
PD Modification Application MM 25-0694

ZONING HEARING MASTER DATE: July 21, 2025

BOCC LUM DATE: September 9, 2025              
Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Mac McCraw 
Mattamy Homes USA

FLU Category: R-4

Service Area: Urban

Site Acreage:
+/- 10.604 acres

Community 
Plan Area:

Riverview & South Shore Areawide 
Systems 

Overlay: None

Introduction Summary:
PD 13-0125 rezoned the +/-10.6-acre subject property located on the east side of Alafia Drive, approximately 200 feet 
south of Church Drive, from Agricultural Single-Family Conventional (ASC-1) and Residential, Single-Family 
Conventional (RSC-4) to a Planned Development (PD) to allow a 46,000 square foot, 60-bed assisted living facility (ALF) 
and 3 single-family detached lots adjacent to the Alafia River with ASC-1 development standards.

MM 25-0694 proposes to provide for a master planned, small-scale, suburban infill residential community and to 
remove the ALF as a permitted use and increase the single family detached use from 3 to 27 lots.

Existing Approval(s): Proposed Modification(s):
1. A 46,000 square foot building area, 60-bed assisted 

living facility (ALF).
50 feet minimum front, side and rear 
setbacks
Maximum 25 feet building height

2. Three single-family detached lots to develop per 
Agricultural, Single-Family (ASC-1) development 
standards

1. Remove ALF entitlement
Maximum 27 single-family units.
Minimum lot size: 6,000 sf
Minimum lot width: 50 feet
Minimum front principal structure/porch

              /side facing garage setback: 10 feet
Minimum garage setback*: 20 feet
Minimum side yard setback: 5 feet
Minimum rear yard setback: 15 feet
Minimum corner side-yard: 15 feet
Maximum building height: 35 feet
Maximum building coverage: 65%
Northern Buffer: 10-foot Type B and 20-foot native
planting
Southern Buffer: 10-foot Type B
Western Buffer: 10-foot Type B

*Interior or corner lot
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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.  
 

 
Planning Commission Recommendation: 
Consistent 

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

2.1 Vicinity Map  

 
 

Context of Surrounding Area: 
 
The subject site presently vacant includes three parcels – Folios: 7555.5266, 75509.5264, and 75509.5262) that is +/- 
10.6 acres and located east of Alafia Drive and north of Riverview Drive, abutting +/-420 feet of the Alafia River 
shoreline. Surrounding land uses include single-family detached to the north, south, and west, and the Alafia River to 
the east. 
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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: 
 
FLU: Residential-4 
 

Maximum Density/F.A.R.: 
RES-4:  
Max. density 4 dwelling unit per acre 
FAR: N/A 

Typical Uses: 

RES-4: 
Agricultural, residential, neighborhood  
commercial, office uses and multi-purpose  
projects 
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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 
 

ASC-1 
 

 
1 unit per acre 

 

 
Agricultural, SF 

 
Single Family, Vacant 

South 
RSC-4 
RSC-3 
ASC-1 

4 units per acre 
3 units per acre 
1 unit per acre  

SF 
SF 

Agricultural, SF 

 
Single Family 

 

East  RSC-2 
ASC-1 

2 units per acre  
1 unit per acre 

SF 
Agricultural, SF Single Family, Alafia River 

West ASC-1 
RSC-4 

1 unit per acre 
4 units per acre 

Agricultural, SF 
SF 

Single Family 
 

 
  



APPLICATION NUMBER: MM 25-0694 
ZHM MEETING DATE: July 21, 2025                                                                                                              Case Planner: James E. Baker, AICP 
BOCC LUM DATE:        September 9, 2025   

  

 
 
 
 
 
  

2.0 LAND USE MAP SET AND SUMMARY DATA  

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

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)  

 



APPLICATION NUMBER: MM 25-0694 
ZHM MEETING DATE: July 21, 2025                                                                                                              Case Planner: James E. Baker, AICP 
BOCC LUM DATE:        September 9, 2025   
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  4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 
 

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
☐ No 

 Yes 
 No  

 Yes 
 No 

 

Natural Resources  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

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

Credit        
 Wellhead Protection Area                       

☐ Surface Water Resource Protection Area  

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

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

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
☐ No 

 

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

 Yes 
☐ No 

☐ Yes 
 No 

☐ Yes 
 No 

 

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

 Yes 
☐ No 

☐ Yes 
 No 

 Yes 
 No  

Impact/Mobility Fees 
Single Family Detached (Fee estimate is based on a 2,000 s.f.) 
Mobility: $9,183 * 27 = $247,941                               
Parks: $2,145 * 27 = $57,915 
School: $8,227 * 27 = $222,129             
Fire: $335 * 27 = $9,045                      
Total per House: $19,890 * 27 = $537,030 

Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

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

 Yes 
☐ No 

 Inconsistent 
 Consistent 

☐ Yes 
 No 
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1  Compatibility 
 
The subject property is located on approximately +/-10.6 acres east of Alafia Drive and north of Riverview Drive. The 
project is currently vacant land with a Future Land Use (FLU) designation of Residential-4 (R-4). The project is located 
within the Urban Service Area (USA), the Riverview Community Plan, and the Southshore Areawide Systems Plan. 
Surrounding land uses include single-family detached to the north, south, and west and the Alafia River to the east.  
 
The project site is currently zoned Planned Development (PD 13-0125) that was approved on July 23, 2013, permitting 
three single family detached lots and a 60-bed assisted living facility (ALF). A Major Modification to this PD is requested 
to remove the ALF as a permitted use and increase the single family detached use from 3 to 27 single-family detached 
lots with a minimum lot size of 6,000 square feet (50 feet by 120 feet) to cluster the residential development. The layout 
provides +/- 300 feet from the Alafia River to the closest residential lot. 
 
Although smaller lots are proposed other than lots that are immediately adjacent to the subject property. All proposed 
lots in this PD are internalized fronting on private streets to maintain the character of existing development in the area. 
 
The applicant proposes landscape buffer tracts to be maintained by a homeowner association (HOA) as follows:  
Northern Buffer: 10-foot Type B and 20-foot native planting area on the easternmost +/- 250 feet; Southern Buffer: 10-
foot Type B; and Western Buffer. These setbacks are provided although they are not required by the Land Development 
Code. 
 
Planning Commission staff finds the proposed Major Modification consistent with the Unincorporated Hillsborough 
County Comprehensive Plans. 
 
Transportation staff found the request approvable, subject to conditions.    
 
5.2 Recommendation 
Based upon the above considerations, staff finds the request is APPROVABLE, subject to conditions 
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Prior to Site Plan certification, the applicant will be required to amend the PS site plan as follows: 
 10-foot-wide buffer to be revised to a 10-foot-wide easement. 

 
1. The project shall be permitted a maximum of 46,000 square feet of building area for a Community Residential 

Home with 60 beds and 3 Single-Family Residential units.  The Community Residential Home shall be have a 
minimum 50 foot front, side, and rear setbacks, and a maximum height of one story (25 feet).  The single-family 
residential lots shall be developed per the Agricultural, Single-Family (ASC-1) development standards except for 
the minimum lot width which shall be as shown on the plan. 
 

1. The project shall be limited to a maximum of 27 single family units.  
 
2.  The project shall be developed with the following: 

Minimum lot size:  6,000 sf 
Minimum lot width:  50 feet 
Minimum front principal structure/porch/side facing garage setback (accessed from the front yard:  10 feet 
Minimum garage setback*:  20 feet 
Minimum side yard setback:  5 feet 
Minimum rear yard setback:  15 feet** 
Minimum corner front yard functioning as a side yard setback:  15 feet 
Maximum building height:  35 feet 
Maximum building coverage:65% 
 
*Interior or corner lot 
**Increased to 25 feet when adjacent to the 10-foot wide landscape easement along the perimeter of the 
PD. 
 

2. Buffering and Screening shall be as shown on the General Certified Site Plan.  

3. The single-family lots, stormwater and internal roadways shall be developed where generally depicted on the 
site plan.  

 
3. The stormwater management system shall be designed and constructed in such a manner so as to not adversely 

impact off-site surface and groundwater elevations. 
 
4. Approval of this application does not ensure that water will be available at the time when the applicant seeks 

permits to develop. 
 

5. The Native Planting Area along the northern boundary, as shown on the PD site plan, shall consist of a minimum 
of 4 canopy trees (3” caliper minimum), 3 understory trees (1.5” caliper minimum), 25 accent plants (36” height 
minimum), and 33 shrubs (24” height minimum) per 100 linear feet. The landscape material is to be Florida 
native. Palm trees utilized as canopy trees, shall be a minimum of three (3) palms grouped to serve as a canopy 
tree. Accent plantings may be either shrubs or ornamental grasses.  

 
6. A 10-foot-wide easement with Type B screening to be provided where delineated on the site plan. Screening to  

Include a 6-foot-high PVC or similar fence. Easement to be granted to the Homeowner’s Association or similar 
entity for install and maintenance purposes. 
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7. The northernmost dock, located in Recreation Area “A” shall be a minimum of 100 feet from the northern 

property line. 
 
85. An evaluation of the property supports the presumption that listed animal species may occur or have restricted 

activity zones throughout the property. Pursuant to the Land Development Code (LDC), a wildlife survey of any 
endangered, threatened or species of special concern in accordance with the Florida Fish and Wildlife  
Conservation Commission Wildlife Methodology Guidelines shall be required.  This survey information must be 
provided upon submittal of the preliminary plans through the Land Development Code’s Site Development or 
Subdivision process.  Essential Wildlife Habitat as defined by the LDC must be addressed, if applicable, in 
consideration with the overall boundaries of this rezoning request. 

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

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

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

shall be reviewed by EPC staff under separate cover pursuant to Chapter 1-11.  Wetlands, Rules of the EPC, to 
determine whether such impacts are necessary to accomplish reasonable use of the property.  

 
11. 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).  

 
12. 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. 

 
13. The subject site shall be permitted a single full vehicular and pedestrian access connection onto Alafia Dr which 

will be designed as a shared access facility with the adjacent parcel to the south under Folio No. 75165.0100.  
 
14. The developer will be required to provide a roadway stub-out for future connection consistent with Section 

06.02.01.A.15 of the Hillsborough County Land Development Code (LDC) along the project’s northern boundary 
connecting to the adjacent parcel under Folio No. 75164.0005. 

 
a. In addition to any end-of-roadway treatment/signage required by the Manual of Uniform Traffic 

(MUTCD), the developer shall place signage which identifies roadway stub-outs as a “Future Roadway 
Connection”. 

 
15. If PD 25-0694 is approved, the County Engineer will approve a Section 06.04.02.B. Administrative Variance 

(dated May 27th, 2025, and submitted on May 30th, 2025) from the LDC Section 06.04.07 access requirements, 
which was found approvable on (July 14th, 2025). Approval of this Administrative Variance will permit a 
reduction of the minimum access spacing (between the western most access onto W. Lambright Street and the 
next connection to the west and the project’s secondary access connection to the east) such that a minimum 
spacing of +/- 60 feet is permitted. 
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16. If PD 25-0694 is approved, the County Engineer will approve a Section 06.04.02.B. Administrative Variance 
(dated May 27th, 2025, and submitted on May 30th, 2025) from the LDC Section 06.04.03.L substandard 
roadway improvement requirements, which was found approvable on (July 14th, 2025). Approval of this 
Administrative Variance will waive the substandard roadway improvements  onto Alafia Dr. in association with 
the proposed development. 

 
17. Construction access shall be limited to those locations shown on the PD site plan which are also proposed 

vehicular access connections.  The developer shall include a note in each site/construction plan submittal which 
indicates same. 

 
18. Notwithstanding anything herein or shown on the PD site plan to the contrary, bicycle and pedestrian access 

may be permitted anywhere along PD boundaries. 
 
19. Notwithstanding anything shown in the PD site plan or therein the conditions of approval, the applicant shall 

provide internal sidewalks connections to the project site arrival point, the primary building entrances, parking, 
and any other onsite amenities consistent with 6.03.02 of the Land Development Code. 

 
208. 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 

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

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

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

  



APPLICATION NUMBER: MM 25-0025
ZHM MEETING DATE: July 21, 2025                                                                                                          Case Planner: James E. Baker, AICP
BOCC CPA PH DATE:       September 9, 2025 

Page 14 of 18

Zoning Administrator Sign Off: 

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

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



 
AGENCY REVIEW COMMENT SHEET 

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

REVIEWER: Sarah Rose, Senior Planner AGENCY/DEPT: Transportation 

PLANNING AREA/SECTOR:  Central/Riverview PETITION NO:  RZ 25-0694 
 

 
  This agency has no comments. 

 

  This agency has no objection. 
 

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

  This agency objects for the reasons set forth below. 
 

CONDITIONS OF APPROVAL 
 

1. The subject site shall be permitted a single full vehicular and pedestrian access connection 

onto Alafia Dr which will be designed as a shared access facility with the adjacent parcel 

to the south under Folio No. 75165.0100. 

 

2. The developer will be required to provide a roadway stub-out for future connection 

consistent with Section 06.02.01.A.15 of the Hillsborough County Land Development 

Code (LDC) along the project’s northern boundary connecting to the adjacent parcel under 

Folio No. 75164.0005. 

a. In addition to any end-of-roadway treatment/signage required by the Manual of 

Uniform Traffic (MUTCD), the developer shall place signage which identifies 

roadway stub-outs as a “Future Roadway Connection”.  

 
3. If PD 25-0694 is approved, the County Engineer will approve a Section 06.04.02.B. 

Administrative Variance (dated May 27th, 2025, and submitted on May 30th, 2025) from 

the LDC Section 06.04.07 access requirements, which was found approvable on (July 14th, 

2025). Approval of this Administrative Variance will permit a reduction of the minimum 

access spacing (between the western most access onto W. Lambright Street and the next 

connection to the west and the project’s secondary access connection to the east) such that 

a minimum spacing of +/- 60 feet is permitted. 

 
4. If PD 25-0694 is approved, the County Engineer will approve a Section 06.04.02.B. 

Administrative Variance (dated May 27th, 2025, and submitted on May 30th, 2025) from 



the LDC Section 06.04.03.L substandard roadway improvement requirements, which was 

found approvable on (July 14th, 2025). Approval of this Administrative Variance will 

waive the substandard roadway improvements  onto Alafia Dr. in association with the 

proposed development. 

 
5. Construction access shall be limited to those locations shown on the PD site plan which 

are also proposed vehicular access connections.  The developer shall include a note in each 

site/construction plan submittal which indicates same. 

 

6. Notwithstanding anything herein or shown on the PD site plan to the contrary, bicycle 

and pedestrian access may be permitted anywhere along PD boundaries.  

 
7. Nowthingstanding anything shown in the PD site plan or therein the conditions of 

approval, the applicant shall provide internal sidewalks connections to the project site 

arrival point, the primary building entrances, parking, and any other onsite amenities 

consistent with 6.03.02 of the Land Development Code.  

 
PROJECT SUMMARY AND ANALYSIS 

 

The applicant is requesting to rezone three parcels totaling +/- 10.61 acres from Planned 

Development (PD 13-0125)  to Planned Development (PD). The existing Planned Development 

(PD) is approved for a 46,000sqft 60 bed Community Residential Home and three (3) single family 

dwelling units. The proposed Planned Development is seeking approval for twenty-seven (27) 

single family detached units. The site is located +/- 145ft south of the intersection of Church Dr. 

and Alafia Dr. The Future Land Use designation of the site is Residential - 4 (R-4).   

  

Trip Generation Analysis 

 
In accordance with the Development Review Procedures Manual (DRPM), the developer 

submitted a transportation generation letter for the proposed project, indicating that the subject 

project will generate fewer than 50 peak hour trips. Staff has prepared a comparison of the trips 

potentially generated under the existing and proposed zoning designations, utilizing a generalized 

worst-case scenario. Data presented below is based on the Institute of Transportation Engineer’s 

Trip Generation Manual, 11th Edition. 

Approved Zoning:  



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

Total Peak            
Hour Trips 

AM PM 
PD, Assisted Living Facility 
(ITE Code 254) 60 Bed 156 10 15 

Proposed Uses: 

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

Total Peak            
Hour Trips 

AM PM 
PD, Single Family Detached 
(ITE Code 210) 27 Units 

254 19 29 

Trip Generation Difference: 

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

Total Peak           
 Hour Trips 

AM PM 
Difference +98 +9 +14 

 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

 

The site has frontage on Alafia Dr. Alafia Dr. is a 2-lane, undivided, substandard county 

maintained, rural local roadway. The roadway is characterized by +/- 19 ft of pavement in average 

condition, no bike lanes or sidewalks on either side of the roadway within the vicinity of the 

proposed project, and within +/- 50 ft of the right of way.   

 

Alafia Dr. has been identified by county transportation staff as a substandard rural local roadway 

as Alafia Dr. does not meet the minimum standards outlined in Typical Section - 7 (TS-7) of the 

Hillsborough County Transportation Technical Manuel (TTM). The minimum standards for 

county maintained two lane undivided rural local roadways as outlined in TS - 7 of the 

Hillsborough County TTM require 24ft of pavement, 5ft stabilized paved shoulders, and 5ft 

sidewalks.  

 
 
SITE ACCESS 

 

The subject parcel is currently taking access onto Alafia Dr. via full access pedestrian and 

vehicular connection which will be designed as a shared access facility with the adjacent parcel to 

the south under Folio No. 75165.0100. In addition to the project’s primary access the subject site 

will provide a roadway stub-out for future connection consistent with Section 06.02.01.A.15 along 

the project’s northern boundary connecting to the adjacent parcel under Folio No. 75164.0005. 



Said roadway stub-out shall include appropriate interim end of roadway treatment and signage 

identifying the roadway stub-out as a “Future Roadway Connection”. 

 
ADMINISTRATIVE VARIANCE – ALAFIA ROAD ACCESS SPACING  
 

The applicant’s Engineer of Record (EOR) submitted a Section 6.04.02.B. Administrative 

Variance Request (dated May 27th, 2025) from the Section 06.04.07. LDC requirement, governing 

spacing for the proposed Alafia Dr access.  Per the LDC, Alafia Dr is a Class 7 roadway, which 

requires minimum connection spacing of 50 feet.  The applicant is proposing the driveway in a 

location which is +/- 3 feet from the adjacent driveway to the north and +/- 39 feet from the 

adjacent driveway to the south.  

 

As such, the applicant is seeking a variance of 47 feet. Based on factors presented in the 

Administrative Variance Request, the County Engineer found the request approvable on July 14th, 

2025. If this rezoning is approved, the County Engineer will approve the above referenced 

Administrative Variance Request. 

 
ADMINISTRATIVE VARIANCE – ALAFIA ROAD SUBSTANDARD ROADWAY  
 

The applicant’s Engineer of Record (EOR) submitted a Section 6.04.02.B Administrative 

Variance Request (dated May 27th, 2025) requesting relief from Section 06.04.03.L LDC 

requirement, governing the requirement to improve Alafia Dr. to the current county standards 

outlined in TS-7 of the TTM from the projects access to the nearest roadway meeting county 

standards.   

 

Based on factors presented in the Administrative Variance Request, the County Engineer found 

the request approvable on July 14th, 2025. If this rezoning is approved, the County Engineer will 

approve the above referenced Administrative Variance Request. As such, no improvements to that 

portion of Alafia Dr. would be required. 

 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
 

Alafia Dr. is not a regulated roadway and is not included in the 2020 Hillsborough County 

Level of Service (LOS) Report. As such, no LOS information for this roadway can be provided.  



From: Williams, Michael
To: Steven Henry
Cc: Kami Corbett; mac.mccraw@mattamycorp.com; Baker, James; Rose, Sarah; Drapach, Alan; Tirado, Sheida; De

Leon, Eleonor; PW-CEIntake
Subject: FW: MM 25-0694 - Administrative Variance Review
Date: Monday, July 14, 2025 11:01:14 AM
Attachments: 25-0694 AVReq 05-30-25_1.pdf

25-0694 AVReq 05-30-25_2.pdf
image001.png

Steve,
I have found the attached two Section 6.04.02.B. Administrative Variances (AV) for PD
25-0694 APPROVABLE.
 
Please note that it is you (or your client’s) responsibility to follow-up with my
administrative assistant, Eleonor De Leon (DeLeonE@hcfl.gov or 813-307-1707) after
the BOCC approves the PD zoning or PD zoning modification 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 modification request, staff will request
that you withdraw the AV/DE.  In such instance, notwithstanding the above finding of
approvability, if you fail to withdraw the request, I will deny the AV/DE (since the finding
was predicated on a specific development program and site configuration 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.  Staff 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@hcfl.gov.
Mike
 
Michael J. Williams, P.E.
Director, Development Review
County Engineer
Development Services Department

P: (813) 307-1851
M: (813) 614-2190
E: Williamsm@HCFL.gov
W: HCFLGov.net
 



Hillsborough County
601 E. Kennedy Blvd., Tampa, FL 33602
 

Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe
 
 
Please note: All correspondence to or from this office is subject to Florida’s Public Records law.
 
 
From: Tirado, Sheida <TiradoS@hcfl.gov> 
Sent: Friday, July 11, 2025 4:58 PM
To: Williams, Michael <WilliamsM@hcfl.gov>
Cc: Rose, Sarah <RoseSJ@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov>
Subject: MM 25-0694 - Administrative Variance Review

 
Hello Mike,
 
The attached Administrative Variances are Approvable to me, please include the following
people in your response email:
 
shenry@lincks.com
kami.corbett@hwhlaw.com
mac.mccraw@mattamycorp.com
bakerje@hcfl.gov
rosesj@hcfl.gov
drapacha@hcfl.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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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: July 21, 2025

Report Prepared: July 10, 2025

Case Number: PD 25-0694

Folio(s): 75509.5266, 75509.5262, 75509.5264

General Location: North of Riverview Drive and 
east of Alafia Drive

Comprehensive Plan Finding CONSISTENT

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

Service Area Urban

Community Plan(s) Riverview + SouthShore Areawide Systems

Rezoning Request Major Modification to Planned Development (PD
13-0125) to change a 46,000 square foot, 60-bed 
assisted living facility and 3 single family lots to 
27 single family detached lots.

Parcel Size +/- 10.61

Street Functional Classification Riverview Drive – Local  
Alafia Drive – Local

Commercial Locational Criteria Not applicable

Evacuation Area A 

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 10.61 ± acre subject site is north of Riverview Drive and east of Alafia Drive. The site is in the Urban 
Service Area (USA) and is located within the limits of the Riverview Community Plan and Southshore 
Areawide Systems Plan. The applicant is requesting a Major Modification to a Planned Development (PD) 
to change the existing approval of a 46,000 square foot, 60-bed assisted living facility with 3 single family 
lots to 27 single family detached lots. 
 
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 proposed single-family use is compatible with the existing single family 
residential character and density of the surrounding area. Additionally, the proposal meets the intent of 
the Neighborhood Protection policies in the Future Land Use Section (FLUS) under Objective 4.4 and FLUS 
Policy 4.4.1 that requires new development to be compatible with the surrounding neighborhood. The 
proposed modification is compatible with the surrounding area.  
 
FLUS Goal 2, FLUS Objective 2.1, and each of their respective policies establish the Future Land Use Map 
(FLUM) as well as the allowable range of uses for each Future Land Use (FLU) category. 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 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-4 

 
PD  Agricultural  

North Residential-4  ASC-1, RSC-2 + RSC-
4  

Single Family, Vacant + 
Public/Quasipublic/ 

Institutions 
 

South Residential-4  ASC-1, RSC-3, RSC-4 
+ PD  

Single Family + 
Public/Quasipublic/ 

Institutions 
 

East Residential-4 + Residential-
2 

ASC-1, RSC-2 + RSC-
4  

Single Family, Agricultural 
+ Public/Quasipublic/ 

Institutions 
 

West Residential-4 + Residential-
6 ASC-1 + RSC-4  Single Family + Vacant  
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exhaustive, but are intended to be illustrative of the character of uses permitted within the land use 
designation. The Residential-4 Future Land Use (FLU) category allows for the consideration of up to 4 
dwelling units per gross acre. With 10.61 acres, the subject site can be considered for up to 42 dwelling 
units. The proposal of 27 single-family units meets the requirements of Objective 2.1 and its 
accompanying policies and the RES-4 category.  
 
Additionally, FLUS Objective 6.3 and FLUS Policy 6.3.1 encourage the voluntary or mandatory clustering 
of density on sites to protect existing natural resources. The proposed development is clustering all 
proposed single-family lots to the western portion of the site and leaving the eastern portion which is 
within the Coastal High Hazard Area and along the Alafia River as open space. The proposal meets the 
intent of Objective 6.3 and Policy 6.3.1. 
 
The site is within the Coastal High Hazard Area, which means the development is subject to FLUS Policies 
4.3.6 and 4.3.7, which requires the applicant provide adequate data during the site plan review process 
to assess the impacts of the proposed development upon existing infrastructure within the Coastal High 
Hazard Area and that residential developments over 10 units be within a Planned Development zoning 
district. The submitted narrative has provided adequate data, and neither the Natural Resources 
Department nor the Environmental Protection Commission have objections to the proposed development. 
Additionally, the development will be within a Planned Development zoning designation and is therefore 
consistent with FLUS policies 4.3.6 and 4.3.7.  
   
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUS Policy 4.1.1, 4.1.2, and 4.1.6). The Environmental Protection Commission 
Wetlands Division has reviewed the proposed site and has determined that a resubmittal is not necessary. 
Given that there is a separate approval process for wetland impacts with the Environmental Protection 
Commission, and they currently do not object, Planning Commission staff finds this request consistent 
with FLUS Policy 4.1.1, 4.1.2, and 4.1.6. 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.  
 
Objective 3.2 and Policy 3.2.4 require community plans throughout the to be consistent with the 
Comprehensive Plan. The site is within the limits of the Riverview Community Plan. Goal 2 of this plan 
requires future development and redevelopment to comply with the adopted Riverview District Concept 
Map. The proposed development is abiding by the Riverview District Concept Map and is proposing 
residential within the designated residential areas. Additionally, Goal 6 of the community plan prioritizes 
the significance of improved quality, enjoyment, and protection of the Alafia River and other natural 
resources such as open space. The proposed development is proposing a density lower than the maximum 
of 42 units allowed under the FLU category and is proposing clustering the development away from the 
Alafia River and towards the west portion of the site. Goal 8 of the Riverview Community Plan encourages 
enhanced recreational and economic opportunities on the Alafia River, particularly non-motorized access. 
The proposed development includes river access via a 15-foot shared path for the community. The site is 
also within the limits of the SouthShore Areawide Systems Plan. The Environmental Objective seeks to 
achieve harmony between development and the natural environment; ensuring that the bay and the 
supporting water systems are clean and healthy, supporting wildlife and recreation. The proposed lower 
density and layout that keeps the lots further away from the Alafia River meets the intent of the goals in 
the Wimauma Village and SouthShore Areawide Systems Community Plans.  
 
Overall, staff finds that the proposed Major Modification for 27 single-family lot is compatible with the 
existing development pattern found within the surrounding area and supports the vision of the Riverview 
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Community Plan and SouthShore Areawide Systems Plan. The proposed Major Modification would allow 
for development that is consistent with the Goals, Objectives, and Policies of the Future Land Use Section 
of the Unincorporated Hillsborough County Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Major Modification CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development 
Services Department. 
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE SECTION 
 
Urban Service Area 
 
Objective 1.1: Direct at least 80% of new population growth into the USA and adopted Urban expansion 
areas through 2045. Building permit activity and other similar measures will be used to evaluate this 
objective.  
 
Land Use Categories  
  
Goal 2: Ensure that the character, compatibility and location of land uses optimize the combined 
potential for economic benefit, fiscal sustainability, protection of natural resources and maintaining 
viable agriculture. Ensure density and intensities are maintained through the Future Land Use Map. 
 
Objective 2.1: The Future Land Use Map is a regulatory tool governing the pattern of development in 
unincorporated Hillsborough County through the year 2045. 
 
Policy 2.1.1: The Future Land Use Map shall identify Future Land Use categories, summarized in Table 
2.2 and further described in Appendix A, that establish permitted land uses and maximum densities and 
intensities. 
  
Objective 2.2:  The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table 
2.2 of the Future Land Use Element.  
 
Policy 2.2.1:  The character of each land use category is defined by building type, residential density, 
functional use, and the physical composition of the land.  The integration of these factors sets the general 
atmosphere and character of each land use category.  Each category has a range of potentially permissible 
uses which are not exhaustive, but are intended to be illustrative of the character of uses permitted within 
the land use designation.  Not all of those potential uses are routinely acceptable anywhere within that 
land use category.   
 
Community Context and Compatibility 
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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. 
 
Objective 3.2: Hillsborough County is comprised of many diverse communities and neighborhoods. The 
comprehensive plan is effective in providing an overall growth management strategy for development 
within the entire County. Strategies shall be developed that ensure the long-range viability of its 
communities through a community and special area studies planning effort. 
Policy 3.2.4: The County shall assist the Hillsborough County City-County Planning Commission in 
developing community plans for each planning area that are consistent with and further the Goals, 
Objectives and Policies of the Comprehensive Plan. The community plans will be adopted as part of the 
Comprehensive Plan in the Livable Communities Element. These community specific policies will apply in 
guiding the development of the community. Additional policies regarding community planning and the 
adopted community plans can be found in the Livable Communities Element  
 
Development 
 
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. 
 
Policy 4.1.6: Existing and future land development regulations shall be made consistent with the 
Comprehensive Plan, and all development approvals shall be consistent with those development 
regulations per the timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and 
consistent with Comprehensive Plan policies, land development regulations shall be designed to provide 
flexible, alternative solutions to problems. 
 
Land Use Suitability 
 
Policy 4.3.6: Development proposals within the Coastal High Hazard Area shall provide adequate data 
during the site plan review process to assess the impacts of the proposed development upon existing 
infrastructure within the Coastal High Hazard Area, as well as Level of Service Standards established for 
shelter capacity and evacuation clearance times. 
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Policy 4.3.7: Within the Coastal High Hazard Area (CHHA), new development and substantial expansions 
of existing uses, other than government-owned or leased facilities, shall be approved through a planned 
unit development rezoning process for the following:  
 • Commercial or industrial development on more than five acres of land; or  
 • Residential subdivisions exceeding ten lots 
 
Neighborhood and Community Development 

 
Objective 4.4: Neighborhood Protection – Enhance and preserve existing neighborhoods and communities. 
Design neighborhoods which are related to the predominant character of their surroundings. 

 
Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall be integrated with the adjacent land 
uses through: 
a) the creation of like uses; and 
b) creation of complementary uses; and 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections; and 
e) Gradual transitions of intensity  
 
Balance with Natural Resources 
 
Objective 6.3: Clustering is highly encouraged to ensure that development will occur in a manner that 
protects existing natural resources and retains the character of, and the ability to manage, the areas 
surrounding those natural resources. 
 
Policy 6.3.1: Encourage site design techniques such as clustering of structures in order to promote open 
space in public and private development. 
 
ENVIRONMENTAL AND SUSTAINABILITY SECTION (ESS) 
 
Objective 3.5: Apply adopted criteria, standards, methodologies and procedures to manage and maintain 
wetlands and/or other surface waters for optimum fisheries and other environmental values in 
consultation with EPC. 
 
Policy 3.5.1: Collaborate with the EPC to conserve and protect wetlands and/or other surface waters from 
detrimental physical and hydrological alteration. Apply a comprehensive planning-based approach to the 
protection of wetland ecosystems assuring no net loss of ecological values provided by the functions 
performed by wetlands and/or other surface waters authorized for projects in Hillsborough County.   
 
Policy 3.5.2: Collaborate with the EPC through the land planning and development review processes to 
prohibit unmitigated encroachment into wetlands and/or other surface waters and maintain equivalent 
functions. 
 
Policy 3.5.4: Regulate and conserve wetlands and/or other surface waters through the application of local 
rules and regulations including mitigation during the development review process. 
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LIVABLE COMMUNITIES ELEMENT: RIVERVIEW 
 
Goal 2: Reflect the vision of Riverview using the Riverview District Concept Map. The Riverview District 
Concept Map will illustrate the unique qualities and land uses related to distinct geographic areas 
identified as "districts".  
 
Goal 6: Prioritize the significance of improved quality, enjoyment, and protection of the Alafia River and 
other natural resources such as open space. 
 
Goal 8: Enhance the Alafia River's recreational and economic opportunities particularly non-motorized 
access 
 
LIVABLE COMMUNITIES ELEMENT: SOUTHSHORE AREAWIDE SYSTEMS PLAN 
 
Environmental Objective 
 
The community is working to achieve harmony between development and the natural environment; 
ensuring that the bay and the supporting water systems are clean and healthy, supporting wildlife and 
recreation. Species habitats represent an extensive, interlocking network of environmental resources. 
 
Goal 1 Sustainability - Manage environmental resources and species habitats to maintain, protect and 
enhance the flora and fauna using an integrated, inclusive approach. 
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