
ic

e:
 8

13
-2

23
-3

91
9 

  F
ax

: 8
13

-2
23

-3
97

5

Cl
ea

rv
ie

w
LA

N
D

 D
ES

IG
N

, P
.L

.

PR
O

JE
C

T
SI

TE

 L
EG

EN
D

:

S
C

A
L
E

: 
1
" 
=

 5
0
0
'

V
IC

IN
IT

Y
  M

A
P

SE
C

TI
O

N
S 

15
 &

 1
6 

TO
W

N
SH

IP
 3

2,
 R

A
N

G
E 

20
H

IL
LS

BO
RO

U
G

H
 C

O
U

N
TY

, F
LO

RI
D

A

FO
LI

O
 N

U
M

BE
R

 M
A

P

Tr
an

sp
or

ta
tio

n:
Li

nc
ks

 &
 A

ss
oc

ia
te

s,
 In

c.
50

23
 W

. L
au

re
l S

tr
ee

t
Ta

m
pa

, F
L 

 3
36

07
(8

13
)2

89
-0

03
9

Le
ga

l C
ou

ns
el

:
H

ill
 W

ar
d 

H
en

de
rs

on
10

1 
E.

 K
en

ne
dy

 B
lv

d.
, S

ui
te

 3
70

0
Ta

m
pa

, F
L 

33
60

2
(8

13
)2

21
-3

90
0

Su
rv

ey
:

G
eo

Po
in

t S
ur

ve
yi

ng
, I

nc
.

21
3 

H
ob

bs
 S

tr
ee

t
Ta

m
pa

, F
lo

rid
a 

33
61

9
(8

13
)2

48
-2

21
1

Pl
an

ni
ng

, E
ng

in
ee

rin
g:

C
le

ar
vi

ew
 L

an
d 

D
es

ig
n,

 P
.L

.
30

10
 W

. A
ze

el
e 

St
re

et
, S

ui
te

 1
50

Ta
m

pa
, F

L 
33

60
9

(8
13

)2
23

-3
91

9

PR
O

FE
SS

IO
N

A
L 

TE
A

M

N
O

TE
S

PA
RC

EL
 1

 (J
PL

)

TH
A

T 
PA

RT
 O

F 
TH

E 
W

ES
T 

½
 O

F 
TH

E 
N

O
RT

H
W

ES
T 

¼
 O

F 
SE

C
TI

O
N

 1
5 

LY
IN

G
 W

ES
T 

O
F

C
O

U
N

TY
 R

O
A

D
 5

79
, A

N
D

 T
H

A
T 

PA
RT

 O
F 

SE
C

TI
O

N
 1

6 
LY

IN
G

 E
A

ST
 O

F 
SO

U
TH

ER
N

 A
TL

A
N

TI
C

RA
IL

RO
A

D
 R

IG
H

T-
O

F-
W

A
Y;

 A
LL

 IN
 T

O
W

N
SH

IP
 3

2 
SO

U
TH

, R
A

N
G

E 
20

 E
A

ST
 IN

H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY
, F

L

PA
RC

EL
 2

 (R
O

O
D

)

TH
A

T 
PA

RT
 O

F 
TH

E 
N

O
RT

H
W

ES
T 

Q
U

A
RT

ER
 L

YI
N

G
 E

A
ST

 O
F 

TH
E 

EA
ST

 R
IG

H
T 

O
F 

W
A

Y 
LI

N
E 

O
F

PU
BL

IC
 R

O
A

D
; T

H
E 

N
O

RT
H

EA
ST

 1
/4

 A
N

D
 T

H
E 

SO
U

TH
EA

ST
 1

/4
 A

N
D

 T
H

E 
EA

ST
 H

A
LF

 O
F 

TH
E

SO
U

TH
W

ES
T 

Q
U

A
RT

ER
 IN

 S
EC

TI
O

N
 1

5,
 T

O
W

N
SH

IP
 3

2 
SO

U
TH

, R
A

N
G

E 
20

 E
A

ST
,

H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY
, F

LO
RI

D
A

, L
ES

S 
TH

A
T 

PR
O

PE
RT

Y 
D

EE
D

ED
 T

O
 H

IL
LS

BO
RO

U
G

H
C

O
U

N
TY

 R
EC

O
RD

ED
 IN

 O
FF

IC
IA

L 
RE

C
O

RD
 B

O
O

K 
85

35
, P

A
G

E 
11

42
, A

N
D

 O
FF

IC
IA

L 
RE

C
O

RD
BO

O
K 

85
35

, P
A

G
E 

11
45

, A
LL

 O
F 

TH
E 

PU
BL

IC
 R

EC
O

RD
S 

O
F 

H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY
,

FL
O

RI
D

A
.

BE
IN

G
 M

O
RE

 P
A

RT
IC

U
LA

RL
Y 

D
ES

C
RI

BE
D

 A
S 

FO
LL

O
W

S:

BE
G

IN
 A

T 
TH

E 
N

O
RT

H
 Q

U
A

RT
ER

 C
O

RN
ER

 O
F 

SA
ID

 S
EC

TI
O

N
 1

5,
 T

H
EN

C
E 

A
LO

N
G

 T
H

E 
N

O
RT

H
BO

U
N

D
A

RY
 O

F 
TH

E 
N

O
RT

H
EA

ST
 1

/4
 O

F 
SA

ID
 S

EC
TI

O
N

 1
5 

S 
89

°4
9'

14
" 

E,
 A

 D
IS

TA
N

C
E 

O
F

66
2.

96
 F

EE
T 

TO
 T

H
E 

W
ES

TE
RL

Y 
BO

U
N

D
A

RY
 O

F 
TH

O
SE

 L
A

N
D

S 
D

ES
C

RI
BE

D
 IN

 O
FF

IC
IA

L
RE

C
O

RD
S 

BO
O

K 
85

35
, P

A
G

E 
11

42
, O

F 
SA

ID
 P

U
BL

IC
 R

EC
O

RD
S 

O
F 

H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY
,

FL
O

RI
D

A
, T

H
EN

C
E 

A
LO

N
G

 W
ES

TE
RL

Y 
BO

U
N

D
A

RY
 T

H
E 

FO
LL

O
W

IN
G

 8
 (E

IG
H

T)
 C

O
U

RS
ES

 A
N

D
D

IS
TA

N
C

ES
: 1

) S
 0

5°
50

'4
3"

 W
, A

 D
IS

TA
N

C
E 

O
F 

16
06

.8
4 

FE
ET

; 2
) S

 8
1°

18
'3

9"
 E

, A
 D

IS
TA

N
C

E
O

F 
27

4.
00

 F
EE

T;
 3

) S
 0

2°
30

'2
0"

 W
, A

 D
IS

TA
N

C
E 

O
F 

10
67

.7
8 

FE
ET

; 4
) N

 8
4°

53
'4

0"
 W

, A
D

IS
TA

N
C

E 
O

F 
36

7.
64

 F
EE

T;
 5

) S
 0

4°
23

'4
7"

 W
, A

 D
IS

TA
N

C
E 

O
F 

64
6.

23
 F

EE
T;

 6
) S

 8
9°

26
'0

4"
W

, A
 D

IS
TA

N
C

E 
O

F 
82

2.
52

 F
EE

T;
 7

) S
 0

1°
48

'5
8"

 E
, A

 D
IS

TA
N

C
E 

O
F 

11
45

.8
2 

FE
ET

; 8
) N

87
°5

8'
29

" 
W

, A
 D

IS
TA

N
C

E 
O

F 
82

9.
52

 F
EE

T 
TO

 T
H

E 
W

ES
T 

BO
U

N
D

A
RY

 O
F 

TH
E 

EA
ST

 1
/2

 O
F

TH
E 

SO
U

TH
W

ES
T 

1/
4 

O
F 

SA
ID

 S
EC

TI
O

N
 1

5,
 T

H
EN

C
E 

A
LO

N
G

 S
A

ID
 W

ES
T 

BO
U

N
D

A
RY

 N
00

°2
2'

29
" 

E,
 A

 D
IS

TA
N

C
E 

O
F 

17
78

.3
3 

FE
ET

 T
O

 T
H

E 
SO

U
TH

 B
O

U
N

D
A

RY
 O

F 
TH

E 
N

O
RT

H
W

ES
T

1/
4 

O
F 

SA
ID

 S
EC

TI
O

N
 1

5,
 T

H
EN

C
E 

A
LO

N
G

 S
A

ID
 S

O
U

TH
 B

O
U

N
D

A
RY

 S
 8

9°
54

'4
4"

 W
, A

D
IS

TA
N

C
E 

O
F 

12
75

.8
7 

FE
ET

 T
O

 T
H

E 
EA

ST
 B

O
U

N
D

A
RY

 O
F 

TH
E 

M
A

IN
TA

IN
ED

 R
IG

H
T-

O
F-

W
A

Y
O

F 
 C

O
U

N
TY

 R
O

A
D

 5
79

, P
ER

 H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY
 R

O
A

D
 M

A
IN

TA
N

C
E 

D
EP

A
RT

M
EN

T,
TH

EN
C

E 
A

LO
N

G
 S

A
ID

 E
A

ST
 B

O
U

N
D

A
RY

 T
H

E 
FO

LL
O

W
IN

G
 9

 (N
IN

E)
 C

O
U

RS
ES

 A
N

D
 D

IS
TA

N
C

ES
:

1)
N

 0
0°

59
'3

4"
 E

, A
 D

IS
TA

N
C

E 
O

F 
59

6.
90

 F
EE

T;
 2

) N
 0

0°
53

'1
9"

 E
, A

 D
IS

TA
N

C
E 

O
F 

63
4.

33
FE

ET
; 3

) N
 0

0°
57

'2
4"

 E
, A

 D
IS

TA
N

C
E 

O
F 

18
8.

38
 F

EE
T;

 4
) N

 0
7°

05
'4

4"
 E

, A
 D

IS
TA

N
C

E 
O

F
13

4.
71

 F
EE

T;
 5

) N
 1

1°
54

'5
0"

 E
, A

 D
IS

TA
N

C
E 

O
F 

15
9.

23
 F

EE
T;

 6
) N

 1
6°

06
'0

1"
 E

, A
 D

IS
TA

N
C

E
O

F 
19

7.
88

 F
EE

T;
 7

) N
 2

0°
49

'5
0"

 E
, A

 D
IS

TA
N

C
E 

O
F 

11
4.

31
 F

EE
T;

 8
) N

 2
5°

32
'3

0"
 E

, A
D

IS
TA

N
C

E 
O

F 
19

0.
52

 F
EE

T;
 9

) N
 2

7°
37

'1
5"

 E
, A

 D
IS

TA
N

C
E 

O
F 

56
9.

88
 F

EE
T 

TO
 T

H
E 

N
O

RT
H

BO
U

N
D

A
RY

 O
F 

SA
ID

 N
O

RT
H

W
ES

T 
1/

4 
O

F 
SE

C
TI

O
N

 1
5,

 T
H

EN
C

E 
A

LO
N

G
 S

A
ID

 N
O

RT
H

BO
U

N
D

A
RY

 S
 8

9°
35

'3
1"

 E
, A

 D
IS

TA
N

C
E 

O
F 

20
56

.9
8 

FE
ET

; T
O

 T
H

E 
PO

IN
T 

O
F 

BE
G

IN
N

IN
G

.

PA
RC

EL
 3

 (R
O

SA
)

(A
S 

PE
R 

TI
TL

E 
C

O
M

M
IT

M
EN

T 
A

G
EN

T 
FI

LE
 N

U
M

BE
R 

BY
81

22
02

04
7 

IS
SU

ED
 B

Y
C

O
M

M
O

N
W

EA
LT

H
 L

A
N

D
 T

IT
LE

 IN
SU

RA
N

C
E 

C
O

M
PA

N
Y 

BE
A

RI
N

G
 A

N
 E

FF
EC

TI
V

E 
D

A
TE

 O
F

FE
BR

U
A

RY
 1

6,
 2

02
2 

A
T 

08
:0

0 
A

M
)

TH
E 

W
ES

T 
1/

2 
O

F 
TH

E 
SO

U
TH

W
ES

T 
1/

4 
O

F 
SE

C
TI

O
N

 1
5,

 T
O

W
N

SH
IP

 3
2 

SO
U

TH
, R

A
N

G
E 

20
EA

ST
.

LE
SS

 T
RA

C
T 

D
ES

C
RI

BE
D

 A
S 

FO
LL

O
W

S:

FR
O

M
 T

H
E 

SO
U

TH
W

ES
T 

C
O

RN
ER

 O
F 

TH
E 

SO
U

TH
W

ES
T 

1/
4 

O
F 

SA
ID

 S
EC

TI
O

N
 1

5,
 R

U
N

 N
O

RT
H

47
0 

FE
ET

 T
0 

TH
E 

PO
IN

T 
O

F 
BE

G
IN

N
IN

G
; R

U
N

 T
H

EN
C

E 
EA

ST
 1

93
 F

EE
T;

 N
O

RT
H

 2
35

 F
EE

T,
 W

ES
T

19
3 

FE
ET

, A
N

D
 S

O
U

TH
 2

35
 F

EE
T 

TO
 T

H
E 

PO
IN

T 
O

F 
BE

G
IN

N
IN

G
.

A
N

D
 A

LS
O

 L
ES

S:

A
LL

 R
O

A
D

 R
IG

H
TS

 O
F 

W
A

Y,
 IN

C
LU

D
IN

G
, B

U
T 

N
O

T 
LI

M
IT

ED
 T

O
 T

H
E 

W
ES

T 
33

 F
EE

T 
O

F 
TH

E
A

BO
V

E-
D

ES
C

RI
BE

D
 P

RO
PE

RT
Y.

A
N

D
 A

LS
O

 L
ES

S:

C
O

M
M

EN
C

IN
G

 A
T 

TH
E 

SO
U

TH
W

ES
T 

C
O

RN
ER

 O
F 

SE
C

TI
O

N
 1

5 
TO

W
N

SH
IP

 3
2 

SO
U

TH
, R

A
N

G
E

20
 E

A
ST

, H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY
, F

LO
RI

D
A

, R
U

N
 D

U
E 

N
O

RT
H

 (A
SS

U
M

ED
), 

A
LO

N
G

 T
H

E
W

ES
T 

BO
U

N
D

A
RY

 O
F 

SE
C

TI
O

N
 1

5,
 A

LS
O

 B
EI

N
G

 T
H

E 
C

EN
TE

RL
IN

E 
M

O
RE

 O
R 

LE
SS

 O
F 

C
O

U
N

TY
RO

A
D

#
57

9,
 A

 D
IS

TA
N

C
E 

O
F 

11
8.

07
 F

EE
T 

TO
 A

 P
O

IN
T 

O
F 

BE
G

IN
N

IN
G

. F
RO

M
 S

A
ID

 P
O

IN
T 

O
F

BE
G

IN
N

IN
G

 C
O

N
TI

N
U

E 
D

U
E 

N
O

RT
H

, A
 D

IS
TA

N
C

E 
O

F 
57

0.
09

 F
EE

T;
 T

H
EN

C
E 

RU
N

 S
O

U
TH

89
"5

3'
44

" 
EA

ST
, A

 D
IS

TA
N

C
E 

O
F 

17
4.

00
 F

EE
T;

 T
H

EN
C

E 
RU

N
 S

O
U

TH
 3

8"
13

'0
4"

 E
A

ST
, A

D
IS

TA
N

C
E 

O
F 

13
5 

FE
ET

; T
H

EN
C

E 
RU

N
 S

O
U

TH
 3

7"
26

'4
9"

 E
A

ST
, A

 D
IS

TA
N

C
E 

O
F 

72
.6

0 
FE

ET
;

TH
EN

C
E 

RU
N

 S
O

U
TH

 6
6"

21
'4

5"
 W

ES
T,

 A
 D

IS
TA

N
C

E 
O

F 
94

.8
1 

FE
ET

; T
H

EN
C

E 
RU

N
 S

O
U

TH
04

"1
4'

 4
1"

 E
A

ST
, A

 D
IS

TA
N

C
E 

O
F 

34
9.

46
 F

EE
T;

 T
H

EN
C

E 
RU

N
 N

O
RT

H
 8

9"
54

'2
4"

 W
ES

T,
 A

D
IS

TA
N

C
E 

O
F 

24
2.

08
 F

EE
T 

TO
 S

A
ID

 P
O

IN
T 

O
F 

BE
G

IN
N

IN
G

.

TH
E 

A
BO

V
E 

PA
RC

EL
 C

O
N

TA
IN

IN
G

 7
6.

10
±

 A
C

RE
S,

 M
O

RE
 O

R 
LE

SS
.

LE
G

A
L 

D
ES

C
R

IP
TI

O
N

SI
N

G
LE

 F
A

M
IL

Y
 D

ET
A

C
H

ED
 L

O
T

TO
W

N
H

O
M

E 
LO

T 
D

ET
A

IL

PD
 B

O
U

N
D

A
RY

ZO
NI

NG
FU

TU
RE

 LA
ND

 U
SE

EX
IS

TI
NG

 LA
ND

 U
SE

FO
LI

O
 N

UM
BE

R

W
ET

LA
ND

 C
O

NS
ER

VA
TI

O
N 

AR
EA

15
0'

 Z
O

NI
NG

 O
FF

SE
T

EX
IS

TI
NG

 F
O

LI
O

 B
O

UN
DA

RI
ES

CO
NC

EP
TU

AL
 R

O
AD

W
AY

S

AC
CE

SS
 S

TU
B-

O
UT

PE
DE

ST
RI

AN
S 

/  
VE

HI
CU

LA
R 

AC
CE

SS

EX
IS

TI
NG

 E
AS

EM
EN

TS
 (T

O
 B

E 
VA

CA
TE

D)

W
VR

-2
M

H
 0

79
70

3-
00

00

W
ET

LA
ND

 S
ET

BA
CK

RE
SU

BM
IT

TA
L 

  
03

.1
4.

20
25

1.
TH

E 
EN

TI
RE

 P
RO

JE
C

T 
IS

 W
IT

H
IN

 T
H

E 
U

RB
A

N
 S

ER
V

IC
E 

A
RE

A
, S

O
U

TH
SH

O
RE

 C
O

M
M

U
N

IT
Y 

BA
SE

 P
LA

N
N

IN
G

 A
RE

A
 A

N
D

W
IM

A
U

M
A

 V
IL

LA
G

E 
C

O
M

M
U

N
IT

Y 
PL

A
N

.
2.

N
O

 F
LU

 F
LE

X 
IS

 R
EQ

U
ES

TE
D

.
3.

PO
TA

BL
E 

W
A

TE
R,

 S
EW

A
G

E 
D

IS
PO

SA
L 

A
N

D
 S

O
LI

D
 W

A
ST

E 
BY

 H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY
.

4.
TH

ER
E 

A
RE

 N
O

 N
A

TU
RA

L 
W

A
TE

R 
BO

D
IE

S 
O

N
 T

H
E 

SI
TE

.
5.

TH
E 

PR
O

JE
C

T 
IS

 N
O

T 
LO

C
A

TE
D

 IN
 A

N
 O

V
ER

LA
Y 

D
IS

TR
IC

T 
O

R 
SP

EC
IA

L 
ZO

N
E 

(C
O

A
ST

A
L 

H
IG

H
 H

A
ZA

RD
 A

RE
A

, S
U

RF
A

C
E

W
A

TE
R 

PR
O

TE
C

TI
O

N
 A

RE
A

, P
O

TA
BL

E 
W

A
TE

R 
W

EL
LF

IE
LD

 P
RO

TE
C

TI
O

N
 A

RE
A

, O
R 

A
LO

N
G

 A
 S

C
EN

IC
 C

O
RR

ID
O

R)
.

6.
TH

E 
SU

BJ
EC

T 
PR

O
PE

RT
Y 

IS
 A

D
JA

C
EN

T 
TO

 T
H

E 
SE

A
BO

A
RD

 A
IR

 L
IN

E 
RA

IL
W

A
Y 

H
IS

TO
RI

C
A

L 
RE

SO
U

RC
E.

7.
A

LL
 F

O
LI

O
 N

U
M

BE
RS

, L
A

N
D

 U
SE

S 
A

N
D

 G
EN

ER
A

L 
LO

C
A

TI
O

N
 O

F 
ST

RU
C

TU
RE

S 
A

RE
 S

H
O

W
N

 O
N

 T
H

E 
PL

A
N

 F
O

R 
TH

IS
PR

O
JE

C
T 

A
N

D
 W

IT
H

IN
 1

50
 L

IN
EA

R 
FE

ET
 O

F 
TH

E 
PR

O
JE

C
T 

BO
U

N
D

A
RY

.
8.

TH
ER

E 
A

RE
 N

O
 K

N
O

W
N

 S
ID

EW
A

LK
S,

 B
IK

EW
A

YS
, T

YP
ES

 O
F 

TR
A

FF
IC

 C
O

N
TR

O
L 

D
EV

IC
ES

 O
R 

TR
A

N
SI

T 
ST

O
PS

 W
IT

H
IN

15
0'

 O
F 

TH
E 

PR
O

JE
C

T 
BO

U
N

D
A

RY
.

9.
PL

A
TT

ED
 L

O
TS

 W
IT

H
IN

 1
50

' O
F 

PR
O

JE
C

T 
BO

U
N

D
A

RY
 A

RE
 S

H
O

W
N

.
10

.
RO

W
 W

ID
TH

, N
U

M
BE

R 
O

F 
LA

N
ES

 A
N

D
 P

A
V

EM
EN

T 
C

O
N

D
IT

IO
N

 W
IT

H
IN

 1
50

' O
F 

TH
E 

SI
TE

 A
RE

 S
H

O
W

N
.

11
.

TH
ER

E 
A

RE
 N

O
 E

XI
ST

IN
G

 R
O

A
D

S 
O

N
 S

IT
E.

 E
XI

ST
IN

G
 P

RI
V

A
TE

 D
RI

V
EW

A
YS

 T
O

 B
E 

RE
M

O
V

ED
 A

S 
SH

O
W

N
.

12
.

PR
O

PO
SE

D
 P

O
IN

TS
 O

F 
IN

G
RE

SS
 A

N
D

 E
G

RE
SS

 A
RE

 P
RO

PO
SE

D
 A

S 
SH

O
W

N
.

13
.

RO
A

D
W

A
YS

 W
IT

H
IN

 T
H

E 
W

ES
TE

RN
 D

EV
EL

O
PM

EN
T 

A
RE

A
 S

H
A

LL
 B

E 
PU

BL
IC

. R
O

A
D

W
A

YS
 W

IT
H

IN
 T

H
E 

EA
ST

ER
N

D
EV

EL
O

PM
EN

T 
A

RE
A

 M
A

Y 
BE

 P
U

BL
IC

 O
R 

PR
IV

A
TE

. R
O

A
D

W
A

YS
 T

H
A

T 
A

RE
 P

RO
PO

SE
D

 T
O

 B
E 

M
A

IN
TA

IN
ED

 B
Y

H
IL

LS
BO

RO
U

G
H

 C
O

U
N

TY
 S

H
A

LL
 D

EM
O

N
ST

RA
TE

 C
O

N
SI

ST
EN

C
Y 

W
IT

H
 P

O
LI

C
Y 

4.
1.

4 
O

F 
TH

E 
M

O
BI

LI
TY

 E
LE

M
EN

T 
O

F
TH

E 
H

IL
LS

BO
RO

U
G

H
 C

O
U

N
TY

 C
O

M
PR

EH
EN

SI
V

E 
PL

A
N

.
14

.
EN

V
IR

O
N

M
EN

TA
L 

IN
FO

RM
A

TI
O

N
 -

 W
ET

LA
N

D
 A

RE
A

S 
A

N
D

 O
TH

ER
 E

N
V

IR
O

N
M

EN
TA

L 
FE

A
TU

RE
S 

O
N

-S
IT

E 
A

N
D

 W
IT

H
IN

15
0 

FE
ET

 O
F 

TH
E 

SI
TE

 A
RE

 G
EN

ER
A

LL
Y 

SH
O

W
N

.
FL

O
O

D
 Z

O
N

E 
A

E 
&

 X
 P

ER
 F

EM
A

 F
IR

M
 M

A
P 

N
U

M
BE

R 
12

05
7C

06
85

H
.

SO
IL

S 
A

RE
 M

YA
KK

A
, C

A
N

D
LE

R,
 P

O
M

EL
LO

, A
RE

N
TS

, B
A

SI
N

G
ER

, S
T.

 J
O

H
N

S,
 S

EF
FN

ER
O

N
-S

IT
E 

A
N

D
 W

IT
H

IN
 1

50
' F

EE
T 

O
F 

SI
TE

 -
 N

O
T 

LO
C

A
TE

D
 W

IT
H

IN
 S

W
PA

, C
H

H
A

 A
RE

A
.

N
O

 K
N

O
W

N
 B

RO
W

N
FI

EL
D

 S
IT

ES
, 

H
IS

TO
RI

C
 W

A
ST

E 
D

IS
PO

SA
L 

SI
TE

S,
 Y

A
RD

 W
A

ST
E 

PR
O

C
ES

SI
N

G
 F

A
C

IL
IT

IE
S,

SU
BM

ER
G

ED
 L

A
N

D
S 

D
SD

 F
LO

O
D

 H
A

ZA
RD

S,
 E

A
G

LE
 N

ES
TS

.
TH

E 
SI

TE
 IS

 W
IT

H
IN

 A
 H

IL
LS

BO
RO

U
G

H
 C

O
U

N
TY

 P
EA

K 
SE

N
SI

TI
V

E 
D

RA
IN

A
G

E 
BA

SI
N

 A
RE

A
.

15
.

A
PP

RO
V

A
L 

O
F 

TH
IS

 P
D

 Z
O

N
IN

G
 B

Y 
H

IL
LS

BO
RO

U
G

H
 C

O
U

N
TY

 D
O

ES
 N

O
T 

C
O

N
ST

IT
U

TE
 A

 G
U

A
RA

N
TE

E 
TH

A
T

EN
V

IR
O

N
M

EN
TA

L 
PR

O
TE

C
TI

O
N

 C
O

M
M

IS
SI

O
N

 A
PP

RO
V

A
LS

/P
ER

M
IT

S 
N

EC
ES

SA
RY

 F
O

R 
D

EV
EL

O
PM

EN
T 

A
S 

PR
O

PO
SE

D
W

IL
L 

BE
 IS

SU
ED

, D
O

ES
 N

O
T 

IT
SE

LF
 S

ER
V

E 
TO

 J
U

ST
IF

Y 
A

N
Y 

IM
PA

C
TS

 T
O

 W
ET

LA
N

D
S 

A
N

D
 D

O
ES

N
'T

 N
O

T 
G

RA
N

T 
A

N
Y

IM
PL

IE
D

 O
R 

V
ES

TE
D

 R
IG

H
TS

 T
O

 E
N

V
IR

O
N

M
EN

TA
L 

A
PP

RO
V

A
LS

.  
 O

N
-S

IT
E 

W
ET

LA
N

D
S 

SU
BJ

EC
T 

TO
 S

W
FM

W
D

D
EL

IN
EA

TI
O

N
.

16
.

W
ET

LA
N

D
S 

O
R 

O
TH

ER
 S

U
RF

A
C

E 
W

A
TE

RS
 A

RE
 C

O
N

SI
D

ER
ED

 E
N

V
IR

O
N

M
EN

TA
LL

Y 
SE

N
SI

TI
V

E 
A

RE
A

S 
A

N
D

 A
RE

 S
U

BJ
EC

T
TO

 C
O

N
SE

RV
A

TI
O

N
 A

N
D

 P
RE

SE
RV

A
TI

O
N

 A
RE

A
 S

ET
BA

C
KS

.  
A

 M
IN

IM
U

M
 S

ET
BA

C
K 

M
U

ST
 B

E 
M

A
IN

TA
IN

ED
 A

RO
U

N
D

TH
ES

E 
A

RE
A

S 
W

H
IC

H
 S

H
A

LL
 B

E 
D

ES
IG

N
A

TE
D

 O
N

 A
LL

 F
U

TU
RE

 P
LA

N
 S

U
BM

IT
TA

LS
.  

PR
O

PO
SE

D
 L

A
N

D
 A

LT
ER

A
TI

O
N

S 
A

RE
RE

ST
RI

C
TE

D
 W

IT
H

IN
 T

H
E 

W
ET

LA
N

D
 S

ET
BA

C
K 

A
RE

A
S.

 O
N

LY
 IT

EM
S 

EX
PL

IC
IT

LY
 S

TA
TE

D
 IN

 T
H

E 
C

O
N

D
IT

IO
N

 O
F

A
PP

RO
V

A
L 

O
R 

IT
EM

S 
A

LL
O

W
ED

 P
ER

 T
H

E 
LD

C
 M

A
Y 

BE
 P

LA
C

ED
 W

IT
H

IN
 T

H
E 

W
ET

LA
N

D
 S

ET
BA

C
K.

17
.

O
PE

N
 S

PA
C

E/
C

O
M

M
U

N
IT

Y 
G

A
TH

ER
IN

G
 S

PA
C

ES
 W

IL
L 

BE
 O

W
N

ED
/M

A
IN

TA
IN

ED
 B

Y 
H

O
A

 O
R 

O
TH

ER
 E

N
TI

TY
.

18
.

C
O

M
M

U
N

IT
Y 

G
A

TH
ER

IN
G

 S
PA

C
ES

 S
H

A
LL

 B
E 

PR
O

V
ID

ED
 A

S 
RE

Q
U

IR
ED

 B
Y 

TH
E 

LD
C

 S
EC

TI
O

N
 6

.0
2.

18
.  

A
T 

LE
A

ST
 O

N
E

G
A

TH
ER

IN
G

 S
PA

C
E 

M
U

ST
 B

E 
A

T 
LE

A
ST

 3
,0

00
 S

F.
19

.
BU

FF
ER

IN
G

 A
N

D
 S

C
RE

EN
IN

G
 S

H
A

LL
 B

E 
PR

O
V

ID
ED

 A
S 

RE
Q

U
IR

ED
 B

Y 
LD

C
 U

N
LE

SS
 O

TH
ER

W
IS

E 
SH

O
W

N
.

20
.

A
RE

A
S 

O
F 

A
D

D
IT

IO
N

A
L 

RI
G

H
T-

O
F-

W
A

Y 
D

ED
IC

A
TI

O
N

 A
N

D
 C

O
N

V
EY

A
N

C
E,

 A
S 

W
EL

L 
A

S 
C

O
RR

ID
O

R 
PR

ES
ER

V
A

TI
O

N
A

RE
 N

O
T 

SH
O

W
N

 D
U

E 
TO

 G
RA

PH
IC

 S
C

A
LE

.  
SE

E 
C

O
N

D
IT

IO
N

S 
O

F 
A

PP
RO

V
A

L 
FO

R 
A

D
D

IT
IO

N
A

L 
IN

FO
RM

A
TI

O
N

.
21

.
EX

C
EP

T 
A

S 
O

TH
ER

W
IS

E 
SP

EC
IF

IE
D

 IN
 T

H
E 

ZO
N

IN
G

 C
O

N
D

IT
IO

N
S,

 IN
TE

RN
A

L 
RO

A
D

W
A

Y 
N

ET
W

O
RK

 D
EP

IC
TE

D
 A

RE
G

EN
ER

A
L 

IN
 N

A
TU

RE
 A

N
D

 F
IN

A
L 

LO
C

A
TI

O
N

S 
A

RE
 S

U
BJ

EC
T 

TO
 D

ES
IG

N
 A

N
D

 A
PP

LI
C

A
BL

E 
C

O
N

D
IT

IO
N

S 
O

F 
A

PP
RO

V
A

L.
22

.
TH

ER
E 

W
IL

L 
BE

 A
 M

A
XI

M
U

M
 O

F 
63

0 
D

W
EL

LI
N

G
 U

N
IT

S 
PE

RM
IT

TE
D

 T
O

 T
H

E 
W

ES
T 

O
F 

C
R 

57
9 

A
N

D
 9

70
 D

W
EL

LI
N

G
U

N
IT

S 
PE

RM
IT

TE
D

 T
O

 T
H

E 
EA

ST
 O

F 
C

R 
57

9.
23

.
A

RE
A

S 
O

F 
A

D
D

IT
IO

N
A

L 
RI

G
H

T-
O

F-
W

A
Y 

D
ED

IC
A

TI
O

N
 A

N
D

 C
O

N
V

EY
A

N
C

E,
 A

S 
W

EL
L 

A
S 

C
O

RR
ID

O
R 

PR
ES

ER
V

A
TI

O
N

A
RE

 N
O

T 
SH

O
W

N
 D

U
E 

TO
 T

H
E 

G
RA

PH
IC

 S
C

A
LE

. S
U

C
H

 A
RE

A
S 

A
RE

 P
RE

SE
N

T 
A

LO
N

G
 T

H
E 

PR
O

JE
C

TS
 C

R 
57

9 
A

N
D

SA
FF

O
LD

 R
D

. F
RO

N
TA

G
ES

. S
EE

 C
O

N
D

IT
IO

N
S 

O
F 

ZO
N

IN
G

 A
PP

RO
V

A
L 

FO
R 

A
D

D
IT

IO
N

A
L 

IN
FO

RM
A

TI
O

N
.

24
.

IN
 T

H
E 

EV
EN

T 
TH

A
T 

TH
E 

SC
H

O
O

L 
D

IS
TR

IC
T 

D
O

ES
 N

O
T 

EN
TE

R 
IN

TO
 A

 D
ED

IC
A

TI
O

N
 A

G
RE

EM
EN

T 
W

IT
H

 T
H

E 
D

EV
EL

O
PE

R
FO

R 
TH

E 
SC

H
O

O
L 

SI
TE

, R
ES

ID
EN

TI
A

L 
U

SE
S 

SH
A

LL
 B

E 
A

LL
O

W
ED

.
25

.
IN

TE
RN

A
L 

C
O

N
N

EC
TI

V
IT

Y 
W

IL
L 

BE
 P

RO
V

ID
ED

 B
ET

W
EE

N
 P

O
C

KE
TS

 A
N

D
 P

H
A

SE
S 

O
F 

D
EV

EL
O

PM
EN

T.

PR
O

JE
C

T 
D

A
TA

 T
A

BL
E

PR
O

JE
C

T 
FO

LI
O

S
07

94
53

.0
00

0,
 7

94
56

.0
00

0,
 7

94
55

.0
10

0

A
D

D
RE

SS
/I

N
TE

RS
EC

TI
O

N
Bi

sh
op

 R
d/

C
R 

57
9

EX
IS

TI
N

G
 Z

O
N

IN
G

PD
 &

 A
R

PR
O

PO
SE

D
 Z

O
N

IN
G

PD

EX
IS

IT
N

G
 L

A
N

D
 U

SE
V

ac
an

t, 
A

gr
ic

ul
tu

re

FU
TU

RE
 L

A
N

D
 U

SE
RE

S-
4

PR
O

PO
SE

D
 U

SE
S

1,
60

0 
Si

ng
le

 F
am

ily
 D

et
ac

he
d 

or
 T

ow
nh

om
es

(m
ax

im
um

 o
f 

20
0 

to
w

nh
om

es
)

1,
62

0 
K-

8 
st

ud
en

ts

G
RO

SS
 A

C
RE

A
G

E
50

6.
69

 +
/-

  U
PL

A
N

D
 A

C
RE

S
46

9.
94

+
/-

  W
ET

LA
N

D
 A

C
RE

S
36

.7
5+

/-

G
RO

SS
 D

EN
SI

TY
3.

17
 d

u/
ac

re

N
ET

 D
EN

SI
TY

3.
4 

du
/a

cr
e

M
A

XI
M

U
M

 D
W

EL
LI

N
G

 U
N

IT
S 

PE
RM

IT
TE

D
(D

EN
SI

TY
 C

A
LC

 P
ER

 F
LU

E 
PO

LI
C

Y 
13

.3
)

50
6.

37
 x

 4
 u

ni
ts

 p
er

 a
cr

e 
=

 2
,0

25
 u

ni
ts

TO
TA

L 
D

W
EL

LI
N

G
 U

N
IT

S 
PR

O
PO

SE
D

Ea
st

 o
f 

C
R 

57
9:

 9
70

W
es

t o
f 

C
R 

57
9:

 6
30

To
ta

l: 
1,

60
0

O
TH

ER
 S

UR
FA

CE
 W

AT
ER

 (O
SW

)

SI
N

G
LE

 F
A

M
IL

Y
 D

ET
A

C
H

ED
 -

 L
O

T 
ST

A
N

D
A

R
D

S

M
IN

IM
U

M
 L

O
T 

SI
ZE

4,
40

0 
SF

M
IN

IM
U

M
 L

O
T 

W
ID

TH
 (A

)
40

'
M

IN
IM

U
M

 L
O

T 
D

EP
TH

 (B
)

11
0'

M
IN

IM
U

M
 S

ET
BA

C
KS

:
FR

O
N

T*
 (C

)
20

'
SI

D
E 

(D
)

5'
SI

D
E 

C
O

RN
ER

**
 (E

)
10

'
RE

A
R 

(F
)

15
'

M
A

XI
M

U
M

 B
U

IL
D

IN
G

 C
O

V
ER

A
G

E
75

%

M
A

XI
M

U
M

 B
U

IL
D

IN
G

 H
EI

G
H

T
35

'

*G
A

RA
G

ES
 W

IL
L 

BE
 S

ET
 B

A
C

K 
A

N
 A

D
D

IT
IO

N
A

L 
5 

FE
ET

**
20

' W
H

EN
 S

ID
E 

YA
RD

 IS
 U

SE
D

 F
O

R 
A

C
C

ES
S

TO
W

N
H

O
M

E 
- 

LO
T 

ST
A

N
D

A
R

D
S

M
IN

IM
U

M
 L

O
T 

SI
ZE

1,
20

0 
SF

M
IN

IM
U

M
 L

O
T 

W
ID

TH
 (A

)
15

'
M

IN
IM

U
M

 L
O

T 
D

EP
TH

 (B
)

80
'

M
IN

IM
U

M
 S

ET
BA

C
KS

:
FR

O
N

T 
(C

)
20

'
SI

D
E 

(D
)

5'

SI
D

E 
C

O
RN

ER
15

'
RE

A
R 

(F
)

10
'

M
A

XI
M

U
M

 B
U

IL
D

IN
G

 C
O

V
ER

A
G

E
75

%

M
A

XI
M

U
M

 B
U

IL
D

IN
G

 H
EI

G
H

T
35

'

GE
NE

RA
L A

CC
ES

S 
LO

CA
TI

O
N

RE
SU

BM
IT

TA
L 

  
07

.0
1.

20
25

SI
TE

 P
LA

N 
CE

RT
IF

IC
AT

IO
N 

 
08

.2
1.

20
25

   
  R

ec
ei

ve
d 

Au
gu

st
 2

2,
 2

02
5 

 D
ev

el
op

m
en

t 
   

  S
er

vi
ce

s

25
-0

46
9



AGENCY 

COMMENTS



Page 1 of 10 
 

AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 07/14/2025 

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

PLANNING AREA:  WM PETITION NO:  RZ 25-0469 

 

 

 

  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. 
 

CONDITIONS OF APPROVAL 

1. 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”. 
 

2. 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 3. 
Additionally: 
 

a. The above development maximums shall be further restricted within the Eastern Development 
Area and Western Development Area, as further detailed below. 
 

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

ii. Within the Western Development Area, residential development shall be limited to a 
maximum of 630 dwelling units. 

 
3. The school shall be limited to a non-charter public facility serving grade levels K through8, 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: 

 

  This agency has no comments. 
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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). 

 
4. 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. 

 
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.   
 

5. With respect to project roadways and required site access improvements: 
a. The developer shall construct the two (2) roadway stubouts described in Condition 4.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 
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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 5.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. 

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

(through the Mobility Fee Alternative Satisfation 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). 
 

7. 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 



Page 4 of 10 
 

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. 

 
8. 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);  
 

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. 

 
Other Conditions: 

• Prior to PD Site Plan Certification, the developer shall revise the PD site plan to: 
o Correct the symbology for the southernmost stubout along the western PD boundary 

(staff notes it should use the access stubout symbology rather than the 
pedestrian/vehicular access symbology) and label as “Proposed Southernmost Roadway 
Stubout – See Conditions of Approval”. 
 

o Correct the symbology for the northernmost stubout along the western PD boundary 
(staff notes it should use the access stubout symbology rather than the undefined 
symbology used) and correct the label to instead read “Proposed Northernmost Roadway 
Stubout – See Conditions of Approval”. 
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o Extend the hatching east along the southern boundary of the School Site, such that it 

extends along the entire length of the boundary of the potential school. 
 

o Add labels at both project intersections on CR 579 and label as “Potential 
Signal/Roundabout/Other Improvement – See Condition of Approval”. 

 
o Add labels/depict the approximate location of “Lesser Goldfinch Dr.” and “Redpoll Cliff 

Place” (reference Westlake Phase 2, Plat Book 148 Page 159 for additional information). 
 

o Label the unimproved right-of-way “F St.” (reference Plat of Halifax inset within the 
Revised Map of Town of Wimauma, Plat Book 1, Page 136).  

 
o Revise Note 13 to instead state “Roadways within the Western Development Area shall 

be public.  Roadways within the Eastern Development Area may be public or private.  
Roadways that are proposed to be maintained by Hillsborough County shall demonstrate 
consistency with Policy 4.1.4 of the Mobility Element of the Hillsborough County 
Comprehensive Plan.” 

 
o Revise Note 21 to replace the words “Access and” with the words “Except as otherwise 

specified in the zoning conditions.” 
 

o Revise Note 25 to delete the duplicated “25.” 
 

 
PROJECT SUMMARY AND TRIP GENERATION 

The applicant is requesting to rezone multiple parcels, totaling +/- 506.69 acres, from Agricultural Rural 
(AR) and Planned Development (PD) 24-1036 to a new PD.  A portion of the land contained within the 
24-1036 PD is also being rezoned to a new PD via case file 25-0371.  The portion of the existing PD 
which is the subject of this request is approved for two (2) single-family detached dwelling units.  All 
other previous density had been transferred to other parts of the PD. 
 
The applicant is proposing to modify the PD to reflect the fact that the Future Land Use on the subject 
parcels was recently changed from WVR-2 to RES-4, thereby having the effect of increasing allowable 
project density, adding the lands to the urban service area, and removing the lands from the Wimauma 
Village Residential Neighborhood (WVRN), which in turn means that development on these lands are no 
longer required to comply with the WVRN requirements contained within Part 3.24.00 of the  
Hillsborough County LDC.  Specifically, the new PD is seeking to increase the maximum allowable 
number of residential units from 2 to 1,600 and is also proposing a 1,620 student non-charter public K-8 
school.   
 
Consistent with the Development Review Procedures Manual (DRPM), the developer submitted a trip 
generation and site access analysis.  A comparison of the number of trips potentially generated under the 
existing and proposed zoning designations is presented below, utilizing a generalized worst-case 
scenario.  Data presented below is based on the Institute of Transportation Engineer’s (ITE) Trip 
Generation Manual, 11th Edition and the applicant’s transportation analysis. 
 

Existing Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 
AM PM 

AR and PD 24-1036, 47 Single-Family 
Detached Dwelling Units (ITE LUC 210) 504 37 49 
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*To avoid double counting, density transferred from the Sending Area within the approved 
(existing) PD was not included, since those are instead included as existing entitlements within 
related PD 25-0371. 

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 520/522) 3,587 1,161 254 

Subtotal: 17,235 2,148 1,656 
 
Trip Generation Difference: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Net Peak Hour Trips 
AM PM 

Difference (+) 16,731 (+) 2,111 (+) 1,607 
 
 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

CR 579 is a 2-lane, undivided, substandard 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. 
 
 
SITE ACCESS AND CONNECTIVITY 

Generally 

The applicant is proposing to take access to the project via CR 579.  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 
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of the site depending upon of the final type/amount development and configuration/design of proposed 
intersections and access control devices.  Staff notes that dual receiving lanes or other similar 
improvements could be needed.   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 in 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 
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.  While 
applicant is proposing zero connections; 
however, 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. 
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--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).  In addition to the CR 579 north-
south corridor, the developer is providing two 
additional connections (for a total of three 
connections provided).  Applicant-proposed 
through road connections are shown circled in 
red. 
 
 
--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. 
 
 
PROPOSED 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).  If approved, the 
request would authorize 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, 
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• 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).   
 

 

 
 
If 25-0469 is approved by the BOCC, the County Engineer will approve the Design Exception request. 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Information for pertinent roadways is included below.   
 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

CR 579 Manatee County 
Line SR 674 C B 

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

From: Williams, Michael
Sent: Tuesday, July 8, 2025 11:59 AM
To: Steven Henry
Cc: Kami Corbett; kelly.love@clearviewland.com; Follin, Jared; Ratliff, James; Drapach, Alan; De Leon, 

Eleonor; Tirado, Sheida; PW-CEIntake
Subject: FW: RZ PD 25-0469 - Design Exception Review
Attachments: 25-0469 DEAd 06-13-25.pdf

Steve, 
I have found the attached Design Exception (DE) for PD 25-0469 APPROVABLE. 
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hc .gov or 813-307-1707) after the BOCC approves the PD zoning or PD 
zoning modi cation related to below request.  This is to obtain a signed copy of the DE/AV.   
 
If the BOCC denies the PD zoning or PD zoning modi cation request, sta  will request that you withdraw 
the AV/DE.  In such instance, notwithstanding the above nding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the nding was predicated on a speci c development program 
and site con guration which was not approved). 
 
Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with 
your initial plat/site/construction plan submittal.  If the project is already in preliminary review, then you 
must submit the signed document before the review will be allowed to progress.  Sta  will require 
resubmittal of all plat/site/construction plan submittals that do not include the appropriate signed 
AV/DE documentation. 
 
Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hc .gov  
 
Mike 
 
Michael J. Williams, P.E. 
Director, Development Review 
County Engineer 
Development Services Department 

 
P: (813) 307-1851 
M: (813) 614-2190 
E: Williamsm@HCFL.gov  
W: HCFLGov.net 
 
Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602 
 
Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe 



2

 
 
Please note: All correspondence to or from this office is subject to Florida’s Public Records law. 
 
 
From: Tirado, Sheida <TiradoS@hcfl.gov>  
Sent: Thursday, July 3, 2025 6:16 PM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov> 
Subject: RZ PD 25-0469 - Design Exception Review 
 
Hello Mike, 
 
The attached Design Exception is Approvable to me, please include the following people in your response email: 
 
shenry@lincks.com 
kami.corbett@hwhlaw.com 
kelly.love@clearviewland.com 
follinj@hc .gov 
ratli ja@hc .gov 
drapacha@hc .gov 
 
Best Regards, 
 
Sheida L. Tirado, PE 
Transportation Review & Site Intake Manager 
Development Services Department 
 

E: TiradoS@HCFL.gov  
P: (813) 276-8364 | M: (813) 564-4676 
 
601 E. Kennedy Blvd., Tampa, FL 33602 
HCFL.gov  
 
Facebook  |  X  |  YouTube  |  LinkedIn  |  Instagram  |  HCFL Stay Safe 
 
Hillsborough County Florida 
 
Please note: All correspondence to or from this office is subject to 
Florida’s Public Records law. 
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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 19, 2025 

PETITION NO.: 25-0469 

EPC REVIEWER: Abbie Weeks 

CONTACT INFORMATION: (813) 627-2600 x1101 

EMAIL:   weeksa@epchc.org  

COMMENT DATE: May 7, 2025 

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

FOLIO #: 0794550100, 0794560000, 0794530000 

STR:  15/16/21-32S-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/ 



RZ 25-0469 
May 7, 2025 
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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 this agency 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: Kelly.love@clearviewland.com  
 kami.corbett@hwhlaw.com  
          
          
 



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

Adequate Facilities Analysis: Rezoning

School Data
Wimauma

Elementary
Shields
Middle

Sumner
High

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

975 1557 3301

2024-25 Enrollment
K-12 enrollment on 2024-25 40th day of school. This count is used to evaluate school
concurrency per Interlocal Agreements with area jurisdictions

520 1612 3653

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

53% 104% 111% 

Concurrency Reservations
Existing concurrency reservations due to previously approved development. Source: 
CSA Tracking Sheet as of 3/27/2025

403 0 0 

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

317 140 216

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

127% 113% 117% 

Notes: Wimauma Elementary, Shields Middle and Sumner High Schools are projected to be over capacity for the residential 
impact of the proposed development.  State law requires the school district to consider whether capacity exists in adjacent 
concurrency service areas (i.e., school attendance boundaries). At this time, there is capacity available at the high school 
level, however, no adjacent capacity is available at the elementary or middle school level. The applicant is advised to contact 
the school district for more information.  Please see attached memorandum related to reserving a school site as part of this 
rezoning request.

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

Andrea A. Stingone, M.Ed.
Department Manager, Planning & Siting
Growth Management Department
Hillsborough County Public Schools
E: andrea.stingone@hcps.net
P: 813.272.4429 C: 813.345.6684

Date: March 27, 2025

Jurisdiction: Hillsborough County

Case Number: 25-0469

HCPS #:  RZ-681

Address:   1108 S 579 HWY

Parcel Folio Number(s): 79453.0000 79456.000 
79455.0100

Acreage: 505.4 (+/- acres)

Proposed Zoning:   Planned Development

Future Land Use:     RES-4

Maximum Residential Units:  1600

Residential Type:     Single Family Detached



Raymond O. Shelton School Administrative Center  901 East Kennedy Blvd.  Tampa, FL 33602-3507 
Phone: 813-272-4112   FAX: 813-272-4933  School District Main Office: 813-272-4000 

P.O. Box 3408  Tampa, FL  33601-3408  Website: www.sdhc.k12.fl.us

TO: Hillsborough County Development Services 

FROM: Michelle Orton 
General Manager, Growth Management & Planning 

DATE: March 27, 2025 

RE: Hillsborough County Application No.:  RZ 25-0469 

Staff reviewed the proposed application for a planned development, RZ-25-0469, located in south Hillsborough, 
County specifically, within the Wimauma Community Plan.  The applicant proposed approximately 1600 new 
single-family detached and attached dwelling units on approximately 505 acres of land.  Based on the proposed 
request, staff requests that the applicant submit a revised site plan identifying approximately 25 acres of upland, 
usable acres, acceptable to the School District for the purpose of siting a future school site.  General Location 
standards for site dedication are found on the School District’s website at 
https://www.hillsboroughschools.org/Page/4569.  

The site should be reserved and dedicated to the School Board pursuant to the terms of the Hillsborough County 
Adequate Public Facilities Ordinance.  Additionally, the following conditions of approval should be included on the 
PD certified site plan: 

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.

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 RRZ 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.

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.



The School District completed a Long Range School Planning Study of potential school facility’s needs.  It has 
identified the need for 18 additional school sites over the next 15 years, 15 of those sites are in south 
Hillsborough County.  The proposed rezoning is in a part of the County that is rapidly growing.  The School District 
requires additional capacity in the coming years in this area.  There is inadequate land in inventory on which to 
construct the new schools that will be needed to meet the demands of future growth. The attached review 
indicates the impact these new units will have on enrollment at the schools serving this area. 

This request for a school site is supported by the provisions of the Public Schools Facilities Element of the 
Comprehensive Plan including PSF Objective 1.5 Manage the timing of new development of coordinate with 
adequate school capacity, as determined by the School Board and the Policies in that Section.  Additionally, the 
Wimauma Village Plan stipulates that applicants should consult with the School District to discuss future school 
sites needs when a project contains 50 or more residential units. 

This property may be subject to a proportionate share developer’s mitigation upon subdivision/site plan to 
address inadequate capacity.  Should questions arise, please contact me at 813-272-4784. 



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 07-17-2025 

REVIEWER:   Jan Kirwan, Conservation and Environmental Lands Management 

APPLICANT:   James Ratiff PETITION NO:  RZ-PD25-0570 

LOCATION:   6505 N 78th st Tampa 

FOLIO NO:   79456.0000, 79455.0100, 79453.0000   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:   The site plan for this aplication shows  a 150 ft wide setback locatred on the 
adjacent ELAPP preserve, Little Manatee River Corridor.  Our interpetation of the 
location of this set back is based on a review of Hillsborough County's parcel, ELAPP 
and siginificant wildlife habitat layers as well as the location of pacel boundaries 
depicted on the submitted site plan.  CELM has not agreed to the setback being placed 
on the Litle Mantee Corridor. Setbacks that are to serve as a buffer between the 
development project and ELAPP need to be located in the applicants property, not 
ELAPP lands.  

The subject application is adjacent to the Little Manatee 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.  . 

 
 



           AGENCY REVIEW COMMENT SHEET

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

TO: DATE:

REVIEWER:

APPLICANT: PETITION NO:

LOCATION:

FOLIO NO:

Estimated Fees:

Project Summary/Description:

Zoning Review, Development Services

Ron Barnes, Impact & Mobility Fee Coordinator

301 Wimauma LLC

multiple, see below

Hwy 579

07/07/2025

25-0469

Estimate assumes 1400 SFR and 200 TH                                              
Townhouse (Fee estimate is based on a 1,500 s.f., 1-2 Story) 
Mobility: $9,445 * 200 = $1,889,000                               
Parks: $1,957 * 200 = $391,400                                                  School (K-8) 
School: $7,027 * 200 = $1,405,400                                            Mobility (Elem)(per student): $990 
Fire: $249 * 200 = $49,800                                                          Mobility (Mid)(per student): $1,134 
                                                                                                         Fire (per 1,000 sf):   $95 
Single Family Detached (Fee estimate is based on a 2,000 s.f.) 
Mobility: $13,038 * 1,400 = $18,253,200                                  
Parks: $2,145 * 1,400 = $3,003,000        
School: $8,227 * 1,400 = $11,517,800                
Fire: $335 * 1,400 = $469,000                           

Rural Mobility, South Parks/Fire - 1600 Single Family Residences/Townhomes (max 200 
Townhomes), 1,620 student K-8 school (sq footage not specified) 

Note: For the school, we will use the highest student rate (mid in this case) unless we have a 
specific breakdown of students by type (Elementary/Middle).  

Folios: 79455.0100 79456.0000 79453.0000  



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   RZ-PD 25-0469  REVIEWED BY:   Clay Walker, E.I. DATE:  3/7/2025 

 
 

FOLIO NO.:   79453.0000, 79456.0000, 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  4620  feet from the site),   
(adjacent to the site),  and is located north and west of the subject property within the 
north Right-of-Way of State Road 674. There should be a second point of connection 
made to the existing 12-inch water main approximately 4240 feet west of the subject 
property on Bishop Road . This will be the likely point-of-connection(s), 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  10,025   feet from the 
project site),  (adjacent to the site)   and is located west of the subject property within 
the east Right-of-Way of S. US Highway 301 . This will be the likely point-of-connection, 
however there could be additional and/or different points-of-connection determined at 
the time of the application for service. This is not a reservation of capacity.  

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

COMMENTS:  The subject rezoning includes parcels that are located outside of the Urban 
Service Area, however the parcels are located within the WVR-2 furture land use 
category that could allow for connection to the County's potable water and wastewater 
systems. These parcels are included in a Comprehensive Plan Amendment that 
proposes to expand the Urban Service Area.  If allowed to connmect to wastewater 
servcie the area would be servied by the South County Wastewater Treatment Plant. If 
all of the development commitments for the referenced facility are added together, they 
would exceed the existing reserve capacity of the facility.  However, there is a plan in 
place to address the capacity prior to all of the existing commitments connecting and 
sending flow to the referenced facility.  As such, an individual permit will be required 
based on the following language noted on the permits: The referenced facility currently 
does not have, but will have prior to placing the proposed project into operation, 
adequate reserve capacity to accept the flow from this project.  



    AGENCY COMMENT SHEET 
 
 
TO: Zoning/Code Administration, Development Services Department  
 
FROM: Reviewer: Andria McMaugh  Date:  03/05/2025 

 
Agency:  Natural Resources  Petition #: 25-0469 

   
(  ) This agency has no comment 

 
  (  ) This agency has no objections 
 

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

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

1. 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) and location and how the Land 
Development Code preservation provision for upland significant wildlife 
habitat will be addressed. 

 
2. Approval of this petition by Hillsborough County does not constitute a 

guarantee that Natural Resources approvals/permits necessary for the 
development as proposed will be issued, does not itself serve to justify any 
impacts to trees, natural plant communities or wildlife habitat, and does not 
grant any implied or vested right to environmental approvals.  

 
3. 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.  

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

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

 
 



ENVIRONMENTAL SERVICES DIVISION
PO Box 1110  

Tampa, FL 33601-1110

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

TO: Zoning Review, Development Services REQUEST DATE: 2/21/2025

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 2/26/2025

PROPERTY OWNER: 301 Wimauma LLC, Rood Family 
Limited Partnership

PID: 25-0469

APPLICANT: 301 Wimauma LLC

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

FOLIO NO.: 79453.0000, 79456.0000, 79455.0100

AGENCY REVIEW COMMENTS:

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

At this time, Hillsborough County EVSD has no objections to the applicant’s request.



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

VERBATIM 

TRANSCRIPT



· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · · BOARD OF COUNTY COMMISSIONERS
·

· · ·IN RE:

· · ·ZONE HEARING MASTER
· · ·MEETING
·

·

· · · · · · · · · · · ·ZONE HEARING MASTER MEETING
· · · · · · · · ·TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · ·BEFORE:· · · · Susan Finch
· · · · · · · · · · · · · · · Zone Hearing Master
·
· · · · · · · · · · · · · · · Pamela Jo Hatley
· · · · · · · · · · · · · · · Zone Hearing Master

· · · · · · · ·DATE:· · · · · Monday, July 21, 2025

· · · · · · · ·TIME:· · · · · Commencing at 6:01 p.m.
· · · · · · · · · · · · · · · Concluding at 10:06 p.m.
·
· · · · · · · ·LOCATION:· · · Hillsborough County BOCC -· Development
· · · · · · · · · · · · · · · Services Dept. (LUHO, ZHM, Phosphate)
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· · · · · · · · · · · · · · · Second Floor Boardroom
· · · · · · · · · · · · · · · Tampa, Florida 33601
·

·

·

·

·

·

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

·

Transcript of Proceedings
July 21, 2025

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

Transcript of Proceedings
July 21, 2025

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



Page 123
·1· · · · · · ·MS. HEINRICH:· Our next item is Item D.6. PD rezoning

·2· ·25-0469.

·3· · · · · · ·The applicant is requesting to rezone property from PD

·4· ·and AR to Planned Development.· Jared Follin with Development

·5· ·Services will present staff findings after the applicant's

·6· ·presentation.· And we do have a revised staff report that will

·7· ·be handed out that provides corrections to the backup staff

·8· ·report.· The wrong one was in there, so we have fixed that with

·9· ·the staff report, Transportation staff report, and ours.

10· · · · · · ·HEARING MASTER:· Thank you.

11· · · · · · ·MS. CORBETT:· Good evening.· Kami Corbett with the law

12· ·firm of Hill Ward Henderson.· As I mentioned during Item D.3.,

13· ·we are also here on JPL Rood Rosa.· The property in yellow is

14· ·the subject of this rezoning application.· The property west of

15· ·579 was previously included in the Council Growers rezoning,

16· ·which you heard at D.3., which is now a standalone PD outlined

17· ·in red.

18· · · · · · ·There were only two units that were approved for

19· ·development on the JPL piece.· All of the rest of the density

20· ·had been transferred down to Council.· Now with the expansion of

21· ·the Urban Service Boundary, that's no longer needed.· And we've

22· ·added that Rood Rosa parcel to the west of 579.

23· · · · · · ·Again, both the Future Land Use Residential 4 and

24· ·within the urban service area.· The existing zoning of the

25· ·JPL -- JPL, really not, Rood Rosa, the JPL site is on the left.
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·1· ·You'll see, again, just those two units.

·2· · · · · · ·And then we are -- it's 236 acres with a school site.

·3· ·Proposed density at 3.17 units per acre, not four.· And then

·4· ·this is the site plan for the combined JPL Rood Rosa PD.

·5· · · · · · ·Again, providing regional improvements.· Each of the

·6· ·rezonings, both the Council rezoning and the JPL Rood Rosa have

·7· ·extensive transportation conditions that work with one another

·8· ·and eventually connect the two and provide improvements along

·9· ·the 579 corridor and along Westlake Drive.

10· · · · · · ·We are providing 50 percent open space.· And again, in

11· ·addition to the regional improvements we're making, we will be

12· ·paying impact fees, which the number today is the 20 -- almost

13· ·25,000 dollars per unit, but we would be subject to any future

14· ·impact fee increases should the Board of County Commissioners

15· ·decide to raise those impact fees.

16· · · · · · ·We have findings of consistency and compatibility from

17· ·the Planning Commission, and we have Development Services

18· ·recommendations for approval.· And with that, I'm here to answer

19· ·any questions.· Again, we have our transportation expert, our

20· ·drainage experts, and our planning experts available should you

21· ·have any questions for any of them.

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

23· ·for you.

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

25· ·Development Services.· I'd like to hand out the revised report
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·1· ·real quick.

·2· · · · · · ·HEARING MASTER:· Yes, please.· Thank you.

·3· · · · · · ·MR. FOLLIN:· The only change was, we just had the

·4· ·wrong transportation report at the end.· Everything else should

·5· ·be the same.

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

·7· · · · · · ·MR. FOLLIN:· Yes.· This is a request to rezone the

·8· ·site from AR and Planned Development to a new Planned

·9· ·Development.· This is the companion PD zoning to PD 2571 dealing

10· ·with the sending zone.· The subject area was primarily utilized

11· ·as open space for meeting the open space requirements and

12· ·sending additional units to the receiving area of PD.· Due to

13· ·the recent Future Land Use change from Wimauma Planned Area

14· ·Residential 2 to Residential 4, the applicant is proposing to

15· ·develop the area with 1,606 single-family detached dwellings,

16· ·200 of which to be single-family attached dwellings or

17· ·townhomes.

18· · · · · · ·Lots will be developed under standards reminiscent of

19· ·RC-10 zoning at a density of 3.17 dwelling units per acre.

20· ·Additionally, a 1,620 student K-3 public school is proposed.

21· · · · · · ·Subject site is located in the Wimauma Planned Area

22· ·east of US Highway 301 and south of State Road 674.· Surrounding

23· ·area is predominantly residential and agriculturally zoned with

24· ·agricultural and residential uses.

25· · · · · · ·Staff finds no issues with this proposed development
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·1· ·and finds the proposed development approvable.· I'm happy to

·2· ·answer any questions.

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

·4· ·for you.

·5· · · · · · ·MR. FOLLIN:· Thank you.

·6· · · · · · ·HEARING MASTER:· All right.· Planning commission?

·7· · · · · · ·MR. ROYAL:· Good evening.· Tyreck Royal, Planning

·8· ·Commission staff.

·9· · · · · · ·November 7th, 2024, the Hillsborough County Board of

10· ·County Commissioners approved the map and text amendments HC/CPA

11· ·2412 and HC/CPA 2413.· Requests to expand the Urban Service Area

12· ·and change the Future Land Use Designation from Wimauma Village

13· ·residential 2 to residential 4.

14· · · · · · ·The proposal meets the intent of FLU Objective 4.4 and

15· ·FLU Policy 4.4.1 that require new development to be compatible

16· ·with the surrounding neighborhood.· In this case, the

17· ·surrounding land use pattern is comprised mostly of

18· ·agricultural, public, quasi-public institutions, and single-

19· ·family uses.· FLU Policy 4.4.1 states that any density or

20· ·intensity increase shall be compatible with the existing

21· ·proposed or planned surrounding development.· Development and

22· ·redevelopment shall be integrated with adjacent land uses

23· ·through the creation of light uses, the creation of

24· ·complementary uses, mitigation of adverse impacts,

25· ·transportation, pedestrian connections, and gradual transition
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·1· ·of intensity.· The proposed residential development would

·2· ·complement the surrounding area and meets the intent of FLU

·3· ·Objective 4.4. and FLU Policy 4.4.1.

·4· · · · · · ·Overall, staff find that the proposed Planned

·5· ·Development is compatible with the existing development pattern

·6· ·found within the area.· Based upon those considerations and the

·7· ·goals, objectives, and policies, Planning Commission staff find

·8· ·the proposed plan development consistent with the Comprehensive

·9· ·Plain.· Thank you.

10· · · · · · ·HEARING MASTER:· All right.· Thank you.· Okay.· Is

11· ·there anyone here or online who wishes to speak in support of

12· ·this application?· Okay.· I do not hear anyone.· Is there anyone

13· ·here or online who wishes to speak in opposition to this

14· ·application?· Please come forward.

15· · · · · · ·MR. REGAN:· John Regan, 5051 Sandy Brook Circle,

16· ·Wimauma, Florida, 33598.· I'm opposed to PD 0469 for the same

17· ·reasons as I previously testified for PD 0371.· PD 23-0041,

18· ·previously -- previously approved in 2023, has now been broken

19· ·down into the two new applications, PD 0371 and PD 0469.· The

20· ·Wimauma CPAC had a verbal contract with Eisenhower Group, where

21· ·Eisenhower would provide an agreed-upon list of community

22· ·benefits in the zoning application for PD 23-0041.

23· · · · · · ·In 2023, Eisenhower was going to make a profit even

24· ·after including the agreed-upon community benefits.· Now they

25· ·are allowed to double the number of houses.· They're actually
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·1· ·going from 1,816 to 3,900 houses, increasing their profits.· On

·2· ·top of this, the new applications eliminate community benefits,

·3· ·which even increases their profits at the expense of our

·4· ·community.· PD 23-0041 has been broken down into two separate

·5· ·applications.· Eliminating many of the previous agreed-upon

·6· ·community benefits.· The largest benefit eliminated was ten

·7· ·percent set aside for affordable housing.

·8· · · · · · ·I am requesting a meeting with the Eisenhower

·9· ·decisionmakers, and not just their lawyer, to be able to discuss

10· ·community benefits.· I request a postponement on the decision on

11· ·PD 0469, allowing time for a meeting to negotiate community

12· ·benefits.· First with the Wimauma CPAC, then conduct the meeting

13· ·with the entire Wimauma community.· We are hoping to reverse a

14· ·feeling of betrayal to the Wimauma community, which would then

15· ·allow us to hopefully testify in support of both of the

16· ·applications in the future.· Thank you.

17· · · · · · ·HEARING MASTER:· Thank you, sir.· And I need you to

18· ·sign in again, please, for this case.· Thank you.

19· · · · · · ·MR. GRACE:· Good evening, again.· My name is Augie

20· ·Grace.· I reside at 15821 Cobble Mill Drive, Wimauma.· I spoke

21· ·earlier in opposition to both PD 25-0371, and now I'm speaking

22· ·in opposition to PD 25-0469.· I'll just simply state that a

23· ·request that the Zoning Hearing Master postpone a decision for

24· ·90 days to allow the Wimauma community the opportunity to

25· ·continue its conversation with the applicant to discuss

Transcript of Proceedings
July 21, 2025

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

Transcript of Proceedings
July 21, 2025

U.S. Legal Support | www.uslegalsupport.com 128
YVer1f



Page 129
·1· ·community benefits, infrastructure, and environmental concerns.

·2· ·Thank you for your time.

·3· · · · · · ·HEARING MASTER:· All right.· Sir, thank you.· Be sure

·4· ·and sign in.· I need you to sign in for this case as well.

·5· ·Thank you sir.· All right.· Is there anyone else here or online

·6· ·who wishes to speak in opposition to this application?· All

·7· ·right.· I do not hear anyone.

·8· · · · · · ·Development Services, anything further?

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

10· · · · · · ·HEARING MASTER:· Thank you.· Applicant?

11· · · · · · ·MS. CORBETT:· Kami Corbett with Hill Ward Henderson.

12· ·Again, for the record, in this case, the prior regulatory scheme

13· ·required community benefits to be provided, that -- and they

14· ·allowed and they required community meetings.· So they had to

15· ·negotiate with the community as to which of the available

16· ·community benefits were available.· And so yes, there was

17· ·discussion about that.

18· · · · · · ·That's no longer the regulatory scheme that's applied

19· ·to this development.· And we are asking to have a level playing

20· ·field with all of the other suburban development that is RES-4.

21· ·And what we would contribute to the community is our

22· ·proportionate share for things like parks and libraries and

23· ·transportation improvements through the payment of those impact

24· ·fees at the time of development.

25· · · · · · ·And with that, we'd respectfully request your
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·1· ·approval.

·2· · · · · · ·HEARING MASTER:· All right.· Thank you.· This will

·3· ·close the hearing then on rezoning PD 25-0469.
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