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Development Services Department 

1.0 APPLICATION SUMMARY 

Applicant: 
T. Truett Gardener and Gardner 
Brewer Martinez Monfort, P.A. 

 

FLU Category: UMU-20 

Service Area: Urban 

Site Acreage: 11.74 acres 

Community 
Plan Area: 

Riverview 

Overlay:  None 

Request Major Modification to PD 16-0209 

 

Existing Approvals:   

PRS 16-0209, MM 15-0172, PD 11-0415 
PRS 16-0209 was approved for a maximum of 40,000-square-feet of floor space for CG (Commercial, General) uses on 
the eastern portion of the site, excluding gas stations, of which a maximum of 15,000 square feet may be utilized for 
fast food restaurants. The western portion was to be utilized for passive agricultural uses, storm water management 
and/or flood plain compensation.  

 

Proposed Modifications:   

The applicant is seeking a major modification to the existing Planned Development (PD) 16-0209. The development 
intent includes a multi-family residential development with 211 units based on 10.57 acres at 20 units per acre. The 
project also proposes a 1.17-acre community dog park located on the western portion of the unified development. 
The residential building will adhere to a maximum of 300,000 square feet of residential, as well as a maximum height 
of 58 feet above the base floor elevation and up to four (4) stories.  

 

Additional Information:  

PD Variations 
Variation to Section 6.06.06 to allow a 5-foot buffer Type A screening in-lieu 
of a 20-foot buffer with Type B screening on the north side of folio 
77734.0000. 

Waivers 
Waiver of additional setback of 2 feet for every foot over 20 feet for the front, 
rear and side yard setbacks.   

 

Planning Commission 
Recommendation 

Planning Commission staff finds the proposal consistent with the Hillsborough 
Comprehensive Plan for Unincorporated Hillsborough County.  

Development Services Department 
Recommendation 

Staff finds the proposal APPROVABLE, with 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 is located off Big Bend Road approximately 900 feet to the west of the subject site is the on/off-
ramp to I-75. The site is in the Urban Service Area and within the limits of the Riverview and Southshore Areawide 
Systems Community Plans. The surrounding area includes a mix of uses including: 

• To the northeast is a vacant Commercial, General (CG) zoned property, 

• A hospital and medical offices (St. Joseph’s Hospital – South) to the east across Simmons Loop,  

• A Planned Development (PD 15-0172) to the south was approved for a 400-unit multi-family development, 

• To the west is zoned Agricultural Rural (AR) developed with an artificial lake (retention pond) to the west, 
and  

• A County park directly north across Big Bend Road, and northeast across Big Bend Road is vacant 
agriculturally zoned properties. 
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2.0 LAND USE MAP SET AND SUMMARY DATA 

2.2 Future Land Use Map 

 

 

Future Land Use Category Description:  
The site is designated UMU-20 (Urban Mixed Use – 20) on the Future Land Use Map. UMU-20 allows residential, 
regional commercial, offices, business parks, research park, light industrial, multi-purpose, and mixed-use 
development. Projects that are 10 acres or greater within the Urban Mixed Use-20 future land use classification must 
demonstrate a mix of land uses in accordance with Comprehensive Plan Policy 19.1. 
 
Maximum FAR: 1.0 
Maximum Density: 20 dwelling units per acre.  
 
The UMU-20 (Urban Mixed Use – 20) Future Land Use category is located north, south, east and west of the subject 
property. Further southeast of the site is Community Mixed Use-12 (CMU-12). Along the northside of Big Bend Road 
there is Residential-6 (RES-6) and Office Commercial-20 (OC-20). 
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Adjacent Zonings and Uses 

Location: Zoning: 
Future  

Land Use: 
Density/F.A.R. Permitted Use: Existing Use: 

North 
AR, PD 04-
1820, RSC-2, 
ASC-1, AS-1 

UMU-20 
(Urban Mixed 

Use – 20) 

PD FAR: 0.40 
ASC-1: 53,560 sq. 
ft.  

Park, Agriculture, SF 
Vance Vogel Park & 
Vacant  

South PD 15-0172 
UMU-20 

(Urban Mixed 
Use – 20) 

PD: max. 400 
multi-family 
units 

Multi-family apartment 
buildings 

Multi-family apartment 
buildings 

West AR 
UMU-20 

(Urban Mixed 
Use – 20) 

Retention Pond Retention Pond  Retention Pond  

East PD 17-0501 

UMU-20 
(Urban Mixed 

Use – 20) 

FAR: 0.29 
(excluding 
energy plant) 

Hospital, medical 
offices and accessory 
medical uses.  
 

Hospital, medical 
offices and accessory 
medical uses.  
 
 
 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.3 Immediate Area Map 
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2.0 LAND USE MAP SET AND SUMMARY DATA 

2.4 Existing Site Plan  
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2.0 LAND USE MAP SET AND SUMMARY DATA 

2.5 Proposed Site Plan  

 

 

 

2.5 Variation Requested 
The applicant has requested a variation from the general site development requirements found in Parts 6.06.06, 
Buffering and Screening Requirements.  Per LDC Section 6.06.06, the proposed residential use would require a 20-
foot buffer with Type B screening against the adjacent CG zoned parcel to the north (folio no. 77730.0100). The 
applicant is requesting a variation of this requirement due to the proposed driveway access to Simmons Loop 
(shown in blue highlighter in the “Proposed Site Plan”). In lieu of the landscape buffer, the applicant proposes a 5-
foot buffer with Type “A” screening which will provide both screening and access. There will be no buffer or 
screening at the proposed cross access between the CG parcel and the development.  
 
Staff has reviewed the justification statement submitted by the applicant for the variations and finds they meet the 
criteria for approval per LDC Section 5.03.06.C.6.  The Rezoning Hearing Master’s recommendation for this application 
is required to include a finding on whether the requested variations meet the criteria for approval. 
 
 
West Buffer Variance:  
Staff has reviewed the applicant’s waiver request and finds the western buffer waiver request supportable.  Per 

The site plan depicts a single envelope 
for the location of the proposed multi-
family buildings with parking, and 
proposed stormwater management 
and/or floodplain compensation areas 
on both the eastern and the western 
portions of the site. The west of the 
development is a proposed public dog 
park.  
 
There are two access points, one 
located on Big Bend Road and another 
on Simmons Loop.  
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  

Adjoining Roadways (check if applicable) 

Road Name Classification Current Conditions Select Future Improvements 

Big Bend Rd. 

County 
Arterial - 
Rural 

4 Lanes 

☐Substandard Road 

☒Sufficient ROW Width 

☐ Corridor Preservation Plan   

☒ Site Access Improvements  

☐ Substandard Road Improvements  

☒ Other  

Simmons Loop 

County 
Collector - 
Urban 

2 Lanes 

☐ Substandard Road 

☒ Sufficient ROW Width 

☒ Corridor Preservation Plan 

☐ Site Access Improvements  

☐ Substandard Road Improvements  

☐ Other 

 
Choose an 

item. 

Choose an item. Lanes 

☐ Substandard Road 

☐ Sufficient ROW Width 

☐ Corridor Preservation Plan 

☐ Site Access Improvements  

☐ Substandard Road Improvements  

☐ Other 

 
Choose an 

item. 

Choose an item. Lanes 

☐Substandard Road 

☐Sufficient ROW Width 

☐ Corridor Preservation Plan  

☐ Site Access Improvements  

☐ Substandard Road Improvements  

☐ Other 

 

Project Trip Generation  ☐Not applicable for this request 

 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 

Existing 9,701 424 395 

Proposed 1,258 87 104 

Difference (+/-) (-) 8,443 (-) 337 (-) 291 

*Trips reported are based on net new external trips unless otherwise noted. 

 

Connectivity and Cross Access  ☐Not applicable for this request 

Project Boundary Primary Access 
Additional 

Connectivity/Access 
Cross Access Finding 

North X 
Vehicular & 
Pedestrian 

None Meets LDC 

South  None Pedestrian Meets LDC 

East X 
Vehicular & 
Pedestrian 

Vehicular & 
Pedestrian 

Meets LDC 

West  None None Meets LDC 

Notes:  The connection to Simmons Loop also serves as a Shared Access Facility and required vehicular and 
pedestrian cross access to the folio to the north. 

 

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: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  OBJECTIONS 
CONDITIONS 
REQUESTED 

 
ADDITIONAL 

INFORMATION/COMMENTS  
 

Environmental:    

Environmental Protection Commission  
☐ Yes    ☐ N/A 

☒ No  

☒ Yes 

☐ No 

 

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. 

Natural Resources 
☐ Yes    ☐ N/A 

☒ No 

☐ Yes 

☒ No 

Per the applicant’s site plan, the site 

contains 1 acre of environmentally 

sensitive land. This constitutes less 

than 25% of the site and therefore 

density calculations are done 

without the use of the 

Environmentally Sensitive Land 

Credit.  

Conservation & Environmental Lands Mgmt. 
☐ Yes   ☐ N/A 

☒ 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:     

Transportation 

☐ Design Exception Requested  

☒ Off-site Improvements Required   

☐ Yes 

☒ No 

☒ Yes 

☐ No 

 
  

Utilities Service Area/ Water & Wastewater 

☒Urban      ☐ City of Tampa  

☐Rural       ☐ City of Temple Terrace  

☐ 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 

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. 
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Impact/Mobility Fees 
 
The project area is located in the Urban Service Area.  An 8-inch water main is available approximately 120 feet from 
the site and is located within the east Right-of-Way of Simmons Loop .  The property lies within the Hillsborough 
County Wastewater Service Area. A 4-inch wastewater force main exists adjacent to the site and is located within the 
west Right-of-Way of Simmons Loop. 

 

 

 

Comprehensive Plan:     

Planning Commission  

☐ Meets Locational Criteria       ☒N/A 

☐ Locational Criteria Waiver Requested 

☒ Minimum Density Met           ☐ N/A 

☐Density Bonus Requested 

☐Consistent               ☐Inconsistent  

☐ Inconsistent 

☒ Consistent 

☐ N/A 

☐ Yes 

☒ No 
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5.0  IMPLEMENTATION RECOMMENDATION 
 
5.1  Compatibility 
The request is to modify Planned Development (PD) 16-0209, associated with two parcels totaling approximately 11.74 
acres.  The previous PD 16-0209 was approved for up to 40,000 square feet of business and commercial, general uses 
and/or office and professional services, as allowed within the CG zoning district (limited to a maximum of 15,000 square 
feet of fast-food restaurants). The applicant proposes a change in use to multi-family development of 211 residential 
units located on 10.57-acres with a community dog park, located on the 1.17 acres located to the west of the multi-
family building. The community dog park will be owned and maintained by the multi-family apartment complex. 

The site is located west of the Big Bend Road and Simmons Loop intersection and is predominantly surrounded by 
residential with nearby medical uses, and vacant land. The underlying future land use (FLU) category of the subject parcel 
is Urban Mixed Use – 20 (UMU-20).  The subject area consists of two parcels.  

• The property is located just east of Interstate-75 within the Riverview Community Base Planning Area, 

• Within the Urban Service Area, 

• Residential as well as neighborhood serving uses such as a hospital and a park to the northwest across Big Bend 
Road. 

 
The existing PD 16-0209 requires a 30-foot front setback and allows a 50-foot maximum building height. The current 
application is proposing a 25-foot front setback and a maximum 58-foot building height with a maximum of 4 stories. 
The applicant requests a waiver of additional setback of 2 feet for every foot over 20 feet to allow a 25-foot front yard 
setback, a 15-foot rear yard setback, and a 10-foot setback on the east side yard. Staff finds the waiver request 
supportable.  
 
Pedestrian cross-access is proposed along the southern property line to the existing multi-family development. Vehicular 
access is provided via a right-in/right-out driveway on Big Bend Road as well as another right-in/right-out along Simmons 
Loop. Future cross access is delineated for the adjacent commercially zoned parcel located to the north of the subject 
parcel. See Transportation Review Comment Sheet for additional transportation review comments and analysis.           
 
The application requests a variation to Land 
Development Code Parts 6.06.00 
(Landscaping/Buffering) to allow driveway access to 
Simmons Loop. In lieu of the landscape buffer, the 
applicant proposes a 5-foot buffer with Type “A” 
screening which will provide both screening and access. 
The site will comply with and conform to all other 
applicable policies and regulations, including but not 
limited to, the Hillsborough County Land Development 
Code, Site Development and Technical Manuals.  
As reflected in the recommended conditions of approval in this report, staff does not object to the requested variation. 
The hearing master’s recommendation for this application is required to include a finding on whether the requested 
variation meets the criteria for approval, per LDC Section 5.03.06.C.6. 
 
5.2 Recommendation 
The proposed project with the proposed development standards, existing scale and restrictions may be found to be 
compatible with nearby development patterns. The request would encourage residential development that 
complements the surrounding character and promotes housing diversity in the Riverview Community Plan area. In 
compliance with Future Land Use Element (FLUE) Policy 19.1, the applicant is proposing a secondary use that constitutes 
ten percent of the unified site development. Staff finds the request APPROVABLE with conditions, based on the above.   
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6.0  PROPOSED CONDITIONS 
 
Staff finds the request Approvable, subject to the following conditions listed below, and based on the general site plan 
submitted September 28, 2021. 
 

1. Parcels A through E shall be limited to a combined total of 40,000 square feet of floor space for C-G 
(Commercial, General) district uses in the manner allowed by the Land Development Code the date of rezoning 
approval, excluding gas stations, subject to the following restrictions: 

 
1.1 No more than 15,000 square feet of floor space shall be utilized for fast food restaurants. The floor space 

may be apportioned among the parcels at the discretion of the developer. Each site development plan that 
is submitted shall include a table tracking all previous development approvals in the PD by floor space and 
use. 
 

1. Development in Parcels A through E shall be limited to 211 units of multi-family residential, with a 1.17-acre 
community dog park located on the western portion of the unified site plan.  
 

2. Development shall comply with the following standards: 
Minimum parcel size: 10,000 square feet. 
Minimum parcel width: 75 feet. 
Minimum building setbacks: 30 25 feet from Big Bend Road and Simmons Loop Road rights-of-way, measured      
                                                    from the interior edge of right-of-way preservation areas where required; five  
                                                    feet from the internal project roadway, except that on the west side of Parcel E an  
                                                    eight-foot setback from the roadway shall be required; five feet from interior  
                                                    parcel lines; and five feet where adjacent to parcel folio 77730.0100 if no buffer  
                                                    area is required pursuant to Condition 5.3. 
Maximum building height: 50 58 feet. 
Maximum impervious area: 70 percent project wide.  
Vehicular Use Area Buffer: 8-foot buffer along Big Bend Road and Simmons Loop 
                                                 8-foot buffer along Rear Yard adjacent to folio no. 77730.0200. 
 

3. Interior lot lines between Parcels A through E shown on the general site plan may be moved and/or parcels 
may be consolidated at the discretion of the developer, subject to the minimum parcel dimensions in 
Condition 2. However, the western and southern boundary of the parcels shall strictly conform to the general 
site plan. 
 

4. Parcel F shall be limited to passive agricultural uses, storm water management and/or floodplain 
compensation area. Buildings shall be subject to the standards of the AR zoning district.  
 

3. Buffering and screening between uses shall be provided in accordance with the requirements of LDC Section 
6.06.06, except as follows: 
 
5.1 No buffering or screening shall be required between parcels within the project. 
5.2 3.1 No buffering or screening shall be required on the south project boundary where adjacent to PD 11-
0415. 
5.3 3.2 No bBuffering and or screening shall be required adjacent to the southern boundary of parcel folio 
77730.0100 shall include a 5-foot buffer with type “A” screening.  if that parcel has been rezoned for 
commercial and/or office uses prior to the submittal of initial site development plans for Parcels A and/or B. 
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4. Buffering and screening for off-street vehicular use areas shall be provided in accordance with the 
requirements of LDC Section 6.06.04., except that the requirements of Section 6.06.04.E.1 shall not apply 
between Parcels A through E. 
 

5. An evaluation of the property by Natural Resources staff has identified a number of mature trees that may 
include grand oaks. The potential stature of these trees warrants every effort to minimize their removal. The 
developer is encouraged to consult with Natural Resources staff for design input addressing these trees prior 
to submittal of initial site development plans. 

 
6. The planting of required trees shall be sensitive to overhead electric utility lines. Trees that exceed a mature 

overall height of 20 feet shall not be planted within 30 feet of an existing or proposed overhead electric utility 
line. 

 
7. Approval of this rezoning petition by Hillsborough County does not constitute a guarantee that 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. 

 
8. This site is located within the Hillsborough County Urban Service Area, therefore the subject property should be 

served by Hillsborough County Water and Wastewater Service. This does not guarantee water or wastewater 
service or a point of connection. Developer is responsible for submitting a utility service request at the time of 
development plan review and will be responsible for any on-site improvements as well as possible off-site 
improvements. 
 

9. Water distribution system improvements will need to be completed prior to connection to the County’s water 
system.  No building permits that would create demand for water service shall be issued until either the 
completion by the County of funded Capital Improvement Program projects C32001 - South County Potable 
Water Repump Station Expansion and C32011 - Potable Water In-Line Booster Pump Station,  and the projects 
are put into operation or until June 1, 2022, whichever occurs first. 
 

10. As pedestrian cross-access is required between this and the adjacent project to the south, the developer shall 
construct a minimum a minimum 5-foot wide sidewalk connection between the internal sidewalk network and 
the existing pedestrian cross-access (sidewalk) stubout, which was previously constructed within folio 
77730.0220. Given the need for public access through the project given the proposed publicly accessible dog 
park, such connection shall be ungated. Prior to the issuance of any commercial building permits, the 
developer shall provide a paved roadway stub-out to the southern boundary of the PD to accommodate 
vehicular and pedestrian cross-access with adjacent PD 11-0415, except as otherwise provided below. 
Relocation of the cross-access shall require minor modification approval for both PDs. 
10.1 If at the time of initial site development plan approval for the commercial portion of the project there 

is unexpired site development approval in place for Option 5 of adjacent PD 11-0415, the developer shall 
provide, prior to the issuance of any commercial building permits, a paved sidewalk to the southern 
boundary of the PD to accommodate pedestrian cross-access with PD 11-0415. In such case, the developer 
shall not be required to provide a paved roadway stubout. 

 
11. Prior to the issuance of building permits for Parcel A, the developer shall provide a paved stubout to the north 

parcel line to accommodate cross-access with the adjacent property. 
 

12. Prior to the issuance of building permits for Parcel B, the developer shall provide a paved stubout to the east 
parcel line to accommodate cross-access with the adjacent property. 
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13. The developer shall be required to modify the existing median opening at the project’s western driveway on 

Big Bend Road to allow for right-in/right-out/left-in movements. The developer shall also construct a 
westbound left-turn lane at this modified median opening. 

 
14. The developer shall construct right-turn lanes at each project driveway. 

 
15. The developer shall be required to extend the existing eastbound left-turn lane at the intersection 

of Big Bend Road and Simmons Loop Road to accommodate U-turning vehicles from the project. 
 

16. The developer shall be required to extend the existing westbound left turn lane at the intersection of Big Bend 
Road and Simmons Loop Road to accommodate project traffic entering the site from Big Bend Road. 
 

17. The Hillsborough County MPO’s 2040 Long Range Transportation Plan identifies Simmons Loop Road as a 2-
lane undivided roadway. Simmons Loop Road is shown on the Hillsborough County Corridor Preservation Plan 
as a 2-lane roadway. As such, consistent with the Hillsborough County Corridor Preservation Plan, up to 14 feet 
of additional right-of-way shall be preserved along the project’s Simmons Loop Road frontage in order to 
accommodate a 2-lane collector roadway within 64 feet of right-of-way. If right-of-way is so preserved, the 
western boundary of the commercial portion of the project, including access drive and common use area, may 
be moved westward an equal amount. 
 

18. Prior to site plan submittal, the applicant shall submit a traffic analysis (methodology approved by Hillsborough 
County) identifying the length of the required turn lanes to be constructed by the applicant. The design and 
construction of these turn lanes shall be approved by Hillsborough County Public Works and Development 
Services. The queue (storage) length will be determined based on required detailed transportation analysis. 
 

11. The project shall be permitted one (1) right-in/ right-out connection onto Simmons Loop, and one (1) right-
in/right-out connection onto Big Bend Rd.  Notwithstanding anything herein these conditions or on the PD site 
plan to the contrary, in the event the right-in/right-out driveway on Big Bend Rd. is being found to cause or 
contribute to unsafe conditions on Big Bend Rd. or operational issues at the I-75 and Big Bend Rd. interchange, 
the property owner shall be required (upon written request by Hillsborough County) to propose corrective 
measures, which could include but shall not be limited to revised onsite operational plans, revised site design, 
and/or changes to the external roadway/driveway access.  Such measures will be subject to the review and 
approval of Hillsborough County.  In the event an agreement on suitable corrective measures cannot be 
reached, Hillsborough County may require closure of the Big Ben Rd. access, which shall be at the property 
owners’ sole cost and expense. 
 

12. As generally shown on the PD site plan, the Big Bend Rd. access shall be located a minimum of 400 feet and a 
maximum of 500 feet west of the Big Bend Rd. and Simmons Loop intersection, and the project access may 
occur anywhere within this area. 
 

13. As generally shown on the PD site plan, those portions of the internal project driveway and sidewalk system to 
Simmons Loop that runs along the southern boundary of folio 77730.0100 shall be considered a Shared Access 
Facility with folio 77730.0100.  Prior to or concurrent with the initial increment of development, the developer 
shall record in the Official Records of Hillsborough County a construction easement and any other easement 
necessary to permit the owner/developer of folio 77730.0100 to construct an utilize the required Shared 
Access Facility upon (re)development of the adjacent properties without further consultation.  The design and 
location of all connections shall be subject to the review and approval of Hillsborough County. 
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14. Since the developer is proposing a publicly accessible dog park which will be privately owned and maintained 
by the property owner, public access to the property must be ensured.  As such, prior to or concurrent with 
the initial increment of development, the developer shall record in the Official Records of Hillsborough County 
a public access easement over the sidewalks and driveways  which connect the proposed publicly accessible 
dog park with both vehicular and pedestrian entrances to the project (i.e. Big Bend Rd. and Simmons Loop) as 
well as the pedestrian cross access connection along the project’s southern boundary. 
 

15. The internal driveway throat for the Big Bend Rd. access shall be free of parking spaces, internal connections or 
other conflicts for a minimum of distance of 150 feet. 
 

16. The developer shall construct the following site access improvements: 
 

16.1 The Big Bend. Rd. driveway connection shall be designed with a minimum radius of 50 feet; and, 
16.2 The developer shall close the existing westbound directional median opening on Big Bend Rd. 

(located approximately 750 feet west of the intersection of Big Bend Rd. and Simmons Loop).   
 

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

9. 18. 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. 

 
10. 19. 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. 

 
11. 20. Effective as of February 1, 1990, this development order/permit shall meet the concurrency requirements 

of Chapter 163, Part II, Florida Statutes. Approval of this development order/permit does not constitute a 
guarantee that there will be public facilities at the time of application for subsequent development orders or 
permits to allow issuance of such development orders or permits. 
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1.1 SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDNACE WITH HILLSBOROGUH 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. 
 
 
  

Zoning Administrator Sign Off:  
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8.0 FULL TRANSPORTATION REPORT 



COUNTY OF HILLSBOROUGH 
LAND USE HEARING OFFICER’S RECOMMENDATION 

 
 
Application number: MM 21-0865 

Hearing date: October 18, 2021 

Applicant: D. Marguerite Estate/Lin You-Feng 

Request: Major Modification to a Planned Development 
 

Location: 6908 Simmons Loop, Riverview 
South side of Big Bend Road, west side of Simmons 
Loop, east of Interstate 75 
 

Parcel size: 12.34 acres +/- 

Existing zoning: PD 11-0415 and PD 16-0209 

Future land use designation: Urban Mixed Use-20 (20 du/ga; 1.0 FAR) 

Service area: Urban 

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

DEVELOPMENT SERVICES STAFF REPORT 
APPLICATION REVIEW SUMMARY AND RECOMMENDATION 
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PD Modification Application MM 21-0865

W Hillsborough 
� County Florida

Zoning Hearing Master Date: 

10/18/2021 

BOCC Land Use Meeting Date: 

12/14/2021 

1.0 APPLICATION SUMMARY 

Development Services Department 

Applicant:
T. Truett Gardener and Gardner

Brewer Martinez Monfort, P.A. 

FLU Category: 

Service Area: 

Site Acreage: 

Community 

Plan Area: 

Overlay: 

UMU-20 

Urban 

11.74 acres 

Riverview 

None 

Request Major Modification to PD 16-0209 

Existing Approvals: 

PRS 16-0209, MM 15-0172, PD 11-0415 

PRS 16-0209 was approved for a maximum of 40,000-square-feet of floor space for CG (Commercial, General) uses on 

the eastern portion of the site, excluding gas stations, of which a maximum of 15,000 square feet may be utilized for 

fast food restaurants. The western portion was to be utilized for passive agricultural uses, storm water management 

and/or flood plain compensation. 

Proposed Modifications: 

The applicant is seeking a major modification to the existing Planned Development (PD) 16-0209. The development 

intent includes a multi-family residential development with 211 units based on 10.57 acres at 20 units per acre. The 

project also proposes a 1.17-acre community dog park located on the western portion of the unified development. 

The residential building will adhere to a maximum of 300,000 square feet of residential, as well as a maximum height 

of 58 feet above the base floor elevation and up to four (4) stories. 

Additional Information: 

PD Variations 

Waivers 

Planning Commission 

Recommendation 

Development Services Department 

Recommendation 

Variation to Section 6.06.06 to allow a 5-foot buffer Type A screening in-lieu 

of a 20-foot buffer with Type B screening on the north side of folio 

77734.0000. 

Waiver of additional setback of 2 feet for every foot over 20 feet for the front, 

rear and side yard setbacks. 

Planning Commission staff finds the proposal consistent with the Hillsborough 

Comprehensive Plan for Unincorporated Hillsborough County. 

Staff finds the proposal APPROVABLE, with conditions. 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.1 Vicinity Map 

Context of Surrounding Area 

Case Reviewer: Tim Lampkin 

The subject site is located off Big Bend Road approximately 900 feet to the west of the subject site is the on/off

ramp to 1-75. The site is in the Urban Service Area and within the limits of the Riverview and Southshore Areawide 

Systems Community Plans. The surrounding area includes a mix of uses including: 

• To the northeast is a vacant Commercial, General (CG) zoned property,

• A hospital and medical offices (St. Joseph's Hospital -South) to the east across Simmons Loop,

• A Planned Development (PD 15-0172) to the south was approved for a 400-unit multi-family development,

• To the west is zoned Agricultural Rural (AR) developed with an artificial lake (retention pond) to the west,

and

• A County park directly north across Big Bend Road, and northeast across Big Bend Road is vacant

agriculturally zoned properties.
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.2 Future Land Use Map 

Future Land Use Category Description: 

Jon3, S31k Dr a. 

E 
!l5 

1-----R,dgecrosl Or -I 

[ 

Case Reviewer: Tim Lampkin 

The site is designated UMU-20 (Urban Mixed Use - 20) on the Future Land Use Map. UMU-20 allows residential, 

regional commercial, offices, business parks, research park, light industrial, multi-purpose, and mixed-use 

development. Projects that are 10 acres or greater within the Urban Mixed Use-20 future land use classification must 

demonstrate a mix of land uses in accordance with Comprehensive Plan Policy 19.1. 

Maximum FAR: 1.0 

Maximum Density: 20 dwelling units per acre. 

The UMU-20 (Urban Mixed Use - 20) Future Land Use category is located north, south, east and west of the subject 

property. Further southeast of the site is Community Mixed Use-12 (CMU-12). Along the northside of Big Bend Road 

there is Residential-6 (RES-6) and Office Commercial-20 (OC-20). 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.3 Immediate Area Map 

Case Reviewer: Tim Lampkin 

Adjacent Zonings and Uses 

Location: Zoning: 
Future 

Density/F.A.R. Permitted Use: Existing Use: 
Land Use: 

AR, PD 04- UMU-20 PD FAR: 0.40 
Vance Vogel Park & 

North 1820, RSC-2, (Urban Mixed ASC-1: 53,560 sq. Park, Agriculture, SF 

ASC-1, AS-1 Use -20) ft. 
Vacant 

UMU-20 PD: max. 400 
Multi-family apartment Multi-family apartment 

South PD 15-0172 (Urban Mixed multi-family 

Use -20) units 
buildings buildings 

UMU-20 
West AR 

(Urban Mixed 
Retention Pond Retention Pond Retention Pond 

UMU-20 FAR: 0.29 Hospital, medical Hospital, medical 

East PD 17-0501 (Urban Mixed (excluding offices and accessory offices and accessory 

Use -20) energy plant) medical uses. medical uses. 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 Case Reviewer: Tim Lampkin 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.4 Existing Site Plan 

;, 
I 

I 

·--- - -- . 

_•S<J�T\J(;.� 

PROPOSED USE(S): PARCELS A•E: BUSINESS ANO COMMERCIAL USES AN□,roq 
OFFICE AND PROFESSIONAL SERVICES USES, AS ALLOWED 
WITHIN THE "CG" ZONING D S'"RICT (LIMITED TO A MAXl\•U'A OF 
15,000 si: OF FAST-FOOD RESTAURANT(S)) 

PARCEL F. AS ALLOWED WITH!� THE 'AR' ZONING DISTRICT 

PERIMETER SETBACKS 
FRONT (NORTH): 30 (MIN. FROM BIG BEND AD) 
FRONT (EAST): 30' (MIN, FROM SIWMONS LOOP) 
SIDE (EAST)· 20' (MIN. FROM FOLIO #77730.0100) I 

MAY BE REDUCED TO 5' (WIN), IF THE PARCEL IS REZONED TO 
ALLOW COMMEnclAL USES PntOR TO SITE PLAN SUBMITTAL 
FOR PARCELS A AND/OR B. 

SIDE (WEST): N/A, UNLESS PARCEL FIS DEVELOPED. THEN SETBACKS 
SHALL BE PER 'AR ZONING STANDARDS 

REAR (SOUTH): N/A · NOT REQUIRED FOR COMMON AREA TRACT 

INTERNAL SETBACKS (BETWEEN PROPOSED PARCELS WITHIN THE PD) 
SIDE/REAR: 5' (MIN) 

BUILDING HEIGi IT: 50' MAX (AN ADDITIONAL SETBACK OF 2' FOR EVERY I or 
HEIGHT OVER 20' SHALL BE ADDED TO PERIMETER SETBACK 
WHERE ABUTTING A RESIDENTIAL DISTRICT) 

. . , 

: � 
, . 
. .. 
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APPLICATION NUMBER: PD 21-0865 
ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.5 Proposed Site Plan 

,c =-= 

II 

II 

::i !
111 ! 
liq 
uV 
'I 
I 

II 
I - ., 

.,-,= 

----

------

PROPOSED DEVELOPMENT STANDARDS 

PERIMETER BUILDING SETBACKS 
FRONT {NORTH): 25' (MIN. FROM BIG BEND RD) !2J 
FRO NT {EAST): 25' (MIN. FROM SIMMONS LOOP) (2I 
SIDE (EAST): 1<T (MIN. FROM FOLIO #77730-D 100) <2l 
SIDE (WEST}: 10' (MIN. FROM FOLIO #51514-5000) <2l 
REAR (SOUTH): 15' (MIN. FROM FOLIO #7773-0200) l2) 
PERIMETER BUFFERING 

FRONT {NORTH): 8' VUA (FROM BIG BENO) 
FRONT (EAST): 8' VUA (FROM SIMti10NS LOOP} 
SIDE {NORTH� 5' TYPE A (FROM FOLIO #77730�100) (ti 
SIDE (EAST): 20' TYPE B (FROM FOLIO #77730-0100)
SIDE (WEST}: 20' TYPES (FROM FOLIO #51514-5000)

REAR {SOUTH): 8' VUA (FROM FOLIO #7773-0200) 

PROPOSED USE INFORMATION 

PROPOSED BUILDING USE 
(20 OU PER ACRE) 

PROPOSED DOG PARK USE 

2.5 Variation Requested 

10.57 AC' 20 = 211 DWELLING UNITS 

1.17 AC (MIN. 10% OF TOTAL SITE AREA) 

Case Reviewer: Tim Lampkin 

.liiL 

� Proposed 
I Cross .:iccess 

The site plan depicts a single envelope 

for the location of the proposed multi

family buildings with parking, and 

proposed stormwater management 

and/or floodplain compensation areas 

on both the eastern and the western 

portions of the site. The west of the 

development is a proposed public dog 

park. 

There are two access points, one 

located on Big Bend Road and another 

on Simmons Loop. 

The applicant has requested a variation from the general site development requirements found in Parts 6.06.06, 

Buffering and Screening Requirements. Per LDC Section 6.06.06, the proposed residential use would require a 20-

foot buffer with Type B screening against the adjacent CG zoned parcel to the north (folio no. 77730.0100). The 

applicant is requesting a variation of this requirement due to the proposed driveway access to Simmons Loop 

(shown in blue highlighter in the "Proposed Site Plan"). In lieu of the landscape buffer, the applicant proposes a 5-

foot buffer with Type "A" screening which will provide both screening and access. There will be no buffer or 

screening at the proposed cross access between the CG parcel and the development. 

Staff has reviewed the justification statement submitted by the applicant for the variations and finds they meet the 

criteria for approval per LDC Section 5.03.06.C.6. The Rezoning Hearing Master's recommendation for this application 

is required to include a finding on whether the requested variations meet the criteria for approval. 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 Case Reviewer: Tim Lampkin 

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 

County 4 Lanes 
D Corridor Preservation Plan 

fZl Site Access Improvements 
Big Bend Rd. Arterial □Substandard Road

Rural !ZlSufficient ROW Width
D Substandard Road Improvements 

fZl Other 

County 2 Lanes 
fZl Corridor Preservation Plan 

Simmons Loop Collector D Substandard Road 
D Site Access Improvements 

Urban !Zl Sufficient ROW Width 
D Substandard Road Improvements 

D Other 

Choose an item. Lanes 
D Corridor Preservation Plan 

Choose an 
D Substandard Road 

D Site Access Improvements 

item. 
□ Sufficient ROW Width

D Substandard Road Improvements 

D Other 

Choose an item. Lanes 
D Corridor Preservation Plan 

Choose an 
□Substandard Road

D Site Access Improvements 

item. 
□Sufficient ROW Width

D Substandard Road Improvements 

D Other 

Project Trip Generation □Not applicable for this request 

Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips

Existing 9,701 424 395 

Proposed 1,258 87 104 

Difference(+/-) (-) 8,443 (-)337 (-)291 

*Trips reported are based on net new external trips unless otherwise noted.

Connectivity and Cross Access □Not applicable for this request 

Project Boundary Primary Access 
Additional 

Cross Access Finding 
Connectivity/ Access 

North X 
Vehicular &

None Meets LDC 
Pedestrian 

South None Pedestrian Meets LDC 

East X 
Vehicular &

Pedestrian 

Vehicular &
Meets LDC 

Pedestrian 

West None None Meets LDC 

Notes: The connection to Simmons Loop also serves as a Shared Access Facility and required vehicular and 

pedestrian cross access to the folio to the north. 

Design Exception/ Administrative Variance fZl 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: 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 Case Reviewer: nm Lampkin 

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 

CONDITIONS ADDITIONAL INFORMATION/REVIEWING AGENCY OBJECTIONS REQUESTED INFORMATION/COMMENTS 

Environmental: 

Environmental Protection Commission 

Natural Resources 

Conservation & Environmental Lands Mgmt. 

Check if Applicable: 

IX! Wetlands/Other Surface Waters 

□ Use of Environmentally Sensitive Land Credit

□ Wellhead Protection Area

0 Surface Water Resource Protection Area 

D Potable Water Wellfield Protection Area 

Public Facilities: 
Transportation 
□ Design Exception Requested

IX! Off-site Improvements Required 

Utilities Service Area/ Water & Wastewater 
!XI Urban D City ofTampa 

□Rural D City of Temple Terrace 

Hillsborough County School Board 
Adequate 181 K-5 IZ!6-8 D9-12 ON/A 

Inadequate □ K-5 06-8 IZl9-12 ON/A 

□ Yes ON/A

IX! No

□ Yes □ N/A

IZl No

□ Yes □ N/A 

IX! No

IX! Yes 

□ No

D Yes 

IX! No 

□ Yes

IX! No 

□ Significant Wildlife Habitat

D Coastal High Hazard Area 

Future EPC stafT review is not 
limited to the following. regardless 
of the obviousness of the concern as 
raised by the general site plan and 
EPC stafTmay identify other 
legitimate concerns at any time prior 
to final project approval. 

Per the applicant's site plan, the site 
contains I acre of environmentally 
sensitive land. This constitutes less 
than 25% of the site and therefore 
density calculations are done 
without the use of the 
Environmentally Sensitive Land 
Credit. 

□ Urban/Suburban/Rural Scenic Corridor

□ Adjacent to ELAPP property

D Other 

□ Yes

IZl No 

□ Yes

IX! No

□ Yes

IZI No

IX! Yes 

□ No

IX! Yes 

0 No 

□ Yes

IZI No 

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. 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 

Impact/Mobility Fees 

Case Reviewer: Tim Lampkin 

The project area is located in the Urban Service Area. An 8-inch water main is available approximately 120 feet from 

the site and is located within the east Right-of-Way of Simmons Loop . The property lies within the Hillsborough 

County Wastewater Service Area. A 4-inch wastewater force main exists adjacent to the site and is located within the 

west Right-of-Way of Simmons Loop. 

Estimated Fees: 

(Fee estimate is based on a 1,200 square foot, 2 bedroom, Multi-Family Units 3+ story) 
Mobility: $3,891 * 235 units= $914,385 
Parks: $1,316 * 235 units = $309,260 
School: $3,891 * 235 units = $914,385 
Fire: $249 * 235 units = $ 58,515 
Total Multi-Family (3+ story) = $2,196,545 

Project Summary/Description: 

µrban Mobility, South Park/Fire - 235 Multi-Family Units (two 4-story buildings). 

Credit for prior structures may be eligible. 

Comprehensive Plan: 

Planning Commission 

□ Meets Locational Criteria

□ Locational Criteria Waiver Requested

� Minimum Density Met □ N/A

D Inconsistent 

C8l Consistent 

□ N/A

□ Yes

� No
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 

5.0 IMPLEMENTATION RECOMMENDATION 

5.1 Compatibility 

Case Reviewer: Tim Lampkin 

The request is to modify Planned Development (PD) 16-0209, associated with two parcels totaling approximately 11. 74 

acres. The previous PD 16-0209 was approved for up to 40,000 square feet of business and commercial, general uses 

and/or office and professional services, as allowed within the CG zoning district (limited to a maximum of 15,000 square 

feet of fast-food restaurants). The applicant proposes a change in use to multi-family development of 211 residential 

units located on 10.57-acres with a community dog park, located on the 1.17 acres located to the west of the multi

family building. The community dog park will be owned and maintained by the multi-family apartment complex. 

The site is located west of the Big Bend Road and Simmons Loop intersection and is predominantly surrounded by 

residential with nearby medical uses, and vacant land. The underlying future land use (FLU) category of the subject parcel 

is Urban Mixed Use- 20 (UMU-20). The subject area consists of two parcels. 

• The property is located just east of lnterstate-75 within the Riverview Community Base Planning Area,

• Within the Urban Service Area,

• Residential as well as neighborhood serving uses such as a hospital and a park to the northwest across Big Bend

Road.

The existing PD 16-0209 requires a 30-foot front setback and allows a SO-foot maximum building height. The current 

application is proposing a 25-foot front setback and a maximum 58-foot building height with a maximum of 4 stories. 

The applicant requests a waiver of additional setback of 2 feet for every foot over 20 feet to allow a 25-foot front yard 

setback, a 15-foot rear yard setback, and a 10-foot setback on the east side yard. Staff finds the waiver request 

supportable. 

Pedestrian cross-access is proposed along the southern property line to the existing multi-family development. Vehicular 

access is provided via a right-in/right-out driveway on Big Bend Road as well as another right-in/right-out along Simmons 

Loop. Future cross access is delineated for the adjacent commercially zoned parcel located to the north of the subject 

parcel. See Transportation Review Comment Sheet for additional transportation review comments and analysis. 

The application requests a variation to Land 

Development Code Parts 6.06.00 

(Landscaping/Buffering) to allow driveway access to 

Simmons Loop. In lieu of the landscape buffer, the 

applicant proposes a 5-foot buffer with Type "A" 

screening which will provide both screening and access. 

The site will comply with and conform to all other 

applicable policies and regulations, including but not 

'Big Benc:J°Rd. _____ _._ 

ill 
I( 

I 
limited to, the Hillsborough County Land Development i 
Code, Site Development and Technical Manuals. ., IS • 

As reflected in the recommended conditions of approval in this report, staff does not object to the requested variation. 

The hearing master's recommendation for this application is required to include a finding on whether the requested 

variation meets the criteria for approval, per LDC Section 5.03.06.C.6. 

5.2 Recommendation 

The proposed project with the proposed development standards, existing scale and restrictions may be found to be 

compatible with nearby development patterns. The request would encourage residential development that 

complements the surrounding character and promotes housing diversity in the Riverview Community Plan area. In 

compliance with Future Land Use Element (FLUE) Policy 19.1, the applicant is proposing a secondary use that constitutes 

ten percent of the unified site development. Staff finds the request APPROVABLE with conditions, based on the above. 
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, 
APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 

6.0 PROPOSED CONDITIONS 

Case Reviewer: Tim Lampkin 

Staff finds the request Approvable, subject to the following conditions listed below, and based on the general site plan 

submitted September 28, 2021. 

1. Parcels A through E shall be limited to a combiRed total of 40,000 square feet of floor space for C G

(Commercial, GeReral) district uses iR the maRRer allo1ned by the La Rd DevelopmeRt Code the date of rezoRiRg

approJJal, excludiRg gas statioRs, subject to the followiRg restrictioRs:

1.1 Mo more thaR 15,000 square feet of floor space shall be utilized for fast food restauraRts. The floor space

may be apportioRed amoRg the parcels at the discretioR of the developer. Each site de1•1elopmeRt plaR that 

is submitted shall iRclude a table trackiRg all pre'o1ious developmeRt approYals iR the PD by floor space a Rd 

tl5€-,, 

1. Development iR Parcels A through E shall be limited to 211 units of multi-family residential, with a 1.17-acre

community dog park located on the western portion of the unified site plan.

2. Development shall comply with the following standards:

MiRimum parcel size: 10,000 square feet.

MiRimum parcel 1,vidth: 75 feet.

Minimum building setbacks: JG 25 feet from Big Bend Road and Simmons Loop Road rights-of-way, measured

from the interior edge of right-of-way preservation areas where required-;-five 

feet from the iRtemal project road1,1,1ay, eiEcept that OR the west side of Parcel E aR 

eight foot setback from the roadway shall be required; fr.·e feet from iRterior 

parcel liRes; a Rd five feet where adjaceRt to parcel folio 77730.0100 if RO buffer 

area is required pursuaRt to CoRditioR 5.3. 

Maximum building height: W 58 feet. 

Maximum impervious area: 70 percent project wide. 

Vehicular Use Area Buffer: 8-foot buffer along Big Bend Road and Simmons Loop 

8-foot buffer along Rear Yard adjacent to folio no. 77730.0200.

3. IRterior lot Ii Res betweeR Parcels A through E showR OR the geReral site plaR may be moved a Rd/or parcels

may be coRsolidated at the discretioR of the developer, subject to the miRimum parcel dimeASioRs iR

CoRditioR 2. Ho1,ve1Jer, the 11,•estem a Rd southern bouRdary of the parcels shall strictly coRform to the geReral

site plaR.

4. Parcel F shall be limited to passiYe agricultural uses, storm water maRagemeRt aRd/or floodplaiR

compeRsatioR area. BuildiRgs shall be subject to the staRdards of the AR zoRiRg district.

3. Buffering and screening between uses shall be provided in accordance with the requirements of LDC Section

6.06.06, except as follows:

5.1 �Jo bufferiRg or screeRiRg shall be required betweeR parcels withiR the project.

� 3.1 No buffering or screening shall be required on the south project boundary where adjacent to PD 11-

0415.

� 3.2 Ne--e§.uffering and 9f screening shall be required adjacent to the southern boundary of parcel folio

77730.0100 shall include a 5-foot buffer with type "A" screening. if that parcel has beeR rezoRed for

commercial a Rd/or office uses prior to the submittal of iRitial site developmeRt plaRs for Parcels A a Rd/or B.
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APPLICATION NUMBER: PO 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 Case Reviewer: Tim Lampkin 

4. Buffering and screening for off-street vehicular use areas shall be provided in accordance with the

requirements of LDC Section 6.06.04
.:., 

except that the requirements of Section €i.0€i.Qq_f:.1 shall not apply

between Parcels/\ through E.

5. An evaluation of the property by Natural Resources staff has identified a number of mature trees that may

include grand oaks. The potential stature of these trees warrants every effort to minimize their removal. The

developer is encouraged to consult with Natural Resources staff for design input addressing these trees prior

to submittal of initial site development plans.

6. The planting of required trees shall be sensitive to overhead electric utility lines. Trees that exceed a mature

overall height of 20 feet shall not be planted within 30 feet of an existing or proposed overhead electric utility

line.

7. Approval of this rezoning petition by Hillsborough County does not constitute a guarantee that 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.

8. This site is located within the Hillsborough County Urban Service Area, therefore the subject property should be

served by Hillsborough County Water and Wastewater Service. This does not guarantee water or wastewater

service or a point of connection. Developer is responsible for submitting a utility service request at the time of

development plan review and will be responsible for any on-site improvements as well as possible off-site

improvements.

9. Water distribution system improvements will need to be completed prior to connection to the County's water

system. No building permits that would create demand for water service shall be issued until either the

completion by the County of funded Capital Improvement Program projects C32001 - South County Potable

Water Repump Station Expansion and C32011 - Potable Water In-Line Booster Pump Station, and the projects

are put into operation or until June 1. 2022, whichever occurs first.

10. As pedestrian cross-access is required between this and the adjacent project to the south. the developer shall

construct a minimum a minimum 5-foot wide sidewalk connection between the internal sidewalk network and

the existing pedestrian cross-access (sidewalk) stubout, which was previously constructed within folio

77730.0220. Given the need for public access through the project given the proposed publicly accessible dog

park. such connection shall be ungated. Prior to the issuance of any commercial building permits, the

de·reloper shall provide a pa•red roadway stub out to the southern boundary of the PD to accommodate

vehicular and pedestrian cross access with adjacent PD 11 OHS, except as otherwise provided below.

Relocation of the cross access shall require minor modification appro•;al for both PDs.

10.1 If at the time of initial site development plan approval for the commercial portion of the project there

is unexpired site development approval in place for Option S of adjacent PD 11 OHS, the developer shall

provide, prior to the issuance of any commercial building permits, a paved sidewalk to the southern

boundary of the PD to accommodate pedestrian cross access 1,1,1ith PD 11 OHS. In such case, the de•;eloper

shall not be required to provide a paved roadway stubout.

11. Prior to the issuance of building permits for Parcel/\, the developer shall provide a paved stub out to the north

parcel line to accommodate cross access with the adjacent propert·r.

12. Prior to the issuance of building permits for Parcel B, the developer shall provide a paved stubout to the east

parcel line to accommodate cross access with the adjacent property.
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 Case Reviewer: Tim Lampkin 

13. The de•o<eloper shall ee required to modify the existing median opening at the project's western drive>,t,eay on

Big Bend Road to allow for right in/right out/left in movements. The developer shall also construct a

westeound left turn lane at this modified median opening.

1q_ The developer shall construct right turn lanes at each project dri·.·eway. 

15. The developer shall ee required to extend the existing easteound left turn lane at the intersection

of Big Bend Road and Simmons Loop Road to accommodate U turning vehicles from the project.

16. The dm,celoper shall ee required to extend the eiEisting ,,.,.esteound left turn lane at the intersection of Big Bend

Road and Simmons Loop Road to accommodate project traffic entering the site from Big Bend Road.

17. The 1-lillseorough County MPO's 2oqo Long Range Transportation Plan identifies Simmons Loop Road as a 2

lane undivided roadway. Simmons Loop Road is shmvn on the 1-lillsborough County Corridor Preservation Plan

as a 2 lane roadway. /\s such, consistent 1Nith the 1-lillseorough County Corridor Preservation Plan, up to 1q feet

of additional right of way shall ee preser.ced along the project's Simmons Loop Road frontage in order to

accommodate a 2 lane collector roadway within Gq feet of right of way. If right of way is so preserved, the

western boundary of the commercial portion of the project, including access drive and common use area, may

ee mo>red westward an equal amount.

18. Prior to site plan submittal, the applicant shall suemit a traffic analysis (methodology approved ey 1-lillseorough

County) identifying the length of the required turn lanes to be constructed ey the applicant. The design and

construction ofthese turn lanes shall ee approved ey Hillseorough County Puelic Works and Development

Services. The queue (storage) length will ee determined eased on required detailed transportation analysis.

11. The project shall be permitted one (1) right-in/ right-out connection onto Simmons Loop, and one (1) right

in/right-out connection onto Big Bend Rd. Notwithstanding anything herein these conditions or on the PD site

plan to the contrary, in the event the right-in/right-out driveway on Big Bend Rd. is being found to cause or

contribute to unsafe conditions on Big Bend Rd. or operational issues at the 1-75 and Big Bend Rd. interchange,

the property owner shall be required (upon written request by Hillsborough County) to propose corrective

measures, which could include but shall not be limited to revised onsite operational plans, revised site design,

and/or changes to the external roadway/driveway access. Such measures will be subject to the review and

approval of Hillsborough County. In the event an agreement on suitable corrective measures cannot be

reached, Hillsborough County may require closure of the Big Ben Rd. access, which shall be at the property

owners' sole cost and expense.

12. As generally shown on the PD site plan, the Big Bend Rd. access shall be located a minimum of 400 feet and a

maximum of 500 feet west of the Big Bend Rd. and Simmons Loop intersection, and the project access may

occur anywhere within this area.

13. As generally shown on the PD site plan, those portions of the internal project driveway and sidewalk system to

Simmons Loop that runs along the southern boundary of folio 77730.0100 shall be considered a Shared Access

Facility with folio 77730.0100. Prior to or concurrent with the initial increment of development, the developer

shall record in the Official Records of Hillsborough County a construction easement and any other easement

necessary to permit the owner/developer of folio 77730.0100 to construct an utilize the required Shared

Access Facility upon (re)development of the adjacent properties without further consultation. The design and

location of all connections shall be subject to the review and approval of Hillsborough County.
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14. Since the developer is proposing a publicly accessible dog park which will be privately owned and maintained

by the property owner, public access to the property must be ensured. As such, prior to or concurrent with 

the initial increment of development, the developer shall record in the Official Records of Hillsborough County 

a public access easement over the sidewalks and driveways which connect the proposed publicly accessible 

dog park with both vehicular and pedestrian entrances to the project (i.e. Big Bend Rd. and Simmons Loop) as 

well as the pedestrian cross access connection along the project's southern boundary. 

15. The internal driveway throat for the Big Bend Rd. access shall be free of parking spaces, internal connections or

other conflicts for a minimum of distance of 150 feet. 

16. The developer shall construct the following site access improvements:

16.1 The Big Bend. Rd. driveway connection shall be designed with a minimum radius of SO feet; and, 

16.2 The developer shall close the existing westbound directional median opening on Big Bend Rd. 

(located approximately 750 feet west of the intersection of Big Bend Rd. and Simmons Loop). 

17. Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle and

pedestrian access may be permitted anywhere along the project boundaries. 

-9,. 18. 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. 

� 19. 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. 

±h 20. effective as of i;ebruar,1 1, 1990, this development order/permit shall meet the concurrenc'; requirements 

of Chapter Hi3, Part 11, J;lorida Statutes. Approval of this development order/permit does not constitute a 

guarantee that there will be public facilities at the time of application for subsequent development orders or 

permits to allow issuance of such development orders or permits. 
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BOCC LUM MEETING DATE: December 14, 2021 Case Reviewer: Tim Lampkin 

1.1 SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDNACE WITH HILLSBOROGUH 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. 

Zoning Administrator Sign Off: 

J. Br n Grady 
Mon bet 11 2021 07:51 :30 
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B. HEARING SUMMARY 
 

This case was heard by the Hillsborough County Land Use Hearing Officer on October 
18, 2021. Mr. Brian Grady of the Hillsborough County Development Services Department 
introduced the petition. 
 
Applicant 
Mr. Truett Gardner spoke on behalf of the applicant. He asked the hearing officer to swear 
in the speakers, and the hearing officer did so. Mr. Gardner displayed presentation slides 
and described the location and characteristics of the subject property and surrounding 
developments. He stated the proposed project is for a 211-unit multi-family development 
and the surrounding area is lacking in multi-family developments. He stated the applicant 
is also proposing a 1.4-acre dog park. Mr. Gardner stated the applicant is willing to place 
a conservation easement over a small onsite wetland once the area is delineated. Mr. 
Garner noted Planning Commission staff found the proposed modification consistent with 
the comprehensive plan, and Development Services Department staff found the proposal 
approvable with conditions.  
 
Mr. Matt Femal of Kimley-Horn stated the applicant is requesting a variance for a 
reduction in the buffer width on the northern shared access drive from Simmons Loop 
Road. He stated the variance request is for a reduction to the 20-foot Type B buffer to a 
5-foot Type A buffer to allow for a shared access road to be placed at a location that will 
serve the future development. He stated the variance is requested where the adjacent 
parcel abuts the stormwater pond, and not where the adjacent parcel abuts any 
residential development. 
 
Mr. Femal stated the applicant is also requesting a waiver to the additional building 
setback of 2 feet for every 1 foot of building height over 20 feet. He stated the building 
height of 58 feet will not impact any adjacent uses. He explained the subject property is 
surrounded by submerged lowlands to the west, Big Bend Road to the north, a hospital 
to the east, and existing multi-family development to the south. He stated the multi-family 
development south of the subject property was constructed with a building height of 58 
feet, which is the same height the applicant is requesting. He stated the subject property 
is at a lower elevation by 6 to 10 feet from the intersection, which reduces the viewable 
height of the buildings from the intersection. 
 
Ms. Addy Park of Kimley-Horn stated the applicant proposes two ungated driveways, 
which consist of one right-in-right-out driveway along Big Bend Road, and one right-in-
right-out driveway along Simmons Loop Road. She stated the proposed plan generates 
far fewer vehicle trips than what is currently allowed by right. 
 
Mr. Gardner stated the dog park will be on the west side of the subject property. He stated 
the current PD zoning is approved for 40,000 square feet of commercial development on 
the subject property. He stated the modification will eliminate the commercial use and 
replace that with 211 multi-family units. 
 

18 of 22



Development Services Department 
Mr. Tim Lamkin, Hillsborough County Development Services Department, presented a 
summary of the findings and analysis as detailed in the staff report previously submitted 
into the record, as revised.  
 
Planning Commission 
Ms. Jillian Massey, 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 hearing officer asked whether there was anyone at the hearing in person or online to 
speak in support of the application.  
 
Mr. Derek Seckinger stated he was speaking on behalf of the owners of the large parcel, 
Ms. Lin and Mr. and Ms. Lee. He stated the owners chose the developer carefully, and 
that the developer builds very nice projects. He stated there is a need for housing in the 
area, especially multi-family. He stated there has been a lot of commercial development 
but there was a need for residential. He asked for support of the proposal. 
 
Opponents 
The hearing officer asked whether there was anyone at the hearing in person or online to 
speak in opposition to the application. There were none. 
 
Development Services Department 
Mr. Grady stated Development Services Department had nothing further but noted he did 
distribute revisions to the staff report to correct a typographical error regarding the staff 
recommendation. 
 
Applicant Rebuttal 
Mr. Gardner stated the applicant had nothing further, but he enjoyed Mr. Lamkin’s addition 
of the dogs on the site plan. 
 
The hearing officer asked the applicant’s representatives to speak about the justification 
for the reduction in the buffering and screening. Mr. Femal described the applicant’s 
request and justification for the waiver of the additional 2-foot setback for every 1-foot of 
building height over 20 feet. The hearing officer asked Mr. Femal to speak to the buffer 
variance. Mr. Femal explained the applicant is required to provide a shared access road 
or connection to an adjacent commercially zoned property at the northeast corner of the 
site, and the required buffer is 20 feet. He stated the applicant is requesting a reduction 
in buffer size to allow the access road to be moved closer to the property. In addition, he 
stated the 20-foot buffer is determined from a residential use to a commercial use but the 
proposed project will have a stormwater pond at that location, rather than residential 
buildings. He stated the LDC buffering and screening matrix shows a zero buffer 
requirement where a commercial use abuts another commercial use. He stated since the 
proposed project will not have any residential buildings at that location on the subject 
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property the applicant is requesting a variance to reduce the buffer, which will allow the 
road to be placed closer to the commercially zoned parcel and will create a better shared 
access connection. 

Mr. Gardner stated the applicant submitted a memorandum addressing specific criteria 
related to the variation and the waiver justification. He stated the applicant had nothing 
further.  

The hearing officer closed the hearing on RZ PD 21-0865. 

C. EVIDENCE SUMBITTED

Mr. Grady submitted into the record at the hearing a copy of the revised Development 
Services Department staff report. 

D. FINDINGS OF FACT

1. The Subject Property consists of approximately 11.74 acres at 6908 Simmons
Loop, which is on the south side of Big Bend Road and the west side of Simmons
Loop, east of Interstate 75 in Riverview.

2. The Subject Property is currently zoned Planned Development 11-0415 and 16-
0209. PD 16-0209 was approved for a maximum of 40,000 square feet of
commercial floor space for CG uses, excluding gasoline stations, on the eastern
portion of the site, and passive agricultural uses, storm water management, or
flood plain compensation on the western portion of the site.

3. The Subject Property is designated Urban Mixed Use-20 on the comprehensive
plan Future Land Use Map.

4. The Subject Property is in the Urban Service Area and is within the boundaries of
the Riverview Community Plan and the Southshore Areawide Systems Plan.

5. The surrounding area includes a mix of uses, including vacant commercially zoned
property to the northeast, hospital and medical offices to the east across Simmons
Loop, a PD (15-0172) approved for a 400-unit multi-family development to the
south, and AR zoned property developed with a retention pond to the west. There
is a county park directly north across Big Bend Road, and agriculturally zoned
vacant properties to the northeast across Big Bend Road.

6. The applicant has requested to modify PD 16-209 to allow a 211-unit multi-family
residential development on 10.57 acres and a community dog park on 1.17 acres
on the western portion of the site.

7. The applicant is requesting a waiver of the additional setback of 2-feet for every 1-
foot of building height over 20 feet for the front, rear, and side yard setbacks.
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Specifically, the applicant is proposing a maximum 58-foot building height with a 
maximum of 4 stories. The applicant proposes a 25-foot front yard setback, a 15-
foot rear yard setback, and a 10-foot east side yard setback.  
 

8. Development Services Department staff find the additional setback waiver request 
supportable. 
 

9. The applicant is requesting a variation to LDC section 6.06.06 Buffering and 
Screening Requirements, to allow a 5-foot buffer and Type A screening in lieu of 
a 20-foot buffer with Type B screening on the north side of the Subject Property. 
 

10. LDC section 5.03.06.C.6.d. requires the Zoning Hearing Master’s recommendation 
to include a finding regarding whether the variations requested as part of a Planned 
Development rezoning meet the variance criteria of LDC 5.03.06.C.6.b. 
 

Findings on LDC 5.03.06.C.6.b. variation criteria: 
 

1. The variation is necessary to achieve creative, innovative, and/or 
mixed-use development that could not be accommodated by strict 
adherence to current regulations. Yes. The variation will provide both 
buffering and access to Simmons Loop in an area of the Subject Property 
that abuts a vacant commercially zoned parcel. The design will 
accommodate a stormwater retention area and access drive aisle. No 
residential uses will be located within this area. 
 

2. The variation is mitigated through enhanced design features that are 
proportionate to the degree of variation. Yes. The site plan depicts a 
proposed stormwater management area located east of the residential 
development adjacent to Simmons Loop, with an access road connecting 
the residential uses and Simmons Loop just north of the stormwater area. 
The reduced buffer area abuts a vacant commercially zoned parcel to the 
north. The access road functions as both a buffer and access. 
 

3. The variation is in harmony with the purpose and intent of the 
Hillsborough County Land Development Code. Yes. The variation will 
provide both buffering and access to Simmons Loop in an area of the 
Subject Property that abuts a vacant commercially zoned parcel. The 
design will accommodate a stormwater retention area and access drive 
aisle. No residential uses will be located within this area. 
 

4. The variation will not substantially interfere with or injure the rights of 
adjacent property owners. Yes. The variation is in an area of the Subject 
Property that abuts a vacant commercially zoned parcel to the north, a 
stormwater retention area to the south, and Simmons Loop to the east. The 
variation will not substantially interfere with or injure the rights of any 
adjacent property owners.  
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E. FINDINGS OF COMPLIANCE OR NON-COMPLIANCE
WITH COMPREHENSIVE PLAN 

The major modification request is in compliance with, and does further the intent of the 
Goals, Objectives, and Policies of the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County. 

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. (2021). Based on the evidence and testimony submitted in
the record and at the hearing, including reports and testimony of Development Services
Staff and Planning Commission staff, applicant’s testimony and evidence, there is
substantial competent evidence demonstrating the requested major modification is
consistent with the Future of Hillsborough Comprehensive Plan for Unincorporated
Hillsborough County, and does comply with the applicable requirements of the
Hillsborough County Land Development Code.

G. SUMMARY

The applicant has requested to modify PD 16-209 to allow a 211-unit multi-family 
residential development on 10.57 acres and a community dog park on 1.17 acres on the 
western portion of the site. The applicant is requesting a waiver of the additional setback 
of 2-feet for every 1-foot of building height over 20 feet for the front, rear, and side yard 
setbacks. Specifically, the applicant is proposing a maximum 58-foot building height with 
a maximum of 4 stories. The applicant proposes a 25-foot front yard setback, a 15-foot 
rear yard setback, and a 10-foot east side yard setback. The applicant is requesting a 
variation to LDC section 6.06.06 Buffering and Screening Requirements, to allow a 5-foot 
buffer and Type A screening in lieu of a 20-foot buffer with Type B screening on the north 
side of the Subject Property. 

H. RECOMMENDATION

Based on the foregoing Findings of Fact and Conclusions of Law, this recommendation 
is for APPROVAL of the major modification request subject to the conditions listed in the 
revised Development Services Department staff report based on the applicant’s general 
site plan submitted September 28, 2021. 

Pamela Jo Hatley PhD, JD  Date: 
Land Use Hearing Officer 
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Context 
 
 The approximately 11.74 ± acres vacant site is located on the south side of Big Bend Road, 

east of the Interstate 75 and along the west side of Simmons Loop in. The site is in the Urban 
Service Area and within the limits of the Riverview and Southshore Areawide Systems 
Community Plans. 
 

 The subject site’s Future Land Use designation is Urban Mixed Use-20 (UMU-20). Typical 
allowable uses in the UMU-20 category include residential, regional scale commercial uses 
such as a mall, office and business park use, research corporate park uses, light industrial, 
multi-purpose and clustered residential and/or mixed-use projects at appropriate locations. 
Agricultural uses may be permitted pursuant to policies in the agricultural objective areas of 
the Future Land Use Element. Projects that are 10 acres or greater within the Urban Mixed 
Use-20 future land use classification must demonstrate a mix of land uses in accordance with 
Policy 19.1.  
 

 The UMU-20 Future Land Use category surrounds the site on all sides. Further southeast of 
the site is Community Mixed Use-12 (CMU-12). Along the northside of Big Bend Road there 
is Residential-6 (RES-6) and Office Commercial-20 (OC-20).  

 
 The subject site is currently zoned Planned Development (PD). The site to the south is zoned 

PD (15-0172). East of the site is also zoned PD and is developed with St. Joseph’s Hospital. 
To the west is zoned Agricultural Rural (AR) and across Big Bend Road to the north are 
several zoning designations consisting of Agricultural Single Family Conventional -1 (ASC-1) 
and Agricultural Single Family-1 (AS-1) 

 
 The applicant is requesting a modification of Planned Development (PD 16-0209) to permit a 

maximum of 211 multi-family residential units and a dog park. 
   
Compliance with Comprehensive Plan: 
The following Goals, Objectives, and Policies apply to this rezoning request and are used as a 
basis for a consistency finding. 
 
Future Land Use Element 
 
Urban Service Area (USA)  
  
Objective 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. 
 
Policy 1.2:  Minimum Density All new residential or mixed-use land use categories within the 
USA shall have a density of 4 du/ga or greater unless environmental features or existing 
development patterns do not support those densities.  

Within the USA and in categories allowing 4 units per acre or greater, new development or 
redevelopment shall occur at a density of at least 75% of the allowable density of the land use 
category, unless the development meets the criteria of Policy 1.3.   



MM 21-0865 3 
 

Policy 1.4:  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. 
 
Neighborhood/Community Development 

 
Objective 16:  Neighborhood Protection The neighborhood is a 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 16.1:   Established and planned neighborhoods and communities shall be protected by 
restricting incompatible land uses through mechanisms such as:   

a) locational criteria for the placement of non-residential uses as identified in this Plan,  
b) limiting commercial development in residential land use categories to neighborhood scale;   
c) requiring buffer areas and screening devices between unlike land uses; 

 
Policy 16.2: Gradual transitions of intensities between different land uses shall be provided for 
as new development is proposed and approved, through the use of professional site planning, 
buffering and screening techniques and control of specific land uses. 
 
Policy 16.3: 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 

 
Policy 16.10: Any density increase shall be compatible with existing, proposed or planned 
surrounding development. Compatibility is defined as the characteristics of different uses or 
activities or design which allow them to be located near or adjacent to each other in harmony. 
Some elements affecting compatibility include the following: height, scale, mass and bulk of 
structures, pedestrian or vehicular traffic, circulation, access and parking impacts, landscaping, 
lighting, noise, odor and architecture. Compatibility does not mean “the same as”. Rather, it refers 
to the sensitivity of development proposals in maintaining the character of existing development. 
 
Mixed Use Land Use Categories  
  
Objective 19: All development in the mixed-use categories shall be integrated and interconnected 
to each other.   
  
Policy 19.1: Larger new projects proposed in all mixed-use plan categories shall be required to 
develop with a minimum of 2 land uses in accordance with the following:    

 Requirements for 2 land uses will apply to properties 10 acres or greater in the RMU-35, 
UMU-20, and CMU-12 land use categories, and to properties 20 acres or greater in the 
SMU-6 and NMU-4 land use categories.   

 At least 10% of the total building square footage in the project shall be used for uses other 
than the primary use.   
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 The mix of uses may be horizontally integrated (located in separate building). Horizontal 
integration may also be achieved by utilizing off-site uses of a different type located within 
¼ mile of the project, on the same side of the street of a collector or arterial roadway 
connected by a continuous pedestrian sidewalk.   

 The land uses that may be included in a mixed-use project include: retail commercial, 
office, light industrial, residential, residential support uses, and civic uses provided that the 
use is permitted in the land use category.    

 These requirements do not apply within ½ of a mile of an identified Community Activity 
Centers (if other mixed-use standards have been adopted for that area or when the project 
is exclusively industrial).  

  
Policy 19.2: In the mixed-use land use categories, when two or more uses are required on the 
same project, then the development shall be implemented through a zoning district that 
demonstrates street connectivity, description of land uses, and site placement, access locations 
and internal connections at a minimum. 
 
Objective 35:  Incentive programs and design sensitive regulations shall be developed and 
implemented that will promote high quality private and public development, and to assure creative 
and responsive approaches to the review of development within the I-75 mixed use categories. 

Policy 35.4: Encourage high quality site designs through incentives or specific development 
standards for on-site lighting, perimeter landscaping, and signage. 

 
Livable Communities Element 
 
Riverview Community Plan 
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". (See Figure 10) 

The following specific districts are incorporated into the Riverview District Concept Map. 
Require future development and redevelopment to comply with the adopted Riverview 
District Concept Map.  

 
5. Residential – Encourage attractive residential development that complements 

the surrounding character and promotes housing diversity. 
 
Staff Analysis of Goals, Objectives, and Policies: 
The applicant is requesting a modification to PD 16-0209 for the purpose of developing 211 
multi-family units and a dog park. With an acreage of 10.57 reserved for the multi-family 
residential within the Urban Mixed Use-20 category, the site can be considered for up to a 
maximum of 211 residential units. The density calculation is as follows: (10.57. acres X 
20du/ga= 211). The applicant is maximizing the residential units, that can be considered 
on the site. The requested use can be considered within and is consistent with the UMU-
20 Future Land use category. 
 
Future Land Use Element (FLUE) Objective 19 outlines the intent of all Mixed-Use 
categories in the Comprehensive Plan. FLUE Policy 19.1 specifically states that 
“Requirements for 2 land uses will apply to properties 10 acres or greater in the RMU-35, 
UMU-20, and CMU-12 land use categories, and to properties 20 acres or greater in the SMU-
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6 and NMU-4 land use categories.” Furthermore, according to Policy 19.1 at least 10% of 
the total square footage of the building must be designated for a second use. The request 
is meeting the intent of this policy direction by providing a 1.17-acre civic use, specifically 
a dog park that will be open to the public and multi-family residential uses. Additionally, 
there are internal vehicular and pedestrian connections between the two uses to meet the 
intent of this policy. The proposed modification is consistent with the Comprehensive Plan.  
 
The site is located within the Urban Service Area. As per Policy 1.2 of the Future Land Use 
Element, these sites are to be developed at a minimum of 75% of the allowable density per 
the land use classification. This request is meeting the intent of Policy 1.2 by providing 
well over 158 units. 
 
As per conditions, the design of the site will include wayfinding so that the public is aware 
of the civic use, meeting the intent of Policy 35.4 of the Future Land Use Element. 
 
The site is located within the limits of the Riverview Community Plan, specifically within 
the Residential District. The proposed development would support the vision of the 
Riverview Community Plan by developing residential uses. 
 
Overall, the proposed major modification would provide for a development pattern that is 
comparable to the mixed-use development pattern within the surrounding area and meets 
the intent of the mixed-use policies as well as the vision of the Riverview Community Plan.  
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed 
modification CONSISTENT with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, subject to conditions proposed by Development Services. 
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AGENCY REVIEW COMMENT SHEET

TO: Zoning Technician, Development Services Department DATE: 10/8/2021

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

PLANNING AREA/SECTOR: RV/ Central PETITION NO: MM 21-0865

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
Revised Conditions
10. Prior to the issuance of any commercial building permits, the developer shall provide a paved roadway 

stubout to the southern boundary of the PD to accommodate vehicular and pedestrian cross-access with 
adjacent PD 11-0415, except as otherwise provided below. Relocation of the cross-access shall require minor 
modification approval for both PDs.

10.1 If at the time of initial site development plan approval for the commercial portion of the project there is 
unexpired site development approval in place for Option 5 of adjacent PD 11-0415, the developer shall 
provide, prior to the issuance of any commercial building permits, As pedestrian cross-access is required
between this and the adjacent project to the south, the developer shall construct a minimum 5-foot wide
paved sidewalk connection to the southern boundary of the PD to accommodate between the internal 
sidewalk network and the existing pedestrian cross-access (sidewalk) stubout which was previously 
constructed within folio 77730.0200.  Given the need for public access through the project given the 
proposed publicly accessible dog park, such connection shall be ungated.with PD 11-0415. In such case, the 
developer shall not be required to provide a paved roadway stubout.

[Transportation Review Section staff proposes modification of this condition as the revised PD site plan and 
development program no longer necessitate such vehicular cross-access, although pedestrian cross access 
is still required pursuant to Section 6.04.03.Q. of the LDC.]

11. Prior to the issuance of building permits for Parcel A, the developer shall provide a paved stubout to the 
north parcel line to accommodate cross-access with the adjacent property.

[Transportation Review Section staff proposes deletion of this condition as the revised PD site plan and 
development program no longer necessitate such stubout/cross-access.]

12. Prior to the issuance of building permits for Parcel B, the developer shall provide a paved stubout to the east 
parcel line to accommodate cross-access with the adjacent property.

[Transportation Review Section staff proposes deletion of this condition as the revised PD site plan and 
development program no longer necessitate such stubout/cross-access.]

13. The developer shall be required to modify the existing median opening at the project’s western driveway on 
Big Bend Road to allow for right-in/right-out/left-in movements. The developer shall also construct a 
westbound left-turn lane at this modified median opening.



[Transportation Review Section staff proposes deletion of this condition as the revised access plan no longer 
supports these improvements.  A condition requiring closure of the median opening is being proposed 
hereinbelow.]

14. The developer shall construct right-turn lanes at each project driveway.

[Transportation Review Section staff proposes deletion of this condition as the revised development plan 
generates substantially less traffic.  As such, these improvements are no longer warranted pursuant to 
Section 6.04.04.D. of the LDC.  It is anticipated that developed of the CG zoned commercial parcel which 
will utilized the Shared Access Facility may trigger a right turn lane on Simmons Loop into the project 
driveway; however, such turn lane would be the responsibility of the developer of that parcel.]

15. The developer shall be required to extend the existing eastbound left-turn lane at the intersection of Big Bend 
Road and Simmons Loop Road to accommodate U-turning vehicles from the project.

[Transportation Review Section staff proposes deletion of this condition.  Modification of this intersection 
will be undertaken by the County and FDOT as a part of the I-75/Big Bend Rd. interchange project, as 
further discussed hereinbelow.]

16. The developer shall be required to extend the existing westbound left turn lane at the intersection of Big 
Bend Road and Simmons Loop Road to accommodate project traffic entering the site from Big Bend Road.

[Transportation Review Section staff proposes deletion of this condition as the revised development plan
and access configuration has changed, and the project is anticipated to generate substantially less traffic 
than the existing approved zoning.  As such, these improvements are no longer warranted.]

17. The Hillsborough County MPO’s 2040 Long Range Transportation Plan identifies Simmons Loop Road as 
a 2-lane undivided roadway. Simmons Loop Road is shown on the Hillsborough County Corridor 
Preservation Plan as a 2-lane roadway. As such, consistent with the Hillsborough County Corridor 
Preservation Plan, up to 14 feet of additional right-of-way shall be preserved along the project’s Simmons 
Loop Road frontage in order to accommodate a 2-lane collector roadway within 64 feet of right-of-way. If 
right-of-way is so preserved, the western boundary of the commercial portion of the project, including access 
drive and common use area, may be moved westward an equal amount.

[Transportation Review Section staff proposes deletion of this condition.  Simmons Loop has been built to 
accommodate its ultimate future configuration (i.e. dual northbound to westbound left turn lanes, one 
northbound through lane, and one northbound to eastbound right turn lane). As such, no additional right-
of-way preservation is needed.]

18. Prior to site plan submittal, the applicant shall submit a traffic analysis (methodology approved by 
Hillsborough County) identifying the length of the required turn lanes to be constructed by the applicant. 
The design and construction of these turn lanes shall be approved by Hillsborough County Public Works and 
Development Services. The queue (storage) length will be determined based on required detailed 
transportation analysis.

[Transportation Review Section staff proposes deletion of this condition as turn lanes are no longer 
warranted pursuant to Section 6.04.04.D. of the LDC.]

New Conditions
1. The project shall be permitted one (1) right-in/ right-out connection onto Simmons Loop, and one 

(1) right-in/right-out connection onto Big Bend Rd. Notwithstanding anything herein these 
conditions or on the PD site plan to the contrary, in the event the right-in/right-out driveway on 
Big Bend Rd. is being found to cause or contribute to unsafe conditions on Big Bend Rd. or 
operational issues at the I-75 and Big Bend Rd. interchange, the property owner shall be required
(upon written request by Hillsborough County) to propose corrective measures, which could 
include but shall not be limited to revised onsite operational plans, revised site design, and/or 
changes to the external roadway/driveway access.  Such measures will be subject to the review and 
approval of Hillsborough County.  In the event an agreement on suitable corrective measures 



cannot be reached, Hillsborough County may require closure of the Big Ben Rd. access, which 
shall be at the property owners’ sole cost and expense.

2. As generally shown on the PD site plan, the Big Bend Rd. access shall be located a minimum of 
400 feet and a maximum of 500 feet west of the Big Bend Rd. and Simmons Loop intersection,
and the project access may occur anywhere within this area.

3. As generally shown on the PD site plan, those portions of the internal project driveway and 
sidewalk system to Simmons Loop that runs along the southern boundary of folio 77730.0100 shall 
be considered a Shared Access Facility with folio 77730.0100.  Prior to or concurrent with the 
initial increment of development, the developer shall record in the Official Records of 
Hillsborough County a construction easement and any other easement necessary to permit the 
owner/developer of folio 77730.0100 to construct an utilize the required Shared Access Facility 
upon (re)development of the adjacent properties without further consultation.  The design and 
location of all connections shall be subject to the review and approval of Hillsborough County.

4. Since the developer is proposing a publicly accessible dog park which will be privately owned and 
maintained by the property owner, public access to the property must be ensured.  As such, prior 
to or concurrent with the initial increment of development, the developer shall record in the Official 
Records of Hillsborough County a public access easement over the sidewalks and driveways 
which connect the proposed publicly accessible dog park with both vehicular and pedestrian 
entrances to the project (i.e. Big Bend Rd. and Simmons Loop) as well as the pedestrian cross 
access connection along the project’s southern boundary.

5. The internal driveway throat for the Big Bend Rd. access shall be free of parking spaces, internal 
connections or other conflicts for a minimum of distance of 150 feet.

6. The developer shall construct the following site access improvements:

a. The Big Bend. Rd. driveway connection shall be designed with a minimum radius of 50
feet; and,

b. The developer shall close the existing westbound directional median opening on Big Bend 
Rd. (located approximately 750 feet west of the intersection of Big Bend Rd. and Simmons 
Loop).  

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

PROJECT SUMMARY AND ANALYSIS
The applicant is requesting a Major Modification (MM) to previously approved PD 16-0209, which 
consists of two parcel totaling +/- 12.34 ac. The approved PD currently has approvals for up to 40,000 s.f. 
of Commercial General (CG) uses, excluding gas stations.  Additionally, there is an existing condition 
allowing no more than 15,000 s.f. of the 40,000 s.f. total to be utilized as fast food restaurant uses.  147-
unit mobile home park.  The proposed PD is seeking to replace the existing entitlements to instead allow 
up to 211 multi-family dwelling units and +/- 1.17 ac. publicly accessible dog park which will be owned 
and maintained by the multi-family apartments.

As required by the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis.  Staff has prepared a comparison of the trips potentially generated under 
the existing and proposed zoning designations, utilizing a generalized worst-case scenario. The information 
below is largely based on data from the Institute of Transportation Engineer’s Trip Generation Manual,
10th Edition; however, the Trip Generation Manual does not include data for a community dog park.  As 
such, the applicant studied two Hillsborough County Dog Parks in the p.m. peak hour in order estimate 
project traffic for the use.  This data was utilized in the calculations below, and a.m. peak hour trips were 



conservatively assumed to equal p.m. peak hour trips.  Average daily traffic was assumed to equal 10 times
the peak hour trips.

Approved Uses (PD 16-0209):

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

Total Peak           
Hour Trips

AM PM
15,000 s.f. Fast Food with Drive-Through
(ITE LUC 934) 7,064 603 490

15,000 s.f. Pharmacy with Drive-Through
(ITE LUC 881) 1,637 58 154

10,000 s.f. Bank with Drive-Through
(ITE LUC 912) 1,000 95 205

Subtotal: 9,701 756 849
Less Internal Capture: N/A -12 -120

Less Pass-By Trips: N/A -320 -334
Net External Trips: 9,701 424 395

Proposed Uses (MM 21-0865):

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

Total Peak           
Hour Trips

AM PM
211 Multi-Family Dwelling Units
(ITE LUC 221) 1,148 76 93

1.17 ac. Dog Park (Rates by Special Study) 110 (est.) 11 (est.) 11
Subtotal: 1,258 87 104

Less Internal Capture: N/A N/A N/A
Less Pass-By Trips: -0 -0 -0
Net External Trips: 1,258 87 104

Trip Generation Difference:

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

Total Peak          
Hour Trips

AM PM
Difference (-) 8,443 (-) 337 (-) 291

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE

Big Bend Rd. - Today
Big Bend Rd. is a 4-lane, divided, publicly maintained, arterial roadway characterized by +/- 11-foot wide 
travel lanes in average condition.  The roadway lies within a +/- 257-foot wide right-of-way along the 
project’s frontage.  There are +/- 5-foot wide bicycle facilities (on paved shoulders) along both sides of Big 
Bend Rd. in the vicinity of the proposed project. There are +/- 5-foot wide sidewalks along the south side 
of Big Bend Rd. east of the proposed project.

Recently a 5th lane (i.e. eastbound to southbound right-turn drop lane) was added to Big Bend Rd. to connect 
the turn lane at the Simmons Loop intersection with the I-75 offramp to the project’s west.

Big Bend Rd. - Future
There are several projects which are in various stages of planning and construction relative to Big Bend 
Rd., including the widening of Big Bend Rd. between US 41 and US 301 from 4-lanes to 6-lanes, as well
as significant improvements to the interchange which are being funded by FDOT and the County to 
accelerate improvement of the interchange to its ultimate future configuration.  CIP project information 



sheets as well as the latest conceptual rendering showing interchange related improvements have been 
attached to this report.

Other Area Projects
The Apollo Beach Blvd. (Paseo al Mar Blvd.) Flyover Project has been designed and permitted, is currently 
under construction. This project will result in a 4-lane divided roadway between US 41 and US 301. The 
Belmont development has constructed Gate Dancer Rd. to its northern project boundary. The Gate Dancer 
Ext. within two PDs (20-0310 and 20-0311) is a fully developer funded project and has construction plan 
approval.  These projects are anticipated to provide alternative routes throughout the area and significantly 
reduce traffic on certain segments of Big Bend Rd.

As a part of the FDOT CIGP grant application for the Flyover Project, County staff estimated the reduction 
in trips on existing area roadways which would result from completion of the Flyover Project and Gate 
Dancer Extension (collectively referred to as “the Projects”). Staff estimated that construction of the 
Projects would result in a trip reduction of 16.8% on the segment of Big Bend Rd. between US 41 and I-
75, and a trip reduction of 5.7% on Big Bend Rd. between I-75 and US 301. Staff also estimated a 24.9% 
reduction of trips on 19th Ave. NE west of I-75, and a 10.4% reduction in trips on 19th Ave. NE east of I-
75.

Simmons Loop
Simmons Loop is a 2-lane, divided, publicly maintained, collector roadway characterized by +/- 12-foot 
wide travel lanes in above average condition.  The roadway lies within a +/- 95-foot wide right-of-way
along the project’s frontage. There are +/- 5 to 6-foot wide sidewalks along both sides of Simmons Loop 
in the vicinity of the proposed project.  There are +/- 4-foot wide bicycle lanes along both sides of Simmons 
Loop in the vicinity of the proposed project.  

Simmons Loop, along the project’s frontage, is shown on the Hillsborough County Corridor Preservation 
Plan as a future 2-lane enhanced roadway.  The roadway was recently constructed so as to accommodate
its ultimate configuration and will allow for future intersection modifications as needed.  As such, no 
additional right-of-way preservation was required.

SITE ACCESS AND CONNECTIVITY

Generally
The existing PD is approved for access to both Big Bend Rd. and Simmons Loop.  The applicant is 
proposing to modify access locations as shown on the PD site plan. This was necessary in order to reflect
changes which have occurred to the proposed design and configuration of Big Bend Rd. improvements, as 
well as allow the project’s Simmons Loop Rd. access to serve as a Shared Access Facility with the property
to its north.  Staff is also proposing to remove vehicular cross access requirements, since the new 
development plan does not trigger vehicular cross access pursuant to Section 6.04.03.Q.; however, 
pedestrian cross access is still required and being proposed.

Public access easements are being required over project driveways and sidewalks to allow for public access 
to the privately maintained but publicly accessible dog park which is being proposed.

FDOT Coordination
Staff met extensively with County Public Works and Florida Department of Transportation staff regarding 
the proposed project to work through FDOT concerns regarding the proximity of the proposed access to 
the interchange.  After significant coordination it was agreed that the best solution for project access was 
to permit a right-in/right-out access to Big Bend Rd. within a 100-foot area located a minimum of 400-feet 
and a maximum of 500-feet west of the Simmons Loop and Big Bend Rd. intersection.

Given the stage of planning and design efforts for the interchange improvements, FDOT and the County 
agreed to incorporate improvements which will be needed to allow this access to safely and efficiently 
operate in proximity to the interchange in the future. Specifically, it was agreed that the County and FDOT



would extend the westbound to northbound left turn (presently u-turn) lane a minimum of 500 ft and 
installation of concrete separator between the u-turn lane and the innermost through lane to avoid future 
potential conflicts with the right-in/right-out access. The general location and extent of the separator is 
shown below (although the graphic does not show the required turn lane extension).

It was also agreed that the right turn arrows for the eastbound drop lane which was recently constructed 
will start further to the west, close to the end of the Bullfrog Creek bridge.  The consensus between FDOT 
and County staff was to start the arrows +/- 200 feet after the end of the ramp (west side of bridge).

FDOT staff also requested certain conditions, which have been included in the PD at their request.  
Specifically, conditions were added by staff regarding the minimum throat depth at the Big Bend Rd. 
access, closure of the existing directional median opening, as well as a condition requiring the developer 
to propose additional improvements and/or close the access should significant operational or safety
problems arise in the future.  Although no problems are anticipated, this condition provided FDOT staff 
will additional assurance that the interchange will continue to operate safety and efficiently once the 
significant infrastructure investments have been completed and the proposed project developed.

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION

Level of Service (LOS) information is reported below.

Roadway From To LOS 
Standard

Peak Hour 
Directional 

LOS

Big Bend Rd. I-75 N Ramp US 301 D C

Source: Hillsborough County 2020 Level of Service Report.



•  Community Area: Gibsonton
•  Project Type: Roadway Corridor
Improvements
•  Current Project Phase: Construction
•  Commissioner District: District 4

Quick Facts

•  Big Bend Rd from Covington Gardens Dr to Simmons Loop will be widened from a 4-lane to a 6-lane
divided road with enhanced bike, pedestrian and bus facilities, with reconfiguration and improvements to
the ramps. Improvements to be designed and constructed by Florida Department of Transportation (FDOT).
•  Other improvements include reconstruction of the bridges on Old Big Bend Rd and Big Bend Rd, signal
improvements at Covington Gardens Dr and Simmons Loop, and increasing stormwater drainage.

Project Description

•  Total: $97,218,000
•  Planning: $0
•  Design and Land: $270,499
•  Construction: $96,947,501

Project Cost Estimate

•  Increase the overall mobility along Big
Bend Rd and I-75, while maximizing safety
along the corridor.
•  Better accommodate growth and traffic
volume.

Project Objectives

Estimated Project Schedule
•  Project Development (Planning) Completion - Early 2020
•  Design/Land Acquisition Completion - N/A
•  Procurement Completion - N/A
•  Construction Duration - Mid 2021 to Mid 2024
•  Closeout - Early 2025

Questions?
Santos, Manuel
Project Manager
(813) 635-5400

Big Bend Road Corridor Improvement and I-75 Interchange
Improvements from Covington Garden Drive to Simmons Loop
Capital Improvement Program Project Fact Sheet
Project Number: 69657000

Data Date: Aug 2021
Note: The cost and schedule data shown here are the County's current best
estimates and are subject to frequent change. Changes (if any) are updated
once a month.

NOTE:  Every reasonable effort has been made to assure the accuracy of this map. Hillsborough County does not assume any liability arising from use of this map. THIS MAP IS
PROVIDED WITHOUT WARRANTY OF ANY KIND, either expressed or implied, including, but not limited to,
the implied warranties of merchantability and fitness for a particular purpose.

SOURCES:  This map has been prepared for the inventory of real property found within Hillsborough County and is compiled from recorded
deeds, plats, and other public records; it is based on BEST AVAILABLE data.

Users of this map are hereby notified that the aforementioned public primary information sources should be consulted for verification of the information contained on this map.
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This is a joint design-build project between Hillsborough County and FDOT.  FDOT will be contributing $20
million to the County. This estimate includes $12 million for water and wastewater facilities. Funding
sources include: Bonds, FDOT Grant, Financin



•  Community Area: Multiple
•  Project Type: Roadway Corridor
Improvements
•  Current Project Phase: Planning
•  Commissioner District: Multiple

Quick Facts

•  Corridor improvement for Big Bend Rd from US 41 to Covington Gardens Dr and from Simmons Loop to
US 301 from a 4-lane divided road to a 6-lane divided road with enhanced bike, pedestrian and bus
facilities.
•  Enhance pedestrian safety features, including wide sidewalks and enhanced crosswalks and signals.
Stormwater drainage will also be improved.

Project Description

•  Total: $35,775,966
•  Planning: $2,516,514
•  Design and Land: $6,000,000
•  Construction: $27,259,452

Project Cost Estimate

•  Better accommodate growth and traffic
volume.
•  Increase the overall mobility along Big
Bend Road, while maximizing safety along
the corridor.

Project Objectives

Estimated Project Schedule
•  Project Development (Planning) Completion - Mid 2021
•  Design/Land Acquisition Completion - Early 2023
•  Procurement Completion - Mid 2023
•  Construction Duration - Mid 2023 to Early 2025
•  Closeout - Mid 2025

Questions?
Santos, Manuel
Project Manager
(813) 635-5400

Big Bend Road Corridor Improvement - US 41 to Covington
Garden Dr. and Simmons Loop to US 301
Capital Improvement Program Project Fact Sheet
Project Number: 69647000

Data Date: Aug 2021
Note: The cost and schedule data shown here are the County's current best
estimates and are subject to frequent change. Changes (if any) are updated
once a month.

NOTE:  Every reasonable effort has been made to assure the accuracy of this map. Hillsborough County does not assume any liability arising from use of this map. THIS MAP IS
PROVIDED WITHOUT WARRANTY OF ANY KIND, either expressed or implied, including, but not limited to,
the implied warranties of merchantability and fitness for a particular purpose.

SOURCES:  This map has been prepared for the inventory of real property found within Hillsborough County and is compiled from recorded
deeds, plats, and other public records; it is based on BEST AVAILABLE data.

Users of this map are hereby notified that the aforementioned public primary information sources should be consulted for verification of the information contained on this map.
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Funding sources include: Undetermined



•  Community Area: Apollo Beach
•  Project Type: Potable Water
•  Current Project Phase: Planning
•  Commissioner District: District 1

Quick Facts

•  FDOT Big Bend / I-75 Interchange Improvement Utility Relocation / A sub-project of C31945000
•

Project Description

•  Total: $
•  Planning: $
•  Design and Land: $0
•  Construction: $0

Project Cost Estimate

•
•

Project Objectives

Estimated Project Schedule
•  Project Development (Planning) Completion - Late 2021
•  Design/Land Acquisition Completion - Late 2021
•  Procurement Completion -
•  Construction Duration - Late 2021 to Early 2022
•  Closeout - Early 2022

Questions?
Majeed, Raji
Project Manager
(813) 635-5400

FDOT Big Bend / I-75 Interchange Improvement Utility
Relocation
Capital Improvement Program Project Fact Sheet
Project Number: 3194519011

Data Date: Aug 2021
Note: The cost and schedule data shown here are the County's current best
estimates and are subject to frequent change. Changes (if any) are updated
once a month.

NOTE:  Every reasonable effort has been made to assure the accuracy of this map. Hillsborough County does not assume any liability arising from use of this map. THIS MAP IS
PROVIDED WITHOUT WARRANTY OF ANY KIND, either expressed or implied, including, but not limited to,
the implied warranties of merchantability and fitness for a particular purpose.

SOURCES:  This map has been prepared for the inventory of real property found within Hillsborough County and is compiled from recorded
deeds, plats, and other public records; it is based on BEST AVAILABLE data.

Users of this map are hereby notified that the aforementioned public primary information sources should be consulted for verification of the information contained on this map.
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  

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

Big Bend Rd. County Arterial - 
Rural 

4 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other  

Simmons Loop County Collector 
- Urban 

2 Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

 Choose an item. 
Choose an item. Lanes 

 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

 Choose an item. 
Choose an item. Lanes 

Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan  
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 9,701 424 395 
Proposed 1,258 87 104 
Difference (+/-) (-) 8,443 (-) 337 (-) 291 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North X Vehicular & Pedestrian None Meets LDC 
South  None Pedestrian Meets LDC 
East X Vehicular & Pedestrian Vehicular & Pedestrian Meets LDC 
West  None None Meets LDC 
Notes:  The connection to Simmons Loop also serves as a Shared Access Facility and required vehicular and 
pedestrian cross access to the folio to the north. 
 
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: 
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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  
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AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: August 16, 2021 

PETITION NO.:  21-0865 

EPC REVIEWER:  Abbie Weeks 

CONTACT INFORMATION: (813) 627-2600 X1101  

EMAIL:  weeksa@epchc.org  

COMMENT DATE:  August 4, 2021 

PROPERTY ADDRESS:  6908 Simmons Loop & 
Big Bend Road, Riverview  

FOLIO #:  077731.0000, 077734.0000 

STR: 18-31S-20E 

REQUESTED ZONING:  Major Modification to PD 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE 6/21/2017 
WETLAND LINE VALIDITY NA 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

ROW ditch may extend onsite. Wetlands located 
near southwestern property boundary 

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/ OSW line must appear on all site plans, labeled as "EPC Wetland Line", and the wetland 
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Environmental Excellence in a Changing World
Environmental Protection Commission - Roger P. Stewart Center

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

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 subject property contains wetland/OSW areas, which have not been delineated. Knowledge of 
the actual extent of the wetland and OSW are necessary in order to verify the avoidance of wetland 
impacts pursuant to Chapter 1-11.  Prior to the issuance of any building or land alteration permits or 
other development, the wetlands/OSWs must be field delineated in their entirety by EPC staff or 
Southwest Florida Water Management District staff (SWFWMD) and the wetland line surveyed.  
Once delineated, surveys must be submitted for review and formal approval by EPC staff.   
 
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.   
 
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/dc 
 
cc: Landuse@GBMMLaw.com  
 lampkint@hillsboroughcounty.org  



Raymond O. Shelton School Administrative Center 901 East Kennedy Blvd. Tampa, FL 33602-3507 
Phone: 813-272-4004  FAX: 813-272-4002 School District Main Office: 813-272-4000

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

Adequate Facilities Analysis: Rezoning

       

School Data Doby
Elementary

Eisenhower
Middle

Sumner
High

FISH Capacity 958 1488 2289

2020-21 Enrollment 636 1247 1893
Current Utilization 66% 84% 83%
Concurrency Reservations 300 212 871
Students Generated 25 9 11
Proposed Utilization 100% 99% 121%

Sources:  2020-21 40th Day Enrollment Count and CSA Tracking Sheet as of 10/8/2021

NOTE: Doby Elementary, Eisenhower Middle, and Sumner High are projected to be near or over capacity. As part 
of its review, the school district is required by state law to take capacity in adjacent concurrency service areas 
(i.e., attendance boundaries) into consideration. At this time, additional capacity exists in adjacent areas at the 
elementary and middle school level to serve the proposed development. However, Sumner High School and 
adjacent high school concurrency service areas do not have adequate capacity. A proportionate share agreement 
is unavailable as a mitigation option until a new high school site is approved by Hillsborough County government. 
The applicant is advised to contact the school district for additional information.

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.

Matthew Pleasant
Department Manager, Planning & Siting
Growth Management Department
Hillsborough County Public Schools
E: matthew.pleasant@hcps.net
P: 813.272.4429

Date: 10/8/2021

Jurisdiction: Hillsborough County

Case Number: RZ-21-0865

HCPS #: RZ-388

Address: 6908 Simmons Loop, Riverview, FL 33578

Parcel Folio Number(s): 077731-0000, 077734-0000

Acreage: 11.77 (+/- acres)

Proposed Zoning: Planned Development

Future Land Use: UMU-20

Maximum Residential Units: 211 Units 

Residential Type: Multifamily



           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

D Marguerite Estate/Lin You-Feng

6908 Simmons Loop and Big Bend

77734.0000     77731.0000

10/08/2021

21-0865

(Fee estimate is based on a 1,200 square foot, 2 bedroom, Multi-Family Units 3+ story) 
Mobility: $3,891 * 211 units = $821,001 
Parks: $1,316 * 211 units      = $277,676 
School: $3,891 * 211 units    = $821,001 
Fire: $249 * 211 units            = $   52,539 
Total Multi-Family (3+ story)  = $1,972,217

Urban Mobility, South Park/Fire - 211 Multi-Family Units (two 4-story buildings).  

Credit for prior structures may be eligible.



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  MM21-0865 REVIEWED BY:   Randy Rochelle DATE:  5/27/2021

FOLIO NO.:             77734.0000 & 77731.0000                   

This agency would (support), (conditionally support) the proposal.

WATER

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

No Hillsborough County water line of adequate capacity is presently available.

A 8 inch water main exists (adjacent to the site), (approximately 120 feet 
from the site) and is located within the east Right-of-Way of Simmons Loop .

Water distribution improvements may be needed prior to connection to the County’s 
water system.

No CIP water line is planned that may provide service to the proposed development.

The nearest CIP water main ( inches), will be located (adjacent to the site), 
(feet from the site at ).  Expected completion date is .

WASTEWATER

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

No Hillsborough County wastewater line of adequate capacity is presently available.

A 4 inch wastewater force main exists (adjacent to the site), (approximately 
feet from the site) and is located within the west Right-of-Way of Simmons Loop .

Wastewater distribution improvements may be needed prior to connection to the 
County’s wastewater system.

No CIP wastewater line is planned that may provide service to the proposed 
development.

The nearest CIP wastewater main ( inches), will be located (adjacent to the 
site), (feet from the site at ).  Expected completion date is .      

COMMENTS:   This site is located within the Hillsborough County Urban Service Area, 
therefore the subject property should be served by Hillsborough County Water and 
Wastewater Service. This comment sheet does not guarantee water or wastewater
service or a point of connection. Developer is responsible for submitting a utility service 
request at the time of development plan review and will be responsible for any on-site 
improvements as well as possible off-site improvements.
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             HILLSBOROUGH COUNTY, FLORIDA
             BOARD OF COUNTY COMMISSIONERS

------------------------------X
                              )
IN RE:                        )
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1               HILLSBOROUGH COUNTY, FLORIDA
              BOARD OF COUNTY COMMISSIONERS

2
             ZONING HEARING MASTER HEARINGS

3                     October 18, 2021
        ZONING HEARING MASTER:  PAMELA JO HATLEY

4

5
 D3:

6  Application Number:     MM 21-0865
 Applicant:              D. Marguerite Estate, Lin

7                          You-Feng
 Location:               SW corner of Big Bend Rd. &

8                          Simmons Loop
 Folio Number:           077731.0000 & 077734.0000

9  Acreage:                12.34 acres, more or less
 Comprehensive Plan:     UMU-20

10  Service Area:           Urban
 Existing Zoning:        PD 11-0415 & 16-0209

11  Request:                Major Modification to a Planned
                         Development

12
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1            MR. GRADY:  The next item is agenda item

2      D-3, Major Mod Application 21-0865.  The request is

3      the -- the applicant's D. Marguerite Estate and Lin

4      You-Feng.  The request is for a Major Modification

5      to existing Planned Development.

6            Tim Lampkin will provide staff

7      recommendation after presentation by the applicant.

8            HEARING MASTER HATLEY:  All right.

9      Applicant.

10            MR. GARDNER:  Yes.  Good evening,

11      Ms. Hatley.  How are you doing?

12            HEARING MASTER HATLEY:  Thank you,

13      Mr. Gardner.

14            MR. GARDNER:  So we've got a couple of

15      people here that were not sworn, if we need to

16      swear them in.

17            HEARING MASTER HATLEY:  Yes.  Would you

18      raise your hand, please.  Those who need to be

19      sworn, please raise your hand.  Thank you.

20            Do you swear or affirm that the testimony

21      you are about to give is the truth, the whole

22      truth, and nothing but the truth?

23            (Witnesses affirmed to the oath.)

24            HEARING MASTER HATLEY:  Thank you.

25            MR. GARDNER:  Thank you.  We've got a
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1      PowerPoint that we'll pull up right now.

2            THE CLERK:  I do need you to state your name

3      and address for the record, please.

4            MR. GARDNER:  Sure.  Truett Gardner, 400

5      North Ashley Drive.

6            Next slide.  Here on behalf of ABC Capital

7      and Wing Span and then with me is the team from

8      Kimley-Horn and Megan Smith.

9            And we filed this application back in May

10      and revised our site plan in September and here we

11      are tonight.  Site details on this one, we are just

12      east of the intersection of 75 and Big Bend.

13            As you may be aware, Big Bend is about to

14      undergo a $97 million improvement to it, and then

15      Big Bend itself is going to be widened.  And so we

16      are west of the intersection of Simmons Loop and

17      south of Big Bend.

18            Our properties comprise of two parcels

19      totalling just under 12 acres.  The site is

20      currently vacant.  It's in the Urban Service Area,

21      and then surrounding it, which I think is the great

22      opportunity here, is a big employment base with the

23      St. Joe's Hospital immediately to the east of our

24      site.

25            And then if you were to pull the lens back
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1      some, there is, especially to the east, a high

2      level of restaurants and other commercial uses and

3      then a multitude of single-family developments.

4            So, really, the one thing that's lacking is

5      multifamily in this area.  There is multifamily

6      development to our south that really -- that's the

7      only one in the area.  So we feel that with that

8      addition would really provide a sense of community

9      to this area and would really tie it together.

10            Next slide.  The proposal is multifamily,

11      and then on the west side of the property, which

12      looking at that aerial is the right side of the

13      property that you're looking at there.  We're

14      proposing a 1.4-acre dog park; is that right?

15      211 units total.  58 feet in height.

16            Our front yard setback, which is along Big

17      Bend, is 25 feet, and there is a small -- has not

18      been delineated yet, but a small wetland on the

19      site.  And we would be willing -- with respect to

20      that once it is delineated -- to place a

21      conservation easement over it.

22            And the staff recommendation from Planning

23      Commission is consistent, and then from Development

24      Services approvable with conditions.  And with

25      that, I'll turn things over to Matt, and he's going
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1      to go through the waiver justification.  And then

2      we've got Addy on the transportation side, who's

3      going to run through a couple of developments on

4      the site plan.

5            MR. FEMAL:  Good evening.  My name is Matt

6      Femal with Kimley-Horn and located at 655 North

7      Franklin Street in Tampa, Florida.

8            And we have been working with staff to

9      develop our plan consistent with the Land

10      Development Code.  We are requesting a variance for

11      a reduction in the buffer width on the northern

12      shared access drive that comes in from Simmons Loop

13      Road.

14            We requested a variance reduction from 20

15      feet Type B buffer to 5-foot Type A buffer.  The

16      buffer reduction will allow for a shared access

17      road to be placed at a location that can serve the

18      future development in the far corner.

19            And the variance is only being requested

20      where the adjacent parcel abuts the stormwater pond

21      and not where the adjacent parcel abuts any type of

22      residential.

23            And the second request, we are requesting a

24      waiver to where the additional building setback of

25      2 feet for every 1 foot of building height over 20
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1      feet.

2            The zoning request is a 4-foot structure

3      with the building height of 58 feet, and the

4      building height will not have an impact had on any

5      of the adjacent uses.  The site is surrounded by

6      submerged low lands to the west.  Big Bend Road to

7      the north.  The hospital to the east and existing

8      multifamily development to the south.

9            On that existing multifamily development to

10      the south was constructed a building height of

11      58 feet, which is the same height that we're

12      requesting.

13            In addition, the -- there are elevations

14      that drops across the street.  So the site is

15      actually sitting 6 to 10 feet below the height of

16      the intersection, which -- which reduces the

17      viewable height of the buildings as you're going

18      through the intersection.

19            So those are the -- those are the two

20      variances -- or the one variance and waiver request

21      that we have as part of the PD zoning.  The -- all

22      the other areas of the site are compatible with the

23      Land Development Code.

24            MS. PARK:  Good evening.  My name is Addy

25      Park with Kimley-Horn, 655 North Franklin Street in
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1      Tampa, Florida.

2            As Matt said, we've been working with staff

3      particularly on the transportation aspect of this

4      site.  As you can see here, this is the site plan

5      that we are proposing.

6            We are proposing to have two driveways.  One

7      right in, right out driveway along Big Bend Road

8      and one right in, right out driveway along Simmons

9      Loop Road.  The driveways will not be gated, and we

10      have met with Hillsborough County and FDOT multiple

11      times regarding these access points.

12            As you can see here, the slide shows the

13      trip generation potential of the currently allowed

14      use of the site, which is in the blue compared to

15      the proposed use of the site, which is the

16      residential dwelling units and the community public

17      dog park.  And those are shown in orange.

18            The proposed plan, as you can see, generates

19      far fewer trips than what is the currently allowed

20      by right, as shown on this slide as well as in the

21      staff report.  Thank you.

22            MR. GARDNER:  And with that, this is the --

23      the dog park that we reference.  It's on the west

24      side of the site, a concept of it, and as Addy

25      mentioned, I failed to say that the site is an
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1      existing PD zoned for 40,000 square feet of

2      commercial.  And so our request is a Major

3      Modification to eliminate the commercial use on --

4      on this property.  And in exchange, that

5      40,000 square feet with 211 multifamily units.

6            And with that, we are happy to answer any

7      questions you may have.

8            HEARING MASTER HATLEY:  All right.  Thank

9      you.  I don't have any questions for you just yet.

10            Development Services, please.

11            MR. LAMPKIN:  Hello.  Tim Lampkin.  I'm

12      going to bring up the PowerPoint.  All right.

13      You-all can see it?  Yes.  Okay.

14            The proposal is to modify Planned

15      Development 16-0209.  This is to allow a

16      multifamily residential development with 211 units

17      and 1.17-acre community dog park.

18            The location is in red.  It's located off of

19      Big Bend and Simmons Loop.  It's approximately

20      900 feet west of the I-75 interchange.  It's

21      located in the Urban Service Area.  It's also

22      located in the Riverview Community Plan area.

23            The Future Land Use designation is Urban

24      Mixed-Use-20.  It's surrounded on all sides by

25      UMU-20.  Further away, there is RES-6 to the
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1      northwest and Office Commercial to the southeast.

2            The maximum density in UMU-20 is 20 dwelling

3      units per acre.  Mixed-use development and

4      residential are both typical uses, and the UMU-20

5      is required to have more than one use, which the

6      applicant does.

7            The zoning in surrounding uses to the

8      northeast is a bit commercial.  It's CG and that is

9      the location that the applicant is requesting the

10      variance.

11            Directly east of the subject site is

12      St. Joseph's Hospital.  To the south is a

13      multifamily PD that was approved in 2015, 400-unit

14      development.  And to the west is Agricultural

15      Rural.  It developed, as you can see, with an

16      artificial lake.

17            And so here's a close-up of the variation

18      that's being requested of 6.06.00 landscaping and

19      buffering.  They're requesting to reduce it from

20      20 feet and Type B screening to a 5-foot and Type A

21      screening, and this is actually where they're

22      proposing an access point from the development to

23      Simmons Loop.

24            And then the waiver is for the additional

25      setback of 2 feet for every foot over 20 feet for
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1      the front, rear, and side yard setbacks.  And here

2      is the site plan.  It will be conditioned -- it's

3      conditioned, if approved, limited to 211

4      multifamily residential units; 1.17-acre dog park

5      that's located on the western portion of the site.

6            You'll notice here are the cross-access

7      points.  Cross access to the 400-unit

8      multidevelopment to the south and cross access to

9      the Commercial General when that develops.

10            There are also two access points.  Access

11      off of Big Bend and Simmons Loop as shown by the

12      red and the dog park to the left, and the red that

13      just popped up are wave finders because this is --

14      the dog park is a community use that's being

15      proposed that won't be just for the development.

16            Staff does find the request approvable.  It

17      satisfies the goals, objectives, and policies of

18      the Hillsborough County Comprehensive Plan.  It

19      does -- the proposed development meets the existing

20      scale restrictions may be found to be compatible

21      with nearby development patterns.

22            And the project with the proposed

23      development standards, existing scale and

24      restrictions may be found approvable with

25      conditions.
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1            That concludes staff's presentation unless

2      there are any questions.

3            HEARING MASTER HATLEY:  No questions for

4      you.  Thank you.

5            All right.  Planning Commission.

6            MS. MASSEY:  Hi.  This is Jillian Massey,

7      Planning Commission staff.

8            The subject property is located in the Urban

9      Mixed-Use-20 Future Land Use designation.  It's

10      located in the Urban Service Area and within the

11      limits of the Riverview and Southshore Areawide

12      Systems Plan.

13            The applicant is requesting a modification

14      to PD 16-0209 for the purpose of developing 211

15      multifamily units and a dog park with an acreage of

16      10.57 reserved for the multifamily residential

17      within the Urban Mixed-Use-20 category.

18            The site plan can be considered for up to a

19      maximum of 211 residential units.  The applicant is

20      maximizing the residential units that can be

21      considered on the site.  The requested use can be

22      considered within and is consistent with the UMU-20

23      Future Land Use Category.

24            Future Land Use Element Policy 19.1 states

25      that there is a requirement for two land uses for
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1      properties 10 acres or greater in the UMU-20 Land

2      Use category.  Furthermore, according to

3      Policy 19.1, at least 10 percent of the total

4      square footage of the building must be designated

5      for a second use.

6            The request is meeting the intent of this

7      policy direction by providing 1.17-acre civic use,

8      specifically a dog park, that will be open to the

9      public and multifamily residential uses.

10            Additionally, there are internal vehicular

11      and pedestrian connections between the two uses to

12      meet the intent of this policy.  The proposed

13      modification is consistent with the Comprehensive

14      Plan.

15            The site's located in the Urban Service Area

16      as per Policy 1.2 of the Future Land Use Element.

17      These sites are to be developed at a minimum of

18      75 percent of the allowable density per the Land

19      Use classification.

20            This request is meeting the intent of

21      Policy 1.2 by providing well over 158 units.  As

22      per conditions, the design of the site will include

23      weight findings so that the public is aware of the

24      specific use, meeting the intent of Policy 35.4 of

25      the Future Land Use Element.
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1            The site's located within the limits of the

2      Riverview Community Plan, specifically within the

3      residential district.  The proposed development

4      would support the vision of the Riverview Community

5      Plan by developing residential uses.

6            Overall, the proposed Major Modification

7      would provide for a development pattern that is

8      comparable to the mixed-use development pattern

9      within the surrounding area and meets the intent of

10      the mixed-use policies as well as the vision of the

11      Riverview Community Plan.

12            And based upon those considerations,

13      Planning Commission staff finds the proposal

14      consistent with the Future of Hillsborough

15      Comprehensive Plan for unincorporated Hillsborough

16      County subject to conditions proposed by the

17      Department of Development Services.  Thank you.

18            HEARING MASTER HATLEY:  Thank you.

19            All right.  Is there anyone here tonight or

20      online who wishes to speak in support of this item?

21            MR. SECKINGER:  Hi.  Derek Seckinger, 12325

22      Terricina Chase Court in Tampa.

23            And I'm here actually to speak on behalf of

24      the current -- the two owners of the large parcel,

25      Mrs. Lin and Mr. and Mrs. Lee.  And I'd like to say
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1      that there's been a lot of concern and care that

2      has gone into the choosing of the developer.

3            There are a lot of offers on the property,

4      and this is a developer we vetted out, and they

5      build really nice projects in the area.  And I

6      think the area is really in need of housing,

7      especially multifamily.

8            There's been so much development that's been

9      down the road further, as far as commercial goes,

10      the hospital development, et cetera, without much

11      development in residential.  So there's a high need

12      in the area, and I would ask that staff support it.

13            HEARING MASTER HATLEY:  Thank you.  All

14      right.  Please be sure to sign in with the clerk.

15      Thank you.

16            All right.  Is there anyone here who wishes

17      to speak in opposition to this item?  Online?  No.

18      Don't see anyone or hear anyone.

19            All right.  Development Services, do you have

20      anything further?

21            MR. GRADY:  Just a note for the record, we

22      did hand out revisions to the report to correct a

23      typo regarding the staff recommendation.

24            HEARING MASTER HATLEY:  Thank you.  All

25      right.
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1            Applicant.

2            MR. GARDNER:  The only thing I would add is

3      we really liked Tim's addition of the dogs on the

4      site plan.  We plan to amending ours to include

5      this.

6            HEARING MASTER HATLEY:  So, Applicant, I

7      have just a question for you.  I did follow your

8      presentation, but I didn't quite understand the

9      justification for the reduction in the buffering

10      and screening.  So if you could just speak to that

11      briefly, please.

12            MR. FEMAL:  Do we have -- did we submit --

13      yeah.  So the -- the Code currently requires

14      25-foot building height or 25-foot setback along

15      the front property.  Then it requires additional

16      1 -- 2-foot of building setback for every 1-foot of

17      building height over 20 feet.

18            So we're proposing right now a 58-foot

19      building, which would have additional setback in

20      addition to the 25-foot that's already established.

21      Typically, what we've found is that those

22      additional building sites -- building setbacks

23      because of building height is due to the higher

24      building not being compatible with adjacent uses,

25      like it could be in a single-family residential
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1      area or it could be in an area with -- with low

2      adjacent properties.

3            This one we're saying that we're compatible

4      with adjacent uses.  There's not a use next to us

5      because it's existing artificial stormwater pond.

6      The buildings to the south of us are already at the

7      same height that we're requesting.  Those are at

8      58 feet.  To the north of us is Big Bend Road and

9      then to the east of us is Simmons Loop Road and

10      then also the hospital.

11            So our building height because -- because of

12      it's compatible with the uses and there's not a low

13      lying property adjacent, that we're requesting a

14      waiver for that additional building setback.  And

15      what that would do is that would squeeze the

16      apartment complex to the middle of the site.

17            We are providing an additional setback than

18      what is required by Code.  The Code right now is

19      25 feet, and you can see our building envelope in

20      the middle of the site, which restricts us to about

21      70-foot setback from the property.

22            So we are seeking the additional 25 feet,

23      which is requesting a waiver for the 2 feet for

24      each additional foot over the 20-foot height.

25            HEARING MASTER HATLEY:  Okay.  And,
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1      actually, I don't think that was the one I was

2      asking about.  It's the 5-foot buffer with Type A

3      screening.

4            MR. FEMAL:  So we are required to provide a

5      shared access road or shared access connection to

6      that property to the -- at the northeast corner of

7      the site.  It's intended to be a future commercial

8      property, or it has the potential to be a future

9      commercial property.

10            And the required buffer is 20 feet.  We're

11      requesting for a reduction in buffer size down to

12      5 feet.  That allows us to move that access road

13      closer to the property.

14            In addition, the 20-foot buffer is

15      determined from a residential use to commercial

16      use.  We're not putting residential buildings in

17      that property.  We're putting a stormwater pond on

18      that property.

19            And the matrix table, when it shows

20      commercial, commercial, although we are

21      residential, when it shows commercial, commercial

22      is actually a zero buffer requirement.

23            So what we're asking is because we're not

24      placing any residential buildings in that property

25      that we don't have to provide the full 20-foot
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1      buffer separation.  That will also allow us to

2      place that road closer to that future commercial

3      development that will allow us to a better and

4      closer shared access connection.

5            HEARING MASTER HATLEY:  Okay.  I understand.

6      Thank you.  That's what I needed.

7            Anything further, from the applicant?

8            MR. GARDNER:  No.  Ms. Hatley, the only

9      thing I would say, Matt did a great job of

10      explaining that.

11            But we also have in the record and hopefully

12      in your package as well, a memo dated

13      September 23rd on specific criteria to the

14      variation and the waiver justification.  You can

15      look at that too.

16            HEARING MASTER HATLEY:  I'm sure I will see

17      it.  Thank you.

18            MR. GARDNER:  That's all we have.  Thank you

19      for your time.

20            HEARING MASTER HATLEY:  All right.  So that

21      will close the hearing, then, on Major Modification

22      21-0865.

23

24

25
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1            Item A-10, Rezoning-PD 21-0701.  This

2      application has been continued by the applicant to

3      the October 18, 2021, Zoning Hearing Master

4      Hearing.

5            Item A-11, Rezoning-PD 21-0744.  This

6      application is being continued by the applicant to

7      the November 15th, 2021, Zoning Hearing Master

8      Hearing.

9            Item A-12, Rezoning-PD 21-0745.  This

10      application is being continued by the applicant to

11      the October 18, 2021, Zoning Hearing Master

12      Hearing.

13            Item A-13, Rezoning-PD 21-0748.  This

14      application has been continued by staff to the

15      October 18, 2021, Zoning Hearing Master Hearing.

16            Item A-14, Rezoning-PD 21-0863.  This

17      application is out of order to be heard and is

18      being continued to the October 18, 2021, Zoning

19      Hearing Master Hearing.

20            Item A-15, Rezoning-PD 21-0864.  This

21      application is being continued by the applicant to

22      the October 18, 2021, Zoning Hearing Master

23      Hearing.

24            Item A-16, Major Mod Application 21-0865.

25      This application has been continued by the

TimoteoR
Highlight
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1      applicant to the October 18, 2021, Zoning Hearing

2      Master Hearing.

3            Item A-17, Major Mod Application 21-0877.

4      This application is out of order to be heard and is

5      being continued to the October 18, 2021, Zoning

6      Hearing Master Hearing.

7            Item A-18, Rezoning-PD 21-0959.  This

8      application has been continued by the applicant to

9      the October 18, 2021, Zoning Hearing Master

10      Hearing.

11            Item A-19, Rezoning-PD 21-0961.  This

12      application is out of order to be heard and is

13      being continued to the October 18, 2021, Zoning

14      Hearing Master Hearing.

15            Item A-20, Rezoning-PD 21-0962.  This

16      application is out of order to be heard and is

17      being continued to the October 18, 2021, Zoning

18      Hearing Master Hearing.

19            Item A-21, Major Mod 21-0963.  This

20      application is out of order to be heard and is

21      being continued to the November 15, 2021, Zoning

22      Hearing Master Hearing.

23            Item A-22, Rezoning-PD 21-0969.  This

24      application is being continued by the applicant to

25      the October 18, 2021, Zoning Hearing Master
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1       Hearing Master hearing.

2           Item A.20., major mod application 21-0865.

3       This application is being continued by staff to

4       the September 13, 2021, Zoning Hearing Master

5       hearing.

6           Item A.21., rezoning PD 21-0867.  This

7       application is being continued by the applicant to

8       the September 13, 2021, Zoning Hearing Master

9       hearing.

10           Item A.22., rezoning standard 21-0870.  This

11       application is out of order to be heard and is

12       being continued to the September 13, 2021, Zoning

13       Hearing Master hearing.

14           Item A.23., major mod application 21-0877.

15       This application is being continued by the

16       applicant to the September 13, 2021, Zoning

17       Hearing Master hearing.

18           Item A.24., major mod application 21-0944.

19       This application is out of order to be heard and

20       is being continued to the September 13, 2021,

21       Zoning Hearing Master hearing.

22           Item A.25., rezoning standard 21-0951.  This

23       application is out of order to be heard and is

24       being continued to the September 13, 2021, Zoning

25       Hearing Master hearing.

RomeA
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OCTOBER 18, 2021'- ZONING HEARING MASTER 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, October 18, 2021, at 6:00 p.m., held 
virtually. 

[(~[Pamela Jo Hatley, ZHM, called the meeting to order and led in the pledge 
of allegiance to the flag. 

A. WITHDRAWALS AND CONTINUANCES 

'.9:Brian Grady, Development Services, 
changes/withdrawals/continuances. 

B.2.RZ 21-0110 

Lttll'Brian Grady, Development Services, calls RZ 21-0110. 

[}tlfTodd Pressman applicant rep, presents testimony. 

reviewed 

[}?]!Pamela Jo Hatley, ZHM, calls for proponents/opponents/Development 
Services/applicant/continued to December 13, 2021. 

D.6. RZ 21-0962 

l~Brian Grady, Development Services, calls RZ 21-0962. 

i:t?JlMichael Horner applicant rep, presents testimony. 

;}?JPamela Jo Hatley, ZHM, calls for proponents/opponents/Development 
Services/applicant/continued to December 13, 2021. 

fK]i 
L~A.16.RZ Lark Ventures, LLC /KISS Properties, 
Withdrew. 

[iJBrian Grady, Development 
changes/withdrawals/continuances. 

Services, 

[}fjlPamela Jo Hatley, ZHM, overview of ZHM process. 

LLC I Royce Kroenke -

continues review of 

/~Assistant County Attorney Mary Dorman overview of oral argument/ZHM 
process. 

:e,Pamela Jo Hatley, ZHM, Oath 

:~D.4. MM 21-0877 - will be heard by the BOCC on November 9, 2021, 
Recommendation due on November 1, 2021. 

1 



MONDAY, OCTOBER 18, 2021 

B. REMANDS 

B.l.RZ 20-1266 

l~Brian Grady, Development Services, calls RZ 20-1266. 

tJlSusan Finch, ZHM, introduction. 

;u,Truett Gardner applicant rep, presents testimony. 

;JJbeff Lazenby, applicant rep, presents testimony. 

ifJ:susan Finch, ZHM, questions to applicant rep. 

;e·Truett Gardner, applicant rep, answers ZHM questions. 

'.D:Brian Grady, Development Services, staff report. 

!.6'Jillian Massey, Planning Commission, staff report. 

\~Susan Finch, ZHM, calls for proponents/opponents. 

[tll!Dennis Fackler, opponent, presents testimony. 

i)eJ!.zoe Fackler, opponent, presents testimony. Made a note on the sign-in 
sheet about exhibits but did not submit any documents. 

ifillsusan Finch, ZHM, questions to Development Services Staff, Transportation. 

'.~James Ratliff, Development Services Staff, Transportation, answers ZHM 
question. 

l~.susan Finch, ZHM, calls for applicant rep. 

:)ilTruett Gardner, applicant rep, provides rebuttal. 

l~susan Finch, ZHM, calls for Development Services/closes RZ 20-1266. 

C. REZONING STANDARD (RZ-STD): 

C .1. RZ 21-0985 

:.tflBrian Grady, Development Services, calls RZ 21-0985. 

:ecarlos Fuentes, applicant rep, presents testimony. 

;fllchris Grandlienard, Development Services, staff report. 
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MONDAY, OCTOBER 18, 2021 

!~Jillian Massey, Planning Commission, staff report. 

i)!Jf Pamela Jo Hatley, ZHM, calls for proponents/opponents/Development 
Services/applicant rep closes RZ 21-0985. 

C.2. RZ 21-1085 

10 
[!@!Brian Grady, Development Services, calls RZ 21-1085. 

l~Anh Nguyen applicant rep, presents testimony. 

!e:rsis Brown, Development Services I staff report. 

[~Jillian Massey, Planning Commission, staff report. 

l0Pamela Jo Hatley, ZHM, calls for proponents/opponents/Development 
Services/applicant rep/closes RZ 21-1985. 

C.3. RZ 21-1099 

[9Brian Grady, Development Services, calls RZ 21-1099. 

IJ.Ql 
l~Ruth Londono, applicant rep, presents testimony. 

;~ Isis Brown, Development Services, staff report. 

!Jj]fJillian Massey, Planning Commission, staff report. 

'.i~fPamela Jo Hatley, ZHM, calls for proponents/opponents. 

!~Robert Briesacher, opponent, presents testimony. 

:J?lMarcio Vieira opponent, presents testimony. 

;}?l!Pamela Jo Hatley, ZHM, calls for Development Services. 

:.t?.~l:Brian Grady, Development Services, presents rebuttal. 

:}?llPamela Jo Hatley, ZHM, questions to Development Services. 

l~Brian Grady, Development Services, answers ZHM questions. 

1:F?JPamela Jo Hatley, ZHM, calls for applicant rep. 

'.~Ruth Londono, applicant rep, presents rebuttal. 

'.fJPamela Jo Hatley, ZHM, questions to applicant rep. 
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MONDAY, OCTOBER 18, 2021 

[~'Ruth Londono, applicant rep, answers ZHM questions and continues rebuttal. 

10' 
t~!Pamela Jo Hatley, ZHM, closes RZ 21-1099. 

C.4. RZ 21-1220 

:}?]Brian Grady, Development Services, calls RZ 21-1220. 

!~Todd Pressman, applicant rep, presents testimony and submits exhibits. 

[)iLPamela Jo Hatley, ZHM, questions to applicant rep. 

[fJTodd Pressman, applicant rep, answers ZHM questions. 

11:]i 
~lt§JBrian Grady, Development Services, responds to ZHM. 

l~'.chris Grandlienard, Development Services, staff report. 

[e Jillian Massey, Planning Commission, staff· report. 

lfll'.Pamela Jo Hatley, ZHM, questions to Planning Commission. 

[tlJ:Jillian Massey, Planning Commission, answers ZHM questions. 

fe:Pamela Jo Hatley, ZHM, calls for proponents. 

/)!Jl·Jacob Goldstein, proponent, presents testimony. 

;f,~lTodd Pressman, applicant rep, called point of order. 

[fiJ:Pamela Jo Hatley, ZHM, calls for opponent/Development Services/applicant 
rep. 

[Ej ,~-- Todd Pressman, applicant rep, presents rebuttal. 

[~' Jo Hatley, closes RZ 21-1220. t"'~·Pamela ZHM, .... ·-'"i 
I =·· '9' ;"'-= ,Pamela Jo Hatley, ZHM, breaks. 

fJ~f Pamela Jo Hatley, ZHM, resumes hearing. 

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

D.1. RZ 21-0113 

i:tlJBrian Grady, Development Services, calls RZ 21-0113. 

:}gjTodd Pressman, applicant rep, presents testimony and submits exhibits. 
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MONDAY, OCTOBER 18, 2021 

[tl,~lsteve Beachy, Development Services, staff report. 

it?J!Jillian Massey, Planning Commission, staff report. 

[.ttlj Pamela Jo Hatley, ZHM, calls for proponents/ opponents/Development 
Services/applicant rep/closes RZ 21-0113. 

D.2. MM 21-0313 

ra 
l~:Brian Grady, Development Services, calls MM 21-0313. 

l~Matt Newton, applicant rep, presents testimony and submits exhibits. 

[Ji]'.Tim Lampkin, Development Services, staff report. 

!~Jillian Massey, Planning Commission, staff report. 

[~·Pamela Jo Hatley, ZHM, calls for proponents/opponents/Development 
Services/applicant rep/closes MM 21-0313. 

D.3. MM 21-0865 

[Ji]'Brian Grady, Development Services, calls MM 21-0865. 

lfJPamela Jo Hatley, ZHM, Oath. 

;~'Truett Gardner, applicant rep, presents testimony. 

l~Matthew Femal, applicant rep, presents testimony. 

i9Abby Park, applicant rep, presents testimony. 

!~Truett Gardner, applicant rep, continues testimony. 

!~Tim Lampkin, Development Services, staff report. 

!~Jillian Massey, Planning Commission, staff report. 

[~Pamela Jo Hatley, ZHM, calls for proponents. 

!J~lDerrick Seckinger, proponent, presents testimony. 

:~Pamela Jo Hatley, ZHM, calls for opponents/Development Services. 

i:f]Pamela Jo Hatley, ZHM, questions to applicant rep. 

tOMatthew Femal, applicant answers ZHM questions. 
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MONDAY, OCTOBER 18, 2021 

I~ ,~Truett Gardner, applicant rep, provided rebuttal. 

'.~Pamela Jo Hatley, ZHM, closes MM 21-0865. 

D.4. MM 21-0877 

[fJ.Brian Grady, Development Services, calls MM 21-0877. 

lU:Kami Corbett, applicant rep, presents testimony. 

iO:Pamela Jo Hatley, ZHM, Oath 

11,Q;:j 
i!§Kami Corbett, applicant rep, continues testimony. 

[}lJsteve Henry, applicant rep, presents testimony. 

fJiJJoe Simono, applicant rep, presents testimony. 

!liJPamela Jo Hatley, ZHM, questions to applicant rep. 

i~Joe Cimino, applicant rep, answers ZHM questions and continues testimony. 

[fJi:Michelle Heinrich, Development Services, staff report. 

[~;Jillian Massey, Planning Commission, staff report. 

llfJlPamela Jo Hatley, ZHM, calls for proponents. 

[D· 
1EBrian Grady, Development Services, will be heard by the BOCC on November 
9, 2021, Recommendation due on November 1, 2021. 

it?llJoel Tew, proponent, presents testimony. 

lflTravis Thayer, proponent, presents testimony. 

[flcheryl Ayres, proponent, presents testimony. 

[JJ"Mary Ann Szeja, proponent, presents testimony. 

i~'.chuck Carnevale, proponent, presents testimony. 

iJJ:Jennifer Rankin, proponent, presents testimony. 

t9:Pamela Jo Hatley, ZHM, calls for opponents. 

1
~Barbara Brock, opponent, presents testimony and submits exhibits. 
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MONDAY, OCTOBER 18, 2021 

'.~Bryan Flynn, opponent, presents testimony and submits exhibits. 

re:Bonnie Varon, opponent, presents testimony. 

i~ Edward Atzenhoef er, opponent, presents testimony. 

[EIRobert Alexander, opponent, presents testimony. 

[~;Ann Marie Coats, opponent, presents testimony and submits exhibits. 

:)?]Michael Huskey opponent, presents testimony. 

[Fl Pamela Jo Hatley, ZHM, calls for Development Services. 

!:ttl'iPamela Jo Hatley, ZHM, questions to Development Services. 

le Richard Perez' Development Services, Transportation, 
questions. 

[}l.~lPamela Jo Hatley, ZHM, questions to Development Services. 

fDBrian Grady, Development Services, answers ZHM questions. 

!t!JPamela Jo Hatley, ZHM, calls for applicant rep. 

!~Kami Corbett, applicant rep, provides rebuttal. 

le Matthew Miller' applicant rep' provides rebuttal. 

!9David Faulkner, applicant rep, provides rebuttal. 

[flfJoe Cimino, applicant---,rep, provides rebuttal. 

[~Kami Corbett, applicanf-7--rep, provides rebuttal. 

ftl!Pamela Jo Hatley, ZHM, closes'-?" MM 21-0877. 

D.S. RZ 21-0961 

!~Brian Grady, Development Services, calls RZ 21-0961. 

answers ZHM 

[flMichael Horner, applicant rep, presents testimony and submits exhibits. 

:~Pamela Jo Hatley, ZHM, questions to applicant rep. 

it?]Michael Horner, applicant rep answers ZHM questions. 
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MONDAY, OCTOBER 18, 2021 

(~Cameron Clark, Assistant County Attorney, answers ZHM questions and 
questions to applicant rep. 

feMichael Horner, applicant rep, answers Assistant County Attorney. 

leBrian Grady, Development Services, responds to Assistant County Attorney 
and ZHM. 

[ecameron Clark, Assistant County Attorney, responds to ZHM. 

i~Michael Yates, applicant rep, presents testimony. 

leMichelle Heinrich, Development Services, staff report. 

[~·Jillian Massey, Planning Commission, staff report. 

jD ~'.Pamela Jo Hatley, ZHM, calls for proponents/opponents/Development 
Services. 

liflPamela Jo Hatley, ZHM, called applicant rep. 

fflMichael Horner, applicant rep, answers ZHM questions. 

re~Pamela Jo Hatley, ZHM, closes RZ 21-0961. 

ADJOURNMENT 

[:fj]Pamela Jo Hatley, ZHM, adjourns the meeting at 10:33 p.m. 
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PD Modification Application MM 21-0865 
Zoning Hearing Master Date: 

10/18/2021 
BOCC Land Use Meeting Date: 

12/14/2021 

1.0 APPLICATION SUMMARY 

.. 
Hillsborough 
County Florida 

Development Services Department 

Applicant: 
T. Truett Gardener and Gardner 
Brewer Martinez Monfort, P.A. 

FLU Category: 

Service Area : 

Site Acreage : 

Community 
Plan Area : 

Overlay: 

UMU-20 

Urban 

11.74 acres 

Riverview 

None 

Request Major Modification to PD 16-0209 

Existing Approvals: 

PRS 16-0209, MM 15-0172, PD 11-0415 
PRS 16-0209 was approved for a maximum of 40,000-square-feet of floor space for CG (Commercial, General) uses on 
the eastern portion of the site, excluding gas stations, of which a maximum of 15,000 square feet may be utilized for 
fast food restaurants . The western portion was to be utilized for passive agricultural uses, storm water management 

and/or flood plain compensation. 

Proposed Modifications: 

The applicant is seeking a major modification to the existing Planned Development (PD) 16-0209. The development 
intent includes a multi-family resident ial development with 211 units based on 10.57 acres at 20 units per acre. The 
project also proposes a 1.17-acre community dog park located on the western portion of the unified development. 
The residential building will adhere to a maximum of 300,000 square feet of residential, as well as a maximum height 
of 58 feet above the base floor elevation and up to four (4) stories. 

Additional Information: 

PD Variations 

Waivers 

Planning Commission 
Recommendation 

Development Services Department 
Recommendation 

Variation to Section 6.06.06 to allow a 5-foot buffer Type A screening in-lieu 
of a 20-foot buffer with Type B screening on the north side of folio 
77734.0000. 
Waiver of additional setback of 2 feet for every foot over 20 feet for the front, 
rear and side yard setbacks. 

Planning Commission staff finds the proposal consistent with the Hillsborough 
Comprehensive Plan for Unincorporated Hillsborough County. 

Staff finds the proposal AP PROVABLE, with conditions. 

Application Wo~ \;) \ ' Gg-CoS' 
Name: :f>C'\ C,...v\. ~Y-0.fif 
Entered at Public Hearing: ng I 
Exhibit# \ Date: /0 l t 2 ~ 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE : December 14, 2021 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.1 Vicinity Map 

Context of Surrounding Area 

Case Reviewer: Tim Lampkin 

The subject site is located off Big Bend Road approximately 900 feet to the west of the subject site is the on/off
ramp to 1-75. The site is in the Urban Service Area and within the limits of the Riverview and Southshore Areawide 
Systems Community Plans . The surrounding area includes a mix of uses including: 

• To the northeast is a vacant Commercial, General (CG) zoned property, 

• A hospital and medical offices (St. Joseph's Hospital - South) to the east across Simmons Loop, 

• A Planned Development (PD 15-0172) to the south was approved for a 400-unit multi-family development, 

• To the west is zoned Agricultural Rural (AR) developed with an artificial lake (retention pond) to the west, 
and 

• A County park directly north across Big Bend Road, and northeast across Big Bend Road is vacant 
agriculturally zoned properties. 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE : October 18, 2021 

BOCC LU M MEETING DATE : December 14, 2021 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.2 Future Land Use Map 

Future Land Use Category Description: 

Case Reviewer : Tim La mpkin 

,-
Jonas Sari< Dr a. 

.s 
i 
E 

-;- ill 
t----- Ricgecresl Or 

[ 

The site is designated UMU-20 (Urban Mixed Use - 20) on the Future Land Use Map. UMU-20 allows residential, 
regional commercial, offices, business parks, research park, light industrial, multi-purpose, and mixed-use 
development. Projects that are 10 acres or greater within the Urban Mixed Use-20 future land use classification must 
demonstrate a mix of land uses in accordance with Comprehensive Plan Policy 19.1. 

Maximum FAR: 1.0 
Maximum Density: 20 dwelling units per acre. 

The UMU-20 (Urban Mixed Use - 20) Future Land Use category is located north, south, east and west of the subject 
property. Further southeast of the site is Community Mixed Use-12 (CMU-12). Along the northside of Big Bend Road 
there is Residential-6 (RES-6) and Office Commercial -20 (OC-20). 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE : October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.3 Immediate Area Map 

Case Reviewer: Tim Lampkin 

Adjacent Zonings and Uses 

Location: Zoning: 
Future 

Density /F .A. R. Permitted Use: Existing Use: 
Land Use: 

AR, PD 04- UMU -20 PD FAR: 0.40 
Vance Vogel Park & 

North 1820, RSC-2, (Urban Mixed ASC-1: 53,560 sq. Pa rk, Agriculture, SF 
ASC-1, AS-1 Use -20) ft . 

Vacant 

UMU-20 PD: max. 400 
Multi-family apartment Multi -family apartment 

South PD 15-0172 (Urban Mixed multi-family 
Use - 20) units 

buildings buildings 

UMU -20 
West AR (Urban Mixed Retention Pond Retent ion Pond Retention Pond 

UMU-20 FAR: 0.29 Hospital, medical Hospital, medical 

East PD 17-0501 (Urban Mixed (excluding offices and accessory offices and accessory 
Use -20) energy plant) medical uses. medical uses. 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 
BOCC LUM MEETING DATE: December 14, 2021 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.4 Existing Site Plan 

r- - _!&!,. - -

l 
I 
I 
I 

' ' I ·, 
' I 

Case Reviewer: Tim Lampkin 

..... ~ - .-;:- - - - - - - - - -- ~ - --- -- - -~-- -..r; :-- - ,,.: 
.., . 

; 

"··· 
I STU:!\'._ 

A•E: B SINES$ ANO COIMMERC:W.. US S ANDto 
D PROFESSIO ERVICES USES, AS ALLO 

OF 

PARC ALLOWED Willi! E 'AR' ZO ING DISTRICT 
PERI A SETBACKS 

FRONT ( ORTH): 30' (MIN, FROM BIG B NO ) 
FRO (EAST): 30' (MIN, FROM SI~ MO S LOOP) 
SIDE (EAST)· 20' (Ml • FRO FO O #77730.0100) / 

MAY BE REDUCED TO 5' ( I ), IF THE PARCEL IS AEZO ED TO 
ALLOW CO M RCIAL USES PRIOR TO SITE PLAN SUBMITTAL 
FOR PARCELS A AND/OR B. 

SIDE (WES1) ; A, UN SS PARCEL F IS DEVELOP D. THE SETBACKS 
SHALL B PE 'AR• ZONI STANDARDS 

REAR (SOUTH)· N/A · NOT REQUIRED FOR COMMON AREA TRACT 

INT A SE ACKS {B E N PROPOS O PARC LS WITHI THE PO) 
SIDE/REAR; 5' ( I 

BUILDING HEIGHT: 50' MAX (A ADDITIO Al SETBACK OF 2' FOR EVERY 1 OF 
HEIGHT OVER 20' SHALL B ADDED TO PERI ETER SETBACK 

HERE ABUTTI G A A SID NTIAL DISTRIC1) 

.,.._ .. 

[ 
I 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.5 Proposed Site Plan 

Case Reviewer : Tim Lampkin 

~10CI.Cmc.t>...,.,. 
lic-~OI-.O_,...a.,o,. ,....a,,_,.~ 

I = = = ===~!-- , ""7 ✓ - ~ --

-. 
II 

II 

::11 
I II 9 
!'I~! 
uY 
f l 
I 

I I 
II 

0 

Riverview 
Community 
Public Dog Park 

.,__ 
•n I WWV.I.NN I..,..._,. 

,,,,· 

i 
I 

l 
• I I t· / 

' 
I ii 

,' ' 

Access from Big-Bend Rd. 
~ - .. 

I '• 

Proposed Multi-family 
Building Envelope 
with parking 

PROPOSED DEVELOPMENT STANDARDS 
PERIMETER 'BU ILDI G SETBACKS 

FRONT (NORTH): 
FRONT {EAST): 
SIDE (EAST): 
SIDE {WES : 
REAR (SOUTH): 

25' (MIN, PROM BIG BEND RD) (;!) 
25 (MIN, FROM SIMMONS LOOP) (2t 

HT (M • FROM FOLIO #m30-fJ 100} f2l 
10' (M , FROM FOLIO #61514-500 ~ l2) 
15' (M • FROM FOLIO #7773-0200) 17,1 

PER METER .BUFFERING 

FRONT {NORTH): 8' VUA. {FllOM BIG BENO) 
FRONT (EAST): 8' VUA (FROM S MMONS LOOP) 
SIDE (NORTH}: 5' TYPE A {FROM FOLIO #77730-0100) (fl 
SIDE (EAST): 20" TYPE B (FROM POUO #m30-01 00) 
SIDE (WES : 2D' lYPE B (FROM FOUO #51514-5000) 
REAR (SOUTH): 8' VUA. (FllOM FOUO #7773-0200) 

PROPOSED USE INFORMATION 

PROPOSED BU ILOING USE 
(20 DU PER ACRE) 

PROPOSED DOG PARK USE 

2.5 Variation Requested 

10..57 AC ' 20 = 2'11 DWELLING UNITS 

1.17 AC (MIN_ 10% OF TOTAL.SITE AREA) 

-~ .. ~ . ----

The site plan depicts a single envelope 
for the location ofthe proposed multi
family buildings with parking, and 
proposed stormwater management 
and/or floodplain compensation areas 
on both the eastern and the western 
portions of the site. The west of the 
development is a proposed public dog 
park. 

There are two access points, one 
located on Big Bend Road and another 
on Simmons Loop. 

The applicant has requested a variation from the general site development requirements found in Parts 6.06.06, 
Buffering and Screening Requirements. Per LDC Section 6.06.06, the proposed residential use would require a 20-
foot buffer with Type B screening against the adjacent CG zoned parcel to the north (folio no. 77730.0100). The 
applicant is requesting a variation of this requirement due to the proposed driveway access to Simmons Loop 
(shown in blue highlighter in the "Proposed Site Plan") . In lieu of the landscape buffer, the applicant proposes a 5-
foot buffer with Type "A" screening which will provide both screening and access. There will be no buffer or 
screening at the proposed cross access between the CG parcel and the development. 

Staff has reviewed the justification statement submitted by the applicant for the variations and finds they meet the 
criteria for approval per LDC Section 5.03.06.C.6. The Rezoning Hearing Master's recommendation for this application 
is required to include a finding on whether the requested variations meet the criteria for approval. 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 Ca se Reviewer: Tim Lampkin 

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 

4 Lanes 
• Corridor Preservation Plan 

County 
0 Site Access Improvements 

Big Bend Rd. Arterial - • Substandard Road 

Rural IZ! Sufficient ROW Width 
• Substandard Road Improvements 

0 Other 

County 2 Lanes 
0 Corridor Preservation Plan 

Simmons Loop Collector - • Substandard Road 
• Site Access Improvements 

Urban 0 Sufficient ROW Width 
• Substandard Road Improvements 

• Other 

Choose an item. Lanes 
• Corridor Preservation Plan 

Choose an • Substandard Road 
• Site Access Improvements 

item. • Sufficient ROW Width 
• Substandard Road Improvements 

• Other 

Choose an item. Lanes 
• Corridor Prese rvation Plan 

Choose an • Substa ndard Road 
• Site Access Improvements 

item. • Sufficient ROW Width 
• Substandard Road Improvements 

• Other 

Project Trip Generation D Not applicable for this request 

Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 

Existing 9,70 1 424 395 
Proposed 1,258 87 104 
Difference (+/-) (-) 8,443 (-) 337 (-) 291 

*Trips reported are based on net new external trips unless otherwise noted. 

Connectivity and Cross Access D Not applicable for this request 

Project Boundary Primary Access 
Additional 

Cross Access Finding 
Connectivity/ Access 

North X 
Vehicular & 

None Meets LDC 
Pedestrian 

South None Pedestrian Meets LDC 

East X 
Vehicular & Vehicular & 

Meets LDC 
Pedestrian Pedestrian 

West None None Meets LDC 

Notes: The connection to Simmons Loop also serves as a Shared Access Facility and requ ired vehicular and 
pedestrian cross access to the folio to the north. 

Design Exception/ Administrative Variance [:gj 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: 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 
BOCC LUM MEETING DATE: Dece mber 14, 2021 Case Reviewer: Tim Lampkin 

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 

CONDITIONS ADDITIONAL 
INFORMATION/REVIEWING AGENCY OBJECTIONS REQUESTED INFORMATION/COMMENTS 

Environmental: 

Environmental Protection Commission 

Natural Resources 

Conservation & Environmental Lands Mgmt. 

Check if Applicable : 

IZI Wetlands/Other Surface Waters 

D Use of Environmentally Sensitive Land Credit 

• Wellhead Protection Area 

• Surface Water Resource Protection Area 

• Potable Water Wellfield Protection Area 

Public Facilities: 

Transportation 

• Design Exception Requested 

IZI Off-site Improvements Required 

Utilities Service Area/ Water & Wastewater 

IZ! Urban • City ofTampa 

• Rural • City of Temple Terrace 

Hillsborough County School Board 

Adequate 181 K-5 IZl 6-8 0 9-12 • N/A 

Inadequate • K-5 D6-8 IZl9-12 • N/A 

0 Yes O N/A 

IZI No 

0 Yes O N/A 

IZI No 

• Yes • N/A 
IZI No 

IZI Yes 

• No 

• Yes 

IZI No 

• Yes 

IZI No 

• Significant Wildlife Habitat 

D Coastal High Hazard Area 

Future EPC staff review is not 
limited to the fol lowing, regardless 
of the obviousness of the concern as 
ra ised by the general site plan and 
E PC staff may identi fy other 
legitimate concerns at any time prio r 
to final project approval. 

Per the applicant ' s s ite plan, the site 
contains I acre of environmentally 
sensitive land. This constitutes less 
than 25% of the site and therefore 
density calculations are done 
without the use of the 
Environmenta lly Sensitive Land 
Credit. 

• Urban/Suburban/Rural Scenic Corridor 

• Adjacent to ELAPP property 

D Other _________ _ 

• Yes 
IZI No 

• Yes 
IZI No 

• Yes 
IZI No 

IZI Yes 

• No 

IZI Yes 

• No 

• Yes 
IZI No 

This is an analys is for adequate 
faci lities on ly and is NOT a 
determ ination of school 
concurrency. A schoo l concurrency 
review wil l be issued PRIOR TO 
preliminary plat or site plan 
approva l. 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 Case Reviewer: Tim Lampkin 

Impact/Mobility Fees 

The project area is located in the Urban Service Area . An 8-i nch water main is available approximately 120 feet from 
the site and is located within the east Right-of-Way of Simmons Loop. The property lies within the Hillsborough 
County Wastewater Service Area. A 4-inch wastewater force main exists adjacent to the site and is located within the 
west Right-of-Way of Simmons Loop. 

Estimated Fees: 

(Fee estimate is based on a 1,200 square foot, 2 bedroom, Multi-Family Units 3+ story) 

Mobility: $3,891 * 235 units = $914,385 
Parks: $1,316 * 235 units = $309,260 
School : $3,891 * 235 units = $914,385 

Fire: $249 * 235 units = $ 58,515 
Total Multi-Family (3+ story) = $2,196,545 

Project Summary/Description: 

µrban Mobility, South Park/Fire - 235 Mult i-Family Units (two 4-story buildings) . 

Credit for prior structures may be eligible. 

Comprehensive Plan: 

Planning Commission 

• Meets Locational Criteria 1:81 N/ A 

• Locational Criteria Waiver Requested 

IZI Minimum Density Met • N/A 

• Inconsistent 

IZI Consistent 

• N/A 

• Yes 
IZI No 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 
BOCC LUM MEETING DATE: December 14, 2021 Case Reviewer: Tim Lampkin 

5.0 IMPLEMENTATION RECOMMENDATION 

5.1 Compatibility 
The request is to modify Planned Development (PD) 16-0209, associated with two parcels totaling approximately 11.74 
acres. The previous PD 16-0209 was approved for up to 40,000 square feet of business and commercial, general uses 
and/or office and professional services, as allowed within the CG zoning district (limited to a maximum of 15,000 square 
feet of fast-food restaurants). The applicant proposes a change in use to multi -family development of 211 residential 
units located on 10.57-acres with a community dog park, located on the 1.17 acres located to the west of the multi 
family building. The community dog park will be owned and maintained by the multi -family apartment complex. 

The site is located west of the Big Bend Road and Simmons Loop intersection and is predominantly surrounded by 
residential with nearby medical uses, and vacant land. The underlying future land use (FLU) category of the subject parcel 
is Urban Mixed Use - 20 (UMU-20) . The subject area consists of two parcels. 

• The property is located just east of lnterstate-75 within the Riverview Community Base Planning Area, 

• Within the Urban Service Area, 

• Residential as well as neighborhood serving uses such as a hospital and a park to the northwest across Big Bend 
Road. 

The existing PD 16-0209 requires a 30-foot front setback and allows a SO-foot maximum building height. The current 
application is proposing a 25-foot front setback and a maximum 58-foot building height with a maximum of 4 stories. 
The applicant requests a waiver of additional setback of 2 feet for every foot over 20 feet to allow a 25-foot front yard 
setback, a 15-foot rear yard setback, and a 10-foot setback on the east side yard . Staff finds the waiver request 
supportable. 

Pedestrian cross-access is proposed along the southern property line to the existing multi-family development. Vehicular 
access is provided via a right-in/right-out driveway on Big Bend Road as well as another right-in/right-out along Simmons 
Loop. Future cross access is delineated for the adjacent commercially zoned parcel located to the north of the subject 
parcel. See Transportation Review Comment Sheet for additional transportation review comments and analysis . 

The application requests a variation to Land 
Development Code Parts 6.06.00 
(Landscaping/Buffering) to allow driveway access to 
Simmons Loop. In lieu of the landscape buffer, the 
applicant proposes a 5-foot buffer with Type "A" 
screening which will provide both screening and access. 
The site will comply with and conform to all other 
applicable policies and regulations, including but not 
limited to, the Hillsborough County Land Development 

Tl' 

• 

Code, Site Development and Technical Manuals. .. l! , 

As reflected in the recommended conditions of approval in this report, staff does not object to the requested variation . 
The hearing master's recommendation for this application is required to include a finding on whether the requested 
variation meets the criteria for approval, per LDC Section 5.03.06.C.6. 

5.2 Recommendation 
The proposed project with the proposed development standards, existing scale and restrictions may be found to be 
compatible with nearby development patterns . The request would encourage residential development that 
complements the surrounding character and promotes housing diversity in the Riverview Community Plan area. In 
compliance with Future Land Use Element (FLUE) Policy 19.1, the applicant is proposing a secondary use that constitutes 
ten percent of the unified site development. Staff finds the request APPROVABLE with conditions, based on the above. 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE: October 18, 2021 

BOCC LUM MEETING DATE : December 14, 2021 Ca se Reviewer: Tim Lampkin 

6.0 PROPOSED CONDITIONS 

Staff finds the request Approvable, subject to the following conditions listed below, and based on the general site plan 
submitted September 28, 2021. 

1. Parcels A through e shall be limited to a combined total of 40,000 square feet offloor space for C G 
(Commercial, General) district uses in the manner allowed by the Land Development Code the date of rewning 
approval, excluding gas stations, subject to the following restrictions: 

1.1 ~Jo more than 15,000 square feet of floor space shall be utilized for fast food restaurants. The floor space 
may be apportioned among the parcels at the discretion of the developer. each site development plan that 
is submitted shall include a table tracking all previous development appro,,cals in the PD by floor space and 
tl5e-:-

1. Development in Parcels A through e shall be limited to 211 units of multi-family residential , with a 1.17-acre 
community dog park located on the western portion of the unified site plan. 

2. Development shall comply with the following standards : 
Minimum parcel size: 10,000 square feet . 
Minimum parcel width: 75 feet. 
Minimum building setbacks: 3G 25 feet from Big Bend Road and Simmons Loop Road rights-of-way, measured 

from the interior edge of right-of-way preservation areas where requiredt-f+>,ce 
feet from the internal project roadway, e•Ecept that on the ',vest side of Parcel e an 
eight foot setback from the roadway shall be required; five feet from interior 
parcel lines; and five feet where adjacent to parcel folio 77730.0100 if no buffer 
area is required pursuant to Condition S.3. 

Maximum building height : W 58 feet. 
Maximum impervious area: 70 percent project wide. 
Vehicular Use Area Buffer: 8-foot buffer along Big Bend Road and Simmons Loop 

8-foot buffer along Rear Yard adjacent to fol io no. 77730.0200. 

3. Interior lot lines bet>.\leen Parcels A through e shown on the general site plan may be mo,,ed and/or parcels 
may be consolidated at the discretion of the de,,eloper, subject to the minimum parcel dimensions in 
Condition 2. l=lowe¥er, the western and southern boundary of the parcels shall strictly conform to the general 
site plan . 

4. Parcel F shall be limited to passive agricultural uses, storm water management and/or floodplain 
compensation area . Buildings shall be subject to the standards of the AR wning district. 

3. Buffering and screening between uses shall be provided in accordance with the requi rements of LDC Section 
6.06.06, except as follows: 

S.1 No buffering or screening shall be required between parcels within the project. 
~ .1.1 No buffering or screen ing shall be required on th e sout h project boundary where adjacent to PD 11-
0415. 
~ 3.2 Ne-b.§.uffering and ef screening shall be required adjacent t o the southern boundary of parcel folio 
77730.0100 shall include a 5-foot buffer with type "A" screening. if that parcel has been rezoned for 
commercial and/or office uses prior to the submittal of initial site development plans for Parcels A and/or B. 
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APPLICATION NUMBER: PD 21-0865 

ZHM HEARING DATE : October 18, 2021 

BOCC LUM MEETING DATE: December 14, 2021 Case Reviewer : Tim Lamp ki n 

4. Buffering and screening for off-street vehicular use areas shall be provided in accordance with the 
requirements of LDC Section 6.06.04-" except that the requirements of Section €i .0€i .0'1 .Ll shall not apply 
between Parcels A through L 

5. An evaluation of the property by Natural Resources staff has identified a number of mature trees that may 
include grand oaks. The potential stature of these trees warrants every effort to minimize their removal. The 
developer is encouraged to consult with Natural Resources staff for design input addressing these trees prior 
to submittal of initial site development plans. 

6. The planting of required trees shall be sensitive to overhead electric utility lines. Trees that exceed a mature 
overall height of 20 feet shall not be planted within 30 feet of an existing or proposed overhead electric utility 
line. 

7. Approval of this rezoning petition by Hillsborough County does not constitute a guarantee that 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. 

8. This site is located within the Hillsborough County Urban Service Area, therefore the subject property should be 
served by Hillsborough County Water and Wastewater Service. Th is does not guarantee water or wastewater 
service or a point of connection. Developer is responsible for submitting a utility service request at the time of 
development plan review and will be responsible for any on-site improvements as well as possible off-site 
improvements. 

9. Water distribution system improvements will need to be completed prior to connection to the County's water 
system. No building permits that would create demand for water service shall be issued until either the 
completion by the County of funded Capital Improvement Program projects C32001 - South County Potable 
Water Repump Station Expansion and C32011 - Potable Water In-Line Booster Pump Station, and the projects 
are put into operation or until June 1, 2022, whichever occurs first. 

10. As pedestrian cross-access is required between this and the adjacent project to the south, the developer shall 
construct a minimum a minimum 5-foot wide sidewalk connection between the internal sidewalk network and 
the existing pedestrian cross-access (sidewalk) stubout, which was previously constructed within folio 
77730.0220. Given the need for public access through the project given the proposed publicly accessible dog 
park, such connection shall be ungated. Prior to the issuance of any commercial building permits, the 
de1,eloper shall pro1,ide a pa¥ed roadway stub out to the southern boundary ofthe PD to accommodate 
1,ehicular and pedestrian cross access 1Nith adjacent PD 11 OUS, except as other.\lise provided below. 
Relocation of the cross access shall require minor modification appro'.'al for both PDs. 
10.1 If at the time of initial site de,.1elopment plan approval for the commercial portion of the project there 

is unexpired site de'.'elopment approval in place for Option 5 of adjacent PD 11 OUS, the de¥eloper shall 
pro1ride, prior to the issuance of any commercial building permits, a pa'.'ed sidewalk to the southern 
boundary of the PD to accommodate pedestrian cross access with PD 11 OUS . In such case, the de'.'eloper 
shall not be required to pro1,ide a pa1,ed roadway stubout. 

11. Prior to the issuance of building permits for Parcel A, the de¥eloper shall pro1,tide a paved stubout to the north 
parcel line to accommodate cross access with the adjacent property. 

12. Prior to the issuance of building permits for Parcel B, the de'.'eloper shall pro11ide a pa 1red stubout to the east 
parcel line to accommodate cross access with the adjacent property. 
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13. The de>Jeloper shall be req1:1ired to modify the eidsting median opening at the project's western dri1,eway on 

Big Bend Road to allow for right in/right 01:1t/left in movements. The developer shall also constr1:1ct a 
westbo1:1nd left t1:1rn lane at this modified median opening. 

14. The dei.,eloper shall constrnct right t1:1rn lanes at each project driveway. 

15. The developer shall be req1:1ired to extend the existing eastbo1:1nd left t1:1rn lane at the intersection 
of Big Bend Road and Simmons Loop Road to accommodate U t1:1rning vehicles from the project. 

16. The de1.,,eloper shall be req1:1ired to extend the existing westbo1:1nd left t1:1rn lane at the intersection of Big Bend 
Road and Simmons Loop Road to accommodate project traffic entering the site from Big Bend Road . 

17. The l=fillsboro1:1gh Co1:1nty MPO's 2040 Long Range Transportation Plan identifies Simmons Loop Road as a 2 
lane 1:1ndivided roadway. Simmons Loop Road is shown on the l=fillsboro1:1gh Co1:1nty Corridor Preser.1ation Plan 
as a 2 lane roadway. /\s s1:1ch, consistent with the l=fillsboro1:1gh Co1:1nty Corridor Preservation Plan, 1:1p to 14 feet 
of additional right of way shall be preserved along the project's Simmons Loop Road frontage in order to 
accommodate a 2 lane collector roadway within 64 feet of right of way. If right of way is so preserved, the 
western bo1:1ndary of the commercial portion of the project, incl1:1ding access drive and common 1:1se area, may 

be mo1.,,ed westv,ard an eq1:1al amo1:1nt. 

18. Prior to site plan s1:1bmittal, the applicant shall s1:1bmit a traffic analysis (methodology appro1.,,ed by l=fillsboro1:1gh 
Co1:1nty) identifying the length of the req1:1ired t1:1rn lanes to be constrncted by the applicant. The design and 
constrnction of these t1:1rn lanes shall be appro1.,,ed by l=fillsboro1:1gh Co1:1nty P1:1blic Works and Development 

Services. The q1:1e1:1e (storage) length will be determined based on req1:1ired detailed transportation analysis. 

11.., The project shall be permitted one (1) right-in/ right-out connection onto Simmons Loop, and one (1) right
in/right-out connection onto Big Bend Rd . Notwithstanding anything herein these conditions or on the PD site 
plan to the contrary, in the event the right-in/right-out driveway on Big Bend Rd . is being found to cause or 
contribute to unsafe conditions on Big Bend Rd . or operational issues at the 1-75 and Big Bend Rd . interchange, 
the property owner shall be required (upon written request by Hillsborough County) to propose correct ive 
measures, which could include but shall not be limited to revised onsite operational plans, revised site design, 
and/or changes to the external roadway/driveway access . Such measures will be subject to the review and 
approval of Hillsborough County. In the event an agreement on su itable corrective measures cannot be 
reached, Hillsborough County may require closure of the Big Ben Rd . access, which shall be at the property 

owners' sole cost and expense. 

12. As generally shown on the PD site plan. the Big Bend Rd . access shall be located a minimum of 400 feet and a 
maximum of 500 feet west of the Big Bend Rd. and Simmons Loop intersection, and the project access may 
occur anywhere within this area . 

13. As generally shown on the PD site plan, those portions of the internal project driveway and sidewalk system to 
Simmons Loop that runs along the southern boundary of folio 77730.0100 shall be considered a Shared Access 
Facility with folio 77730.0100. Prior to or concurrent with the initial increment of development, the developer 
shall record in the Official Records of Hillsborough County a construction easement and any other easement 
necessary to permit the owner/developer of folio 77730.0100 to construct an util ize the requ ired Shared 
Access Facility upon (re)development of the adjacent properties w ithout further consultation . The design and 
location of all connections shall be subject to the review and approval of Hillsborough County. 
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14. Since the developer is proposing a publicly accessible dog park which will be privately owned and maintained 
by the property owner, public access to the property must be ensured. As such, prior to or concurrent with 
the initial increment of development, the developer shall record in the Official Records of Hillsborough County 
a public access easement over the sidewalks and driveways which connect the proposed publicly accessible 
dog park with both vehicular and pedestrian entrances to the project (i .e. Big Bend Rd . and Simmons Loop) as 
well as the pedestrian cross access connection along the project's southern boundary. 

15. The internal driveway throat for the Big Bend Rd . access shall be free of parking spaces, internal connections or 
other conflicts for a minimum of distance of 150 feet . 

16. The developer shall construct the following site access improvements : 

16.1 The Big Bend. Rd . driveway connection shall be designed with a minimum radius of 50 feet; and, 
16.2 The developer shall close the existing westbound directional median opening on Big Bend Rd. 

(located approximately 750 feet west of the intersection of Big Bend Rd. and Simmons Loop). 

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

9" 18. 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. 

,lo,. 19. 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. 

±h 20. Effecti>.«e as of Febrnary 1, 1990, this de>.«elopment order/permit shall meet the concurrency requirements 
of Chapter 163, Part II, Florida Statutes. Approval ofthis development order/permit does not constitute a 
guarantee that there will be public facilities at the time of application for subsequent development orders or 
permits to allow issuance of such development orders or permits. 
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1.1 SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDNACE WITH HILLSBOROGUH 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. 

n 

Zoning Administrator Sign Off: IV~ 
J . Br n Grady 
Mon- Oct 11 2 02 1 07 : 51 :30 
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7.0 ADDITIONAL INFORMATION 
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8.0 FULL TRANSPORTATION REPORT 
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