
PD Modification Application: 
PRS 22-1174  
BOCC Land Use Meeting Date: 
03/07/2023  

  
 

1.0 APPLICATION SUMMARY 

Applicant: Big Bend LA, LLC 

FLU Category: UMU-20 

Service Area: Urban 

Site Acreage: 11.74 acres 

Community 
Plan Area: Riverview 

Overlay:  None 

Request Minor Modification to PD 16-0209 

 
Existing Approvals:   
PD 16-0209, MM 21-0865 
MM 21-0865 was approved for a multi-family residential development with 211 units based on 10.57 acres at 20 units 
per acre. The project also included a 1.17-acre community dog park located on the western portion of the unified 
development. The residential building was approved for a maximum of 300,000 square feet of residential with a 
maximum height of 58 feet above the base floor elevation and up to four (4) stories. 
 

 
Proposed Modifications:   
The applicant is seeking a minor modification to the existing Planned Development MM 21-0865. The applicant is 
proposing to modify approved condition no. 15 (proposed condition no. 17) to reduce the minimum throat depth 
requirement from 150 feet to 60 feet.  The applicant submitted a traffic analysis supporting their request; however, 
given that the proposed entitlements are remaining unchanged, and no access points are proposed to be added or 
removed, a traditional trip generation and site access analysis was not required pursuant to the Development Review 
Procedures Manual. The applicant also proposes condition no. 27 pursuant to the wetland delineation requiring 
concurrent construction of the public dog park and cross access to the dog park to maintain comprehensive plan 
consistency. 

 
Additional Information:  

PD Variations None requested.  

Waivers None requested.    

 
Planning Commission 
Recommendation Consistent, pursuant to conditions of approval.    

Development Services Department 
Recommendation 

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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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 
)

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 

2.2 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  

 
  

The applicant’s original Minor Modification request was to allow the modification of condition 15 (proposed 
condition no. 17) to reduce the minimum throat depth requirement from 150 feet to 60 feet.  However, due to the 
EPC wetland delineation, the dog park needed to be updated. The current site plan and proposed site plan depicts 
the location of the proposed multi-family buildings with parking on the easterly side, and proposed stormwater 
management and/or floodplain compensation areas on more westerly portions of the site. The western areas of the 
development are also the location of a proposed public dog park with boardwalks connecting the dog park to the 
residential and parking areas. 
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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 

See EPC “Zoning Comment Sheet” 
dated January 18, 2023.   

Natural Resources  Yes     N/A 
 No 

 Yes 
 No 

 

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 

Applicant requests no change to unit 
count. The School Board completed 
a review for MM 21-0865. This was 
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. The applicant is not 
requesting a change of approved 
entitlements.  

Impact/Mobility Fees 
 
No comments.  
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Comprehensive Plan:     
Planning Commission  

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

 Inconsistent 
 Consistent 
 N/A 

 Yes 
 No 

Condition 22 has been 
recommended to maintain 
comprehensive plan consistency 
with FLUE Policy 19.1.  
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5.0  IMPLEMENTATION RECOMMENDATION 
 
5.1  Compatibility 
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 request is to modify Major Modification MM 21-0865, associated with two parcels totaling approximately 11.74 
acres.  The existing MM 21-0865 allows a 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 application requests no additional 
variations to Land Development Code Parts 6.06.00 (Landscaping/Buffering). 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.  
 
The applicant is proposing to modify approved condition 15 (proposed condition no. 17) to lower the minimum throat 
depth requirement from 150 feet to 60 feet.  Given the nature of the proposed change, the applicant submitted a traffic 
analysis supporting their request; however, given that the proposed entitlements are remaining unchanged, and no 
access points are proposed to be added or removed, a traditional trip generation and site access analysis was not 
necessarily required pursuant to the Development Review Procedures Manual (DRPM).   
 
The applicant and County transportation staff coordinated with FDOT staff regarding the proposed changes.  Staff notes 
that the 60-foot throat depth proposal exceeds the minimum requirements pursuant to LDC Sec. 6.04.03.G., which 
requires a minimum of 50 feet.  The applicant submitted an analysis showing the 60-foot queue is anticipated to be 
sufficient.  The applicant has also submitted a conceptual design for the internal access which ensures that entering 
vehicles are not confronted with vehicles pulling into or backing out of parking spaces and has shown stop-controlled 
movements on the side approaches which will ensure vehicles entering the project have priority when entering the site.  
The complete transportation review may be found in the Transportation Agency Review Comment Sheet at the end of 
this report.  
 
On November 2, 2022, Hillsborough County Environmental Protection Commission (EPC) issued a Request for Additional 
Information letter for the Wetland Impact project. On January 18, 2023, EPC found that 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, subject to conditions.  
 
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. Planning Commission staff reviewed the proposed 
Minor Modification site plan and conditions. Pursuant to the updated wetland delineation the applicant proposes 
condition no. 27, requiring concurrent construction of the public dog park and cross access to the dog park to maintain 
comprehensive plan consistency. 
 
5.2 Recommendation 
Based upon the above considerations, staff finds the request is APPROVABLE, subject to conditions.
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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 February 17, 2023. 
 
1.  Development 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 building setbacks: 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 

Maximum building height: 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. Buffering and screening between uses shall be provided in accordance with the requirements of LDC 

Section 6.06.06, except as follows: 
 

3.1 No buffering or screening shall be required on the south project boundary where adjacent to PD 
11-0415. 

 
3.2 Buffering and screening adjacent to the southern boundary of parcel folio 77730.0100 shall 

include a 5-foot buffer with type “A” screening. 
 
4. Buffering and screening for off-street vehicular use areas shall be provided in accordance with the 

requirements of LDC Section 6.06.04. 
 
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.         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 
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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.  

 
9.        Prior to the issuance of any building or land alteration permits or other development, the approved wetland 
          / other surface water (OSW) line must be incorporated into the site plan. The wetland/ OSW line must 

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

 
10.        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.  

 
811. 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 
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. 

 
1012. 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. 

 
1113. 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 
Bend Rd. access, which shall be at the property owners’ sole cost and expense. 

 
1214. 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. 

 
1315. 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 
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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. 

 
1416. 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. 

 
1517. 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 60 feet. 
 
1618. The developer shall construct the following site access improvements: 
 
 1618.1 The Big Bend. Rd. driveway connection shall be designed with a minimum radius of 50 feet; and, 
 

1618.2 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). 

 
1719. 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. 
 
20. Consistent with the determination made by the Administrator on 2/14/2023, the developer shall utilize a 

pervious pavement design (as approved within that determination) for that portion of the internal drive 
aisle within the wetland setback area. 

 
21. Wetlands or other surface waters are considered Environmentally Sensitive Areas and are subject to 

Conservation Area and Preservation Area setbacks. A minimum setback must be maintained around 
these areas which shall be designated on all future plan submittals. Only items explicitly stated in the 
conditions of approval or items allowed per the LDC may be placed within the wetland setback. Proposed 
land alterations are restricted within the wetland setback areas. 

 
22. Approval of this petition by Hillsborough County does not constitute a guarantee that Natural Resources 

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

 
23. The construction and location of any proposed environmental impacts are not approved by this 

correspondence, but shall be reviewed by Natural Resources staff through the site and subdivision 
development plan process pursuant to the Land Development Code. 

 
1824. 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. 
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1925. 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. 

 
2226. 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. 

 
27.      Development will not occur in phases. A boardwalk will be constructed concurrently with the development 

of the community dog park and the multi-family uses to connect the community dog park to the eastern, 
multi-family development portion of the site, pursuant to Future Land Use Element Policy 19.1 of the 
Hillsborough County Comprehensive Plan. The boardwalk will be wide enough to allow utility vehicle 
access to and from the community dog park for maintenance and emergency purposes. 
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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. 
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Zoning Administrator Sign Off:  

J. Brian Grady
Thu Feb 23 2023 16:08:20  
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7.0 ADDITIONAL INFORMATION  
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8.0 Site Plans (Full) 
 
8.1 Approved Site Plan 

 
 
 
 



APPLICATION NUMBER: PRS 22-1174 
BOCC LUM MEETING DATE: March 7, 2023 Case Reviewer: Tim Lampkin, AICP   

  
 

Page 18 of 19 
 

 
8.0 Site Plan  
8.2 Proposed Site Plan (Full) 
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8.0 FULL TRANSPORTATION REPORT 



Revised Condition 

New Condition 



Less Internal Capture: N/A N/A N/A
Less Pass-By Trips: -0 -0 -0

Big Bend Rd. - Today 

Big Bend Rd. - Future 

Other Area Projects 



Simmons Loop 

Generally 

FDOT Coordination 



Drive Aisle Encroachment Into Wetland Setback Area 

equivalent improvement
emphasis added
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Approval of the request, subject to the conditions listed, is based on the revised general site plan submitted 
September 28, 2021. 
 
1.  Development 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 building setbacks: 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 

Maximum building height: 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. Buffering and screening between uses shall be provided in accordance with the requirements of LDC 

Section 6.06.06, except as follows: 
 

3.1 No buffering or screening shall be required on the south project boundary where adjacent to PD 
11-0415. 

 
3.2 Buffering and screening adjacent to the southern boundary of parcel folio 77730.0100 shall include 

a 5-foot buffer with type “A” screening. 
 
4. Buffering and screening for off-street vehicular use areas shall be provided in accordance with the 

requirements of LDC Section 6.06.04. 
 
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. 
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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 
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. 

 
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. 

 
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 
Bend 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. 

 
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: 
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 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. 
 
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. 

 
20. 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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Revised Condition 

New Condition 



Less Internal Capture: N/A N/A N/A
Less Pass-By Trips: -0 -0 -0

Big Bend Rd. - Today 

Big Bend Rd. - Future 

Other Area Projects 



Simmons Loop 

Generally 

FDOT Coordination 



Drive Aisle Encroachment Into Wetland Setback Area 

equivalent improvement
emphasis added
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From: Williams, Michael
To: Addie Clark
Cc: Ratliff, James; Lampkin, Timothy; Tirado, Sheida; Femal, Matt; Megan Smith; PW-CEIntake
Subject: FW: PRS 22-1174: Request for Review of Semi-Pervious Material as Equivalent Improvement
Date: Wednesday, February 15, 2023 4:23:52 PM
Attachments: image003.png

Pervious Concrete Detail.pdf
DRAFT PRS General Development Plan_2023.02.13.pdf
image001.png

Addie – the alternative pavement section in the attached will be considered approved for use should
the proposed zoning modifications be approved by the Board of County Commissioners.
 
If you have any questions, please let me know.
 
Mike
 
Michael J. Williams, P.E.
Director, Development Review
County Engineer
Development Services Department

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

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

Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe
 
 
Please note: All correspondence to or from this office is subject to Florida’s Public Records law.

 

From: Addie Clark <aclark@gardnerbrewer.com> 
Sent: Tuesday, February 14, 2023 2:04 PM
To: Williams, Michael <WilliamsM@HillsboroughCounty.ORG>
Cc: Ratliff, James <RatliffJa@hillsboroughcounty.org>; Lampkin, Timothy
<LampkinT@hillsboroughcounty.org>; Femal, Matt <Matt.Femal@kimley-horn.com>; Megan Smith
<msmith@gardnerbrewer.com>
Subject: PRS 22-1174: Request for Review of Semi-Pervious Material as Equivalent Improvement
 
 
External email: Use caution when clicking on links, opening attachments or replying to this email.
 
Good Afternoon Mike,
 



We appreciate your review of the request below. The attached draft site plan indicates that the area
subject to the Administrative Request is located at the southwest portion of the multi-family area,
specifically the southwest drive-aisle which will not include any parking spaces.
 
Request:
Administrative Request to Section 6.05.02.K (Required Paving) to allow for semi-pervious material as
an equivalent improvement within a portion of the 30’ wetland setback in accordance with Section
4.01.07.B.4 (Wetlands and Natural Water Bodies Setbacks):
 

Type of Material Proposed: Pervious Concrete (See Attached Detail) or approved equivalent. 
Proposed Use: The semi-pervious area will be approximately 5,800 SF for a proposed drive-
aisle without any parking spaces.
Justification for Request: By allowing semi-pervious material within the drive-aisle along the
perimeter of the multi-family area adjacent to the wetland, this will ensure continuous
circulation and emergency access throughout the development. In doing so, this will result in
reducing traffic congestion and driver confusion that may occur with a dead-end roadway
within the development.  Fire Department access does not allow dead-ends over 150’.  The
alternative fire truck turn around cannot be constructed due to the large area required which
would increase the amount of wetland/buffer impacts.    
Documentation: The attached draft rezoning site plan contains a hatched area indicating the
proposed limits of the semi-pervious material for the proposed drive-aisle.

 
Please let us know if you have any questions or if we can provide any additional information for your
review.
 
Thank you so much,
 
Addie Clark, P.E.
 

 
O: (813) 733-0209 | M: (561) 319-4759
E: aclark@gardnerbrewer.com
400 N. Ashley Dr., Ste. 1100, Tampa, FL 33602
gardnerbrewer.com
 
The preceding email message may be confidential or protected by the attorney-client privilege. It is not intended for
transmission to, or receipt by, any unauthorized persons. If you have received this message in error, please (i) do not read it,
(ii) reply to the sender that you received the message in error, and (iii) erase or destroy the message. Legal advice contained
in the preceding message is solely for the benefit of the Gardner Brewer Hudson, P.A. client(s) represented by the Firm in
the particular matter that is the subject of this message, and may not be relied upon by any other party.
 



5" 8"



COMMISSION 

Joshua Wostal  CHAIR
Harry Cohen  VICE-CHAIR
Donna Cameron Cepeda
Ken Hagan
Pat Kemp
Gwendolyn “Gwen” W. Myers
Michael Owen

DIRECTORS

Janet D. Lorton  EXECUTIVE DIRECTOR
Elaine S. DeLeeuw ADMIN DIVISION
Sam Elrabi, P.E. WATER DIVISION
Rick Muratti, Esq.  LEGAL DEPT
Diana M. Lee, P.E.  AIR DIVISION
Steffanie L. Wickham  WASTE DIVISION
Sterlin Woodard, P.E. WETLANDS DIVISION

Environmental Excellence in a Changing World
Environmental Protection Commission - Roger P. Stewart Center
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AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: March 7, 2023 

PETITION NO.: 22-1174 

EPC REVIEWER: Abbie Weeks 

CONTACT INFORMATION: (813) 627-2600 X1101 

EMAIL:   weeksa@epchc.org  

COMMENT DATE: January 18, 2023 

PROPERTY ADDRESS: Southwest corner of Big 
Bend Road & Simmons Loop 

FOLIO #: 0777310000, 0777340000 

STR: 18-31S-20E 

REQUESTED ZONING: Minor Modification to PD 
 
 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE 05/19/2022 
WETLAND LINE VALIDITY Under SWFWMD review 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Wetlands are located in the northern and western 
portions of the property 

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 
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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

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

 
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.   
 
The site plan depicts wetland impacts that have not been authorized by the Executive Director of the 
EPC. The wetland impacts are indicated for the proposed multi-family development and dog park. 
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. If you choose to proceed with the wetland impacts depicted 
on the plan, a separate wetland impact/mitigation proposal and appropriate fees must be submitted 
to this agency for review.   
 
The Hillsborough County Land Development Code (LDC) defines wetlands and other surface 
waters as Environmentally Sensitive Areas.  Pursuant to the LDC, wetlands and other surface waters 
are further defined as Conservation Areas or Preservation Areas and these areas must be designated 
as such on all development plans and plats.  A minimum setback must be maintained around the 
Conservation/Preservation Area and the setback line must also be shown on all future plan 
submittals. 

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

 
Aow/ 
 
ec: landuse@gardnerbrewer.com  
 lampkint@hillsboroughcounty.org  
 
         



    AGENCY COMMENT SHEET 
 
 
TO: Zoning/Code Administration, Development Services Department  
 
FROM: Reviewer: Carla Shelton Knight Date:  February 20, 2023 

 
Agency:  Natural Resources  Petition #: 22-1174 

   
 
(  ) This agency has no comment 

 
  (  ) This agency has no objections 
 

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

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

1. Wetlands or other surface waters are considered Environmentally Sensitive 
 Areas and are subject to Conservation Area and Preservation Area setbacks. A  
 minimum setback must be maintained around these areas which shall be  
 designated on all future plan submittals. Only items explicitly stated in the 
 conditions of approval or items allowed per the LDC may be placed within 
 the wetland setback. Proposed land alterations are restricted within the wetland  
 setback areas. 
 
2. Approval of this petition by Hillsborough County does not constitute a  
 guarantee that Natural Resources approvals/permits necessary for the  
 development, as proposed, will be issued, does not itself serve to justify any  
 impacts to trees, natural plant communities, or wildlife habitat, and does not  
 grant any implied or vested right to environmental approvals.  

 
3. The construction and location of any proposed environmental impacts are not 
 approved by this correspondence, but shall be reviewed by Natural Resources  
 staff through the site and subdivision development plan process pursuant to  
 the Land Development Code.  

 
4. If the notes and/or graphics 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. 



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  PRS22-1174 REVIEWED BY: Randy Rochelle DATE:  8/3/2022

FOLIO NO.: 77731.0000 & 77734.0000                                   

WATER

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

A 8 inch water main exists (adjacent to the site), (approximately 100 feet
from the site) and is located east of the subject property within the east Right-of-Way of
Simmons Loop . This will be the likely point-of-connection, however there could be
additional and/or different points-of-connection determined at the time of the application 
for service. This is not a reservation of capacity.

Water distribution system improvements will need to be completed prior to connection to
the County’s water system. The improvements include two funded CIP projects that 
are currently under construction, C32001 - South County Potable Water Repump 
Station Expansion and C32011 - Potable Water In-Line Booster Pump Station and will
need to be completed by the County prior to issuance of any building permits that will 
create additional demand on the system.

WASTEWATER

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

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

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

    

COMMENTS: The subject rezoning includes parcels that are within the Urban Service Area
and would require connection to the County's potable water systems .



Statement of Record 
The South County service area (generally south of the Alafia River) has seen significant customer growth 
over the recent past.  As new customers are added to the system there is an increased demand for 
potable water that is causing delivery issues during certain periods of the year.  The greatest demand for 
water occurs during the spring dry season, generally the months of March through May.  During the dry 
season of 2021 the Water Resources Department was challenged to deliver water to the southern 
portions of the service area to meet customer expectations for pressure and flow.  While Levels of 
Service per the Comprehensive Plan were met, customers complained of very low pressure during early 
morning hours.  Efforts to increase flow and pressure to the south resulted in unacceptably high 
pressures in the north portions of the service area.  The Florida Plumbing Code limits household 
pressure to 80 psi to prevent damage to plumbing and possible injury due to system failure.  The 
Department had to balance the operational challenges of customer demand in the south with over 
pressurization in the north, and as a result, water pressure and flow in the South County service area 
remained unsatisfactory during the dry period of 2021.  

As a result of demand challenges, the Department initiated several projects to improve pressure and 
flow to the south area.  Two projects currently under construction CIP C32001 - South County Potable 
Water Repump Station Expansion and CIP C32011 - Potable Water In-Line Booster Pump will increase 
the delivery pressure to customers.   

These projects are scheduled to be completed and operational prior to the 2022 dry season, and must 
demonstrate improved water delivery through the highest demand periods before additional 
connections to the system can be recommended. 
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