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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 6/19/2024 

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

PLANNING AREA/SECTOR:  APB/ South PETITION NO:  PRS 24-0633 
 

 

  This agency has no comments. 
 

  This agency has no objection. 
 

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

  This agency objects for the reasons set forth below. 
 

NEW AND REVISED CONDITIONS 
 
Revised Conditions 
 

2.  The total number of residential units is 6,428, commercial use is 498,480 square feet, and office use is 198,900 square 
feet. Land Uses may be modified based on the approved Land Use Equivalency Matrix in accordance with the DRI 
#266 Development Order. As shown in the following table, in order to preserve the multi-use nature of this 
development, land use exchanges will be limited so that the following minimums and maximums (30%) for each land 
use will be observed: 
 

 

Use Minimum Approved Maximum 
Single Family Detached Residential (dus) 2,533 4,0191 4,705 
Single Family Attached Residential (dus) 671 1,0592 1,247 
Multi Family Apartment (dus) 945 1,350 1,755 
Commercial I Retail 336,336 498,480 648,024 
Office (sf) 139,230 198,900 258,570 
1 400 units shall be for Senior Adult Living 
2 100 units shall be for Senior Adult Living 

 
 Additionally: 

 
2.1 The area on the certified general site plan identified as Tract 12A cannot be used toward calculating density 

and/or intensity (FAR) within the Planned Development. Available entitlements under the Comprehensive 
Plan for this parcel are reserved for the adjacent Planned Development (PD 03-1417). Tract 12A has been 
removed from the adjacent PD through PRS 14-1076 with the entitlements for Tract 12A remaining in the 
adjacent PD (PD 03-1417.); and, 

 
2.2 Notwithstanding anything on the PD site plan or herein these conditions to the contrary, the 

maximum amount of development within the area designed on the certified general site plan as 
Tract 9A shall be limited by certain restrictions placed on the allowable uses and the cumulative 
trip generation of all existing and proposed uses within Tract 9A, as further detailed below.  This 
condition has the effect that, depending upon the amount and type of uses ultimately developed 
within the PD, the maximum entitlements described above may not be constructible.  Each of the 
following shall apply: 

 
a. Access to Covington Garden Dr. serving Tracts 9A and 10 shall be required.  Such 

access shall be restricted to right-in/right-out movements only, and the developer shall 



construct a raised concrete separator concurrent with the initial increment of 
development within Tract 9A.  Access to Paseo al Mar Blvd. serving Tracts 9A and 10 
shall be optional.  Only right-in/right-out access to Paseo al Mar Blvd. shall be permitted.  
If there is access only to Covington Garden Dr., then the maximum development 
potential within Tract 9A shall be significantly less, as governed by the trip cap 
thresholds which apply separate to each access as further described below.  Additionally, 
in the event optional Paseo al Mar. Blvd. access is constructed: 
 

i. the internal layout/configuration of the internal drive aisles within Tract 9A shall 
be subject to review and approval of Hillsborough County Public Utilities at the 
time of plat/site/construction plan review; and, 
 

ii. concurrent with plat/site/construction plan approval, the property owner shall 
dedicate and convey an ingress/egress easement to Hillsborough County, such 
that Tract 10 can be accessed through the optional driveway connection within 
Tract 9A. 

 
b. The cumulative gross trip generation of all uses within Tract 9A shall not exceed the 

following thresholds at the required Tract 9A Covington Garden Dr. access: 
i. an inbound a.m. peak hour amount equal to 50 gross inbound a.m. peak hour 

trips less the number of gross inbound p.m. peak hour trips generated by 
development within Tract 10; and, 
 

ii. an inbound p.m. peak hour amount equal to 50 gross inbound p.m. peak hour 
trips less the number of gross inbound p.m. peak hour trips generated by 
development within Tract 10. 
 

c. The cumulative gross trip generation of all uses within Tract 9A shall not exceed the 
following thresholds at the optional Tract 9A Paseo al Mar Blvd. access: 
 

i. an inbound a.m. peak hour amount equal to 80 gross inbound a.m. peak hour 
trips less the number of gross inbound p.m. peak hour trips generated by 
development within Tract 10; and, 
 

ii. an inbound p.m. peak hour amount equal to 80 gross inbound p.m. peak hour 
trips less the number of gross inbound p.m. peak hour trips generated by 
development within Tract 10. 
 

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

e. In calculating the trip generation impacts of existing and proposed development, sole 
authority to determine the appropriateness of certain ITE land use codes shall rest with 
the Administrator, who shall consult ITE land use code definitions, trip generation 
datasets and industry best practices to determine whether use of an individual land use 
code is appropriate.  Trip generation impacts for all existing and proposed uses shall be 
calculated utilizing the latest available ITE Trip Generation Manual data when possible.  
At the request of staff, applicants may be required to conduct additional studies or 
research where a lack of accurate or appropriate data exists to determine appropriate trip 
generation rates for proposes of calculating whether proposed entitlements exceed the 
trip cap.  Given the wide range of potential uses, and since the transportation analysis 



submitted for purposes of the zoning does not necessarily represent a worst-case scenario 
of potential trip generation impacts for any individual use or group of uses, the utilization 
of certain land use codes within the zoning level analysis shall have no bearing on the 
appropriateness of the codes ultimately chosen to study project impacts, including 
whether uses can ultimately be authorized consistent with the above trip cap.   

 
 
Other Conditions 
 

 Prior to PD Site Plan Certification, the developer shall revise the PD site plan to modify the Land 
Use Schedule to add a foot note below which applies to the Mixed Use – Central area.  The 
footnote shall state “Tract 9A uses are further restricted pursuant to a transportation trip cap – see 
conditions of approval.” 

 
 
SUMMARY OF REQUESTS, SITE ACCESS CONSIDERATIONS, AND CONCLUSIONS 
The applicant is requesting a Minor Modification (PRS) to previously approved Planned Development 
(PD) 14-0815, as most recently amended via PRS 20-0004.  PD 14-0815 was approved as a 
combination/modification to five previously approved PDs (04-1723, 06-1680, 11-0027, 11-0028, and 
11-0568).  The PD is also known as the Waterset Development of Regional Impact (#266), which was 
last modified via file DRI 20-0005.   
 
The project is approved for the following entitlements as outlined in the zoning conditions of approval 
(1st image below), which are further restricted based on the land use schedule shown on the PD site plan.  
The applicant is proposing to: 
 

a) Reduce the size of Tract 11 from 15 ac. to 12.5 ac.; 
b) Split tract 9 three subareas, with Tract 9 (changing from 33 ac. to 30.5 ac.), and two new 

     subtracts, labeled as 9A and 9B, each consisting of 2.5 ac.; 
c) Designate area 9B as a RES tract (i.e. Residential Tract outside of Town Center & Mixed Use; 
d) Designate area 9A as an MU-C tract; 
e) Seeks an optional right-in/right-out access to Paseo al Mar Blvd., which would be in addition 

to the  
 

 



  
 
 
 
 
 
The above-described requests do not modify the overall acreage of land development pockets which 
could accommodate residential development, no does it expand the acreage designated to Mixed-Use 
Central (MU-C) tract.  While the change on its face appears neutral, staff has specific concerns relative to 
the newly created and designated area 9A.  Tract 9A is a 2.5 ac. area that was previously approved for 
residential and school uses (but which the school district did not need and/or declined to purchase).  
Designation of this area as MU-C would expand the developer’s ability to place trip intensive uses on the 
subject parcel.  The master developer did not set aside sufficient right-of-way on Covington Garden Dr. 
to accommodate a northbound right turn lane into the driveway which serves the subject parcel.  As such, 
no more than 50 inbound peak hour trips can be accommodated on this driveway in total before a turn 
lane is warranted pursuant to Sec. 6.04.04.D. of the Hillsborough County Land Development Code 
(LDC).  The applicant is also proposing an optional access to Paseo al Mar Blvd., and has agreed to a 
restriction to the number of inbound trips serving that access, such that no turn lane would be triggered 
there (i.e. development within Tracts 9A and 10 must not generate more than 80 inbound peak hour trips 
at that access, if constructed).  The trip cap condition is based on turn lane thresholds which differ for 
each roadway; however, the trip calculations of maximum development potential change within the Tract 
9A area were based on assumptions regarding trip generation within Tract 10 (which will be further 
refined at the time of plat/site/construction plan review).  
 
Both access locations can only accommodate right-in/right-out movements due spacing considerations on 
these collector roadways (particularly their proximity to the roundabout at Covington Garden Dr. and 
Paseo al Mar Blvd.).  Additionally, school traffic along Covington Garden Dr. presents additional 



concerns which necessitate restricted entry.  Staff notes that the Covington Garden Dr. access is already 
striped to prohibit traffic from turning left into or left out of the driveway (access across the markings); 
however, staff notes that striping restrictions are frequently ignored, and raised separators are generally 
the safest, most effective and are the County’s preferred method of enforcing movement restrictions.  
Staff has included appropriate conditions addressing this issue hereinabove. 
 

Approved Zoning (Tract 9A* and Tract 10 Only):  

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

Total Peak            
Hour Trips 

AM PM 
6 single-family detached dwelling units  
(ITE LUC 210) 56 5 6 

4,864 s.f. County Reclaimed Water Facility 
(ITE LUC 170) 60 11 10 

Subtotal: 116 16 16 

*Number of units under this scenario were calculated based on the overall PD average density for 
residential units within the OD (Outside of Town Center and Mixed-Use Areas).  Actual units which could 
have been constructed could have been greater or fewer. 

Proposed Zoning (Tract 9A and Tract 10 Only, with Proposed Trip Cap, and Assuming Optional Access is 
Constructed): 

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

Total Peak            
Hour Trips 

AM PM 
Unspecified MU-C Non-Residential Uses, 40 inbound 
peak hour trips maximum**  2,400 (est.) 240 240 (est.) 

4,864 s.f. County Reclaimed Water Facility 
(ITE LUC 170) 60 11 10 

Subtotal: 2,460 251 250 

**Maximum peak hour trip cap was arrived at by determining as the maximum number of inbound trips 
possible on the proposed right-in/right-out driveway, after trips from the existing County Reclaimed Water 
Facility are accounted for (i.e. the maximum number possible without triggering a turn lane warrant per 
Sec. 6.04.04.D.  The above County uses generate 11 peak hour trips total in the highest generating peak 
hour (a.m.) of which 10 of those are entering trips and one is an existing trip.  This leaves between 40 and 
120 inbound peak hour trips available for the proposed commercial development, which was arrived at by 
taking 50 (the turn lane warrant/threshold for the Covington Garden Dr. access) plus 80 (the turn lane 
warrant/threshold for the optional Paseo al Mar Blvd. access) minus 10 (the entering County Trips from 
Tract 10) to get the 40 to 120 available inbound peak hour trip cap.  Without specific use information, the 
total number of am and peak hour trips (both inbound and outbound) was assumed to be double the entering 
trips, daily trips was calculated to be 10 times the number of assumed peak hour trips, and p.m. peak hour 
trips were assumed to be the same as the number of a.m. trips (again, this is an unlikely scenario, but 
without specific proposed uses, no better information can be provided). 

Trip Generation Difference (Tracts 9A and 10 Only): 

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

Total Peak           
 Hour Trips 

AM PM 
Difference (+) 2,344 (+) 235 (+) 234 

 
Staff notes that the above represents changes within the area designated as 9A only, given the above 
assumptions.  This PRS has no effect on the overall PD’s maximum trip generation potential (i.e. the 
proposed PRS changes only where existing entitlements can be developed within the PD, not how many 
entitlements overall could be constructed). 



 
SITE ACCESS   
No site access changes are proposed for the overall PD.  A discussion of other site access considerations 
is included hereinabove. 
 
 
ROADWAY LEVELS OF SERVICE  

Roadway From To LOS 
Standard 

Peak Hour 
LOS 

Big Bend Rd US 41 I-75 D C 

US 41 Apollo Beach Blvd. Big Bend Rd. D C 

US 41 19th Ave. NE Apollo Beach Blvd. D C 

19th Ave US 41 US 301 D C 

Source: 2020 Hillsborough County Level of Service (LOS) Report  
 



Transportation Comment Sheet

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)

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

Covington Garden Dr. County Collector
Urban

2 Lanes
Substandard Road
Sufficient ROW Width (for

Roadway Only)

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Paseo al Mar Blvd. County Collector
Urban

4 Lanes
Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Project Trip Generation (Tract 9A and 10 Only) Not applicable for this request
Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips

Existing 116 16 16
Proposed 2,460 251 250
Difference (+/ ) (+) 2,460 (+) 251 (+) 250
*Staff notes that the overall PD’s maximum trip generation potential will not change as a result of this PRS.

Connectivity and Cross Access (Tract 9A and 10 Only) Not applicable for this request

Project Boundary Primary Access Additional
Connectivity/Access Cross Access Finding

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

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

Choose an item. Choose an item.
Choose an item. Choose an item.

Notes:



Transportation Comment Sheet

4.0 Additional Site Information & Agency Comments Summary

Transportation Objections Conditions
Requested

Additional
Information/Comments

Design Exception/Adm. Variance Requested
Off Site Improvements Provided

Yes N/A
No

Yes
No

Trip generation cap for
inbound trips requested for
Parcel 9A, at both the
mandatory Covington Garden
Dr. access and optional Paseo
al Mar Blvd. access.



 

  
 
 
 
 
 

 
 

COMMISSION  
 
Gwendolyn “Gwen” W. Myers  CHAIR  
Harry Cohen  VICE-CHAIR 

Donna Cameron Cepeda 

Ken Hagan 
Pat Kemp 
Michael Owen 
Joshua Wostal 

DIRECTORS 
 
Janet D. Lorton   EXECUTIVE DIRECTOR 
Elaine S. DeLeeuw  ADMIN DIVISION 
Sam Elrabi, P.E.   WATER DIVISION 

Diana M. Lee, P.E.  AIR DIVISION 

Michael Lynch  WETLANDS  DIVISION 
Rick Muratti, Esq.  LEGAL DEPT 

Steffanie L. Wickham  WASTE DIVISION 

 
 

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: June 11, 2024 

PETITION NO.: 24-0633 

EPC REVIEWER: Abbie Weeks 

CONTACT INFORMATION: (813) 627-2600 X 1101 

EMAIL: weeksa@epchc.org  

COMMENT DATE: May 9, 2024 

PROPERTY ADDRESS: 7308 Golden Sky Ct, and 
SEC of Paseo Al Mar Blvd. and E Covington 
Garden Dr. 

FOLIO #: 054156.2000, a portion of 054165.5416 

STR: 26-31S-19E 

REQUESTED ZONING: Minor Modification to PD 
 
 

FINDINGS 
WETLANDS PRESENT No 
SITE INSPECTION DATE n/a 
WETLAND LINE VALIDITY n/a 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

No wetlands within Tract 9A and 9B project areas. 
Wetlands do exist within Tract 9 and the overall 
PD site plan. 

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

Aow/ 
 
ec:   ebatsel@stearnsweaver.com 
  swalker@stearnsweaver.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

School Impact Review – No Comment or Objection

The District has no comment. The proposed development would not 
meet the threshold for School Concurrency.

X The District has no objection.

NOTE:

The information provided above is valid for sixth months from the date issued. Please contact the 
School District for an updated review as necessary.

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 Issued:  5/9/2024

Jurisdiction:  Hillsborough

Case Number: PRS 24-0633

Address: South side of Paseo Al Mar on sides 
of Covington Garden

Parcel Folio Number(s):  054156.2000
054165.5416

Acreage: 5.00 (+/- acres)

Proposed Zoning: Planned 
Development

Future Land Use:  SMU-6

Maximum Residential Units: n/a

Residential Type: n/a



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: 4/8/2024

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 4/17/2024

PROPERTY OWNER: NNP-southbend ll LLC and Waterset 
Central CDD

PID: 24-0633

APPLICANT: Brookfield Properties

LOCATION: South of Paseo Al Mar Blvd. and East of Covenington Garden Dr. Apollo 
Beach, FL 33572 and 7308 Golden Sky Ct. Apollo Beach, FL 33572

FOLIO NO.: 79727.0000, 79726.0000, 57988.0000

AGENCY REVIEW COMMENTS:

According to the Hillsborough County BOCC approved maps adopted in the Comprehensive Plan 
at this time, 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).   

Hillsborough County EVSD has no objection.



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   PRS 24-0633  REVIEWED BY:   Clay Walker, E.I. DATE:  4/9/2024 

 
 

FOLIO NO.:   54156.2000, portion of 54165.5416                                                                           

 

WATER 

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

 A  8  inch water main exists  (adjacent to the site),  (approximately    feet from 
the site)  and is located west of the subject property within the west Right-of-Way of 
Covington Garden Drive . This will be the likely point-of-connection, however there could 
be additional and/or different points-of-connection determined at the time of the 
application for service. This is not a reservation of capacity. 

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

WASTEWATER 

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

 A  4  inch wastewater forcemain exists  (adjacent to the site),  (approximately   
2,970   feet from the site)  and is located northwest of the subject property within the 
west Right-of-Way of Waterset Boulevard . This will be the likely point-of-connection, 
however there could be additional and/or different points-of-connection determined at 
the time of the application for service. This is not a reservation of capacity. 

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

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