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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Masonic Park and Youth Camp, Inc.

FLU 
Category:

A/R (Agricultural Rural – 1 DU per 
5 acres)

Service Area: Rural

Site Acreage: 199.91

Community 
Plan Area:

Little Manatee South and South 
Shore Areawide Systems

Overlay: None

Introduction Summary
PD 91-0174 was approved in 1991 to allow the property located at the east corner of 301 and Willow Road intersection 
for the development of a youth camp and RV park with 36 RV spaces. The applicant is requesting a modification to 
allow an increase from 36 RV spaces to 120 RV spaces.

Existing Approval(s) Proposed Modification(s)
Site development to allow a youth camp and 36 
Recreational Vehicle (RV) spaces.

Site development to allow a youth camp and 120 RV 
spaces.

Additional Information

PD Variation(s)
LDC 6.06.04 – Off-Street Vehicular Use Area Buffer

Waiver(s) to the Land Development Code
None

Planning Commission Recommendation
Consistent

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

2.1 Vicinity Map  

 

Context of Surrounding Area: 

The subject property is located along the south side of S US Highway 301 (US 301) and the east side of Willow Road 
in the Little Manatee South Community Plan Area. The abutting US 301 right-of-way to the north is 182 feet wide and 
is currently constructed as a 2-lane undivided highway with a posted speed limit of 60 mph. The uses to the North of 
US 301 include Little Manatee River State Park, the Little Manatee Springs Mobile Home Park and an outdoor recreation 
with lodging establishment. The Little Manatee River State Park property is zoned AR (Agricultural Rural). The Canoe 
Outpost – Little Manatee River and Mobile Home Park are zoned PD. The adjoining property located at the southeast 
corner of U 301 and Willow Road is zoned CG (Commercial General) and is developed for retail use. 

The Willow Road Right-of-Way to the west is 66 feet wide and constructed as a 2-lane County Collector Road with a 
posted speed limit of 30 mph. The properties to the west of Willow Road are zoned CG and AS-1 (Agricultural, Single-
Family). Uses along the west side of Willow Road include an auto repair business, communications tower, vacant land, 
open storage, and an outdoor recreation facility. 

The adjoining property to the south is zoned AR and is vacant land owned by the County.  

The properties opposite of the Little Manatee River to the East include an undeveloped PD that is approved for up to 
42 single-family dwellings and vacant lands zoned AR. 

The eastern portion of the subject property is developed for campground use. Other uses in the immediate vicinity 
include the Beth-El Farmworker Ministry, vacant lands, and single family residential on properties zoned AS-1. 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.2 Future Land Use Map 

 

 

Subject Site Future Land Use Category A/R  (Agricultural Rural) – 1 DU per 5 acres 

Maximum Density/F.A.R. 1 dwelling units per 5 gross acres (du/ga) / 0.25 FAR 

Typical Uses 
Farms, ranches, feed lots, residential uses, rural scale neighborhood 
commercial uses, offices, industrial uses related to agricultural uses, and 
mining related activities. 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Immediate Area Map 

 

Adjacent Zonings and Uses 

Location Zoning Maximum Density/F.A.R. 
Permitted by Zoning District Allowable Use Existing Use 

North 

AR 1 du/5 ga 
F.A.R.: NA Agriculture and related Little Manatee River State 

Park 

PD 91-0175 6 mobile home or RV lots per 
acre Mobile home or RV park Mobile home park 

PD 17-0576 

1 RV Space per acre of RV 
designated area, 6 Cabins 

(3,046 SF combined 
maximum), 1,424 SF of Office 

paddle craft rental, 
camping, picnic, RV 

parking, cabin rental, and 
with accessory dwelling 

Campground and lodging 

South AR 1 du/ga 
F.A.R.: NA Agriculture and related Undeveloped, County 

owned 

East  
AR 1 du/5 ga 

F.A.R.: NA Agriculture and related Undeveloped 

PD 14-0974 1 du/ga 
F.A.R.: NA Single-family residential Undeveloped 
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Adjacent Zonings and Uses - Continued 

West CG 0 du/ga 
FAR: 0.27 Retail and service Retail 

West PD 05-0214 1 du/ga 
F.A.R.: 0.50 

Hotel, sit-down restaurant, 
and as-1 uses Undeveloped 

West CG 0 du/ga 
FAR: 0.27 Retail and service Automotive Repair 

West CG 0 du/ga 
FAR: 0.27 Retail and service Wireless Communications 

Facility 

West AS-1 1 du/ga 
F.A.R.: NA 

Agriculture and single-
family 

Open storage and 
warehouse 

West AS-1 1 du/ga 
F.A.R.: NA 

Agriculture and single-
family Outdoor recreation 

West AS-1 1 du/ga 
F.A.R.: NA 

Agriculture and single-
family Undeveloped 

 
  



APPLICATION NUMBER: MM 22-1639 
ZHM HEARING DATE: JUNE 20, 2023 
BOCC LUM MEETING DATE: August 8, 2023 Case Reviewer: Sam Ball 

  

Page 6 of 20 

 
  

2.0 LAND USE MAP SET AND SUMMARY DATA 

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

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan) 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
☐ No 

EPC Approval needed 
on revised plans 

Natural Resources  Yes 
☐ No 

 Yes 
 No 

 Yes 
☐ No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
☐ No 

 Yes 
 No 

 Yes 
☐ No 

 
 

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 

33rd Street SE 

FDOT 
Principal 
Arterial - 
Rural 

2 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 Unknow (See Report) Unknown (See Report) Unknown (See Report) 
Proposed 490 (est.) 38 49 
Difference (+/-) -Unknown Unknown Unknown 
*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 None Meets LDC 
East  None None Meets LDC 
West  None None Meets LDC 
Notes:  
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
 Choose an item. Choose an item. 
 Choose an item. Choose an item. 
Notes: 
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Check if Applicable: 
 Wetlands/Other Surface Waters         
 Use of Environmentally Sensitive Land 

Credit        
 Wellhead Protection Area                       

☐ Surface Water Resource Protection Area  

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

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

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 
☐ Design Exc./Adm. Variance Requested  
☐ Off-site Improvements Provided   

 Yes 
 No 

 Yes 
 No 

 Yes 
☐ No 

 

Service Area/ Water & Wastewater 
☐Urban      ☐ City of Tampa  

Rural        City of Temple Terrace  

 Yes 
☐ No 

☐ Yes 
 No 

 Yes 
 No 

 

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

 Yes 
 No 

☐ Yes 
 No 

 Yes 
 No 

 

Impact/Mobility Fees: 
RV campsites (Per 1,000 s.f.) 
Mobility:   $1,607*84 = $134,988 
Park:          $1,327*84 = $111,468 
Fire:           $   299*84 = $  25,116 

Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

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

 Yes 
☐ No 

 Inconsistent 
 Consistent 

☐ Yes 
 No 
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5.0 IMPLEMENTATION RECOMMENDATIONS   

5.1 Compatibility  

Based on the amount of existing dense natural vegetation that would serve as the required perimeter buffering and 
screening, which would effectively seclude the RV use from the public right-of-way and neighboring properties, staff 
supports the proposed variation from LDC Section 6.06.04 for off-street vehicular use areas buffering and screening 
requirements.  

Based on the proposed site configuration and the adjacent zonings and uses, which include a significant amount of 
recreational use, identified within this report, staff finds the proposed modification to PD 91-0174 compatible with the 
existing zoning districts and development pattern in the area. 

5.2 Recommendation      

Based on the above considerations, staff recommends approval of the request, subject to conditions. 
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6.0 PROPOSED CONDITIONS  
 
Prior to site plan certification, applicant shall revise the site plan to: 

 Correct the site plan note 7 to display the correct existing uses. Staff notes that there were no restrictions on 
campground size under the 91-0174 PD approval. Staff also notes that there zoning conditions showed only 24 RV 
spaces were permitted. 

 Correct site plan note 8 to display the correct proposed uses relative to the campground use. Reference above PD 
conditions. 

 Delete note 11. Staff notes that the entire PD is within the modification area, and as such this note is confusing. 
Allowable location of the 120 RV units has been addressed via zoning condition. 

 Modify note 1 under “PD Plan Notes” to change the word “FOR” to substitute the word “SERVING”. 

 Modify note 3 under “PD Plan Notes” to add “—see conditions of zoning approval for proposed access restrictions” 
to the end of the statement. Alternatively, delete note 3 – staff believes these items are address under notes 6 and 
7. 

 Replace note 8 with a statement reading “External sidewalks may be provided if required pursuant to Sec. 6.03.02 
and the County Engineer’s Sidewalk Protocol. Internal sidewalks will be provided in accordance with Sec. 6.03.02 of 
the LDC”. Staff notes that the County Engineer’s Sidewalk Protocol will govern implementation of external sidewalks 
within the rural services area. 

 Modify note 9 to add at the end “See zoning conditions and applicable LDC sections for required 
standards/improvements.” 

 Add a new note stating, “Internal vehicular circulation paths are conceptual, and may be 
redesigned/relocated/reconfigured during the site/construction plan review process.” 

 Modify the note reading “Emergency Vehicle Access Only” to instead stated “Gated Emergency Vehicle Access Only”. 

Approval – The conditions of approval for the PD-MU zoning district to satisfy zoning conformance procedures mandated 
by the 2020 Future of Hillsborough County Comprehensive Plan, are as stated below. Approval is based on the General 
Development Site Plan, and all data shown, defined, described, noted, referenced, and listed thereon. Approval of the 
request, subject to the conditions listed below, is based on the general site plan submitted May 31, 2023. 
 
1. The maximum density must not exceed the land use plan category (RR-P A/R) for any new development. 

2. The following existing uses shall be permitted on-site and any expansion or intensification thereof must meet 
applicable regulations and any expansion of intensification thereof must meet applicable regulations: 

a. All legally permitted principal and accessory RV park activities, youth camp, buildings or structures existing or 
occurring on the subject parcel on September 11, 1991. Evidence of such uses, activities, structures, may be 
provided by aerial or ground photographs; affidavits from one or more persons; receipts; business documents, 
deeds, and permits.  

b. The park project totaling 204 199.91 acres, is limited to the originally approved 36 a 120 single unit RV spaces 
park and a youth camp consisting of a maximum of 63 campsites with a maximum capacity of 163 159campers.  

a.c. New development, together with any uses or site development which was not legally permitted on or before 
September 11, 1991 shall meet the applicable regulations in the Zoning Code, as amendedbe permitted through 
the site/construction plan review process and brought into conformance with applicable Hillsborough County 
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Land Development Code (LDC), Transportation Technical Manual and other applicable standards. Regardless of 
the above, portions of the site which may have been previously constructed prior to the above date or legally 
permitted and constructed thereafter (subject to the above verification), but which are being affected by new 
development or development which was not properly permitted (e.g. the driveway into the proposed project) 
shall be brought into conformance with all applicant current rules and regulations. Concurrent with the next 
increment of development, the developer shall submit documentation showing which portions of the site 
existed prior to the above date and which portions were legally permitted after the above date 

b.d. All AS-1 zoning district uses shall be permitted including youth camp. 

c.e. Management units, Recreational areas and structures, Service buildings and structures, including boat docks, 
and ramps for use by park patrons onlyovernight guests of the campground or RV Park. 

d.f. Accessory uses and structures which are customarily accessory and clearly incidental to the recreational vehicle 
park, and youth camp subject to the Zoning Code, as amended. 

g. Convenience establishments which are of a commercial nature, including food stores, snack bars, coin-operated 
laundry, may be allowed in the park. These uses shall be located, and designed and permitted to serve only 
patrons of the park overnight guests of the campground or RV Park and shall present no visible signs from any 
area outside the park. 

e.h. Recreational vehicle park and youth camp shall not be open to the general public, but shall be for the use of the 
membership organizations and their guests. 

i. Consistent with LDC requirements, in calculating the allowable density/intensity of the uses listed within 2.c., 
above, 120 ac. of project area were utilized to obtain the RV Park density, and the remaining 79.9 ac. were 
utilized to obtain the allowable maximum campground density of 159 campers. The restriction of a maximum of 
63 campsites is not an LDC restriction, but rather was necessary to ensure the project did not exceed the 50-trip 
threshold by which a transportation analysis would be required. Notwithstanding the above, while many of the 
project structures and amenities are shared between the RV Park and camp uses, the physical placement of the 
RV units shall be restricted to the 16 ac. RV Park area shown on the PD site plan. 

f.j. Notwithstanding anything herein these conditions or on the PD site plan to the contrary, development and use 
of the property shall be limited to that which does not exceed 50 peak hour trips. The maximum trip generation 
assumed to establish the approved access management conditions to support the campground and RV Park uses 
is 50 or fewer peak hour trips. Should the number of trips generated by the project for these uses exceed this 
peak hour trip generation rate, additional access management improvements may be required at the time of 
site development permitted. 

3. All existing access points shall be permitted on U.S. Hwy 301 and Willow Rd.The project shall be limited to and served 
by one (1) vehicular access connection to US 301 and one (1) emergency access to Willow Rd. The emergency access 
shall be gated and locked with a Knox Box or similar system acceptable to the Fire Marshall. 

4. The Planning and Zoning Department is authorized to approve minor changes in the approved General Development 
Site Plan, as long as the changes are in harmony with the original General Development Site Plan, but shall not have 
the power to approve changes that constitute a conceptual modification.  

5. 4. Recreational vehicles or similar vehicles placed on-site for greater than 180 consecutive days shall comply with the 
Flood Damage Control Ordinance regulationsLDC Section 6.11.110 – Mobile Home Parks and Recreational Vehicle 
Parks. 
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6. For new development and any RV spaces over 24 the owner shall show on the General Development Site Plan, the 
approximate boundaries of all environmentally sensitive area(s), and shall label the area(s) therein 
“Conservation/Preservation Area”. The boundaries of any on-site environmentally sensitive area(s) shall be 
delineated in the field by County Environmental Protection Commission (EPC) staff, and the owner shall submit 
evidence of approval from EPC of the Conservation/Preservation area boundaries prior to Detailed Site Plan 
approval.   

7.6.5.All on-site conservation/preservation area(s) shall be preserved unless a mitigation plan is approved by the 
Environmental Protection Commission and submitted to the Development Review Services Department prior to Site 
Development Plan approval. 

8.7.6. All new structures and/or impervious areas on-site shall be set back a minimum of thirty/fifty (30/50) feet from 
the boundaries of the on-site conservation/preservation and any adjacent conservation/preservation contiguous to 
any property boundary of the site, except as specifically approved. by the Land Alteration and Landscaping Variance 
Review Board and as provided in the County Zoning Code in Section 7.28. 

9.8.7. During construction, hay bales or other erosion-prevention control devices shall be staked with the setback areas 
around each wetland to prevent soil erosion into the wetlands. 

10.9.8. Prior to Site Development Plan approval the hydroperiods of wetland shall be established by the County 
Environmental Protection Commission, and maintained during and after construction. This is required early so that 
the natural hydroperiod elevations will be incorporated into the drainage plans. 

11.10.9. For new development and RV spaces over 2436, the drainage plans and calculations shall be submitted 
to the Hillsborough County Environmental Protection Commission (EPC) through Hillsborough County the 
Development Review Department. Prior to Site Development Plan approval, the owner shall submit to EPC a copy 
of the Southwest Florida Water Management District Stormwater Permit or Exemption for the project. 

12.11.10. For new development, the owner shall provide illumination sufficient to provide safe public ingress and 
egress. Such access points shall be visible at night from a distance of two hundred (200) feet in all directions which 
vehicles travel. Lighting shall be positioned to minimize the impacts on adjacent properties. 

13.12.11. New development shall be in accordance with all applicable regulations and ordinances, including 
applicable subdivision and Site Development Regulations. 

14. This development order/permit is issued with the understanding that the concurrency requirements of Chapter 163, 
Part II, Florida Statutes became effective on February 1, 1990, and that approval of this development order/permit 
does not constitute a guarantee that there will be public facilities in place at time of application for subsequent 
development orders or permits to allow issuance of such development orders or permits. Approval of this rezoning 
shall not affect the rights of the owner to legal non-confomring use status, provided that all applicable criteria 
pertaining to qualifying for such status are complied with. 

15.13.Within ninety (90) days of the zoning conformance zoning approval by the Hillsborough County Board of County 
Commissioners, the owners shall submit to the County Planning and Zoning Department, seven copies of a site plan for 
certification reflecting all the conditions outlined above. 

15.14. Notwithstanding anything on the site plan to the contrary, bicycle/pedestrian access shall be permitted 
anywhere along the PD boundaries. 

16.15. Parking shall be provided in accordance with Sec 6.05 of the Hillsborough County LDC. 
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16.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.  

17. 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. 

18. 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). 

19. 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. 

20. Existing vegetation to credit for Type A screening may need to be supplemented with additional plant material if the 
opacity falls below 75%. 

21. Natural Resources staff identified a number of significant trees on the site including potential Grand Oaks. Every 
effort must be made to avoid the removal of and design the site around these trees. The site plan may be modified 
from the Certified Site Plan to avoid tree removal.  

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

23.22.The requested modification identifies potential development within 100 feet of the Little Manatee River. No 
disturbance to native trees measuring 5” DBH and larger within this area is to occur unless justified in accordance to 
the provisions of Section 4.01.06.A.6 of the Land Development Code. 

24.An evaluation of the property identified the potential existence of significant wildlife habitat as delineated on the 
Hillsborough County Significant Wildlife Habitat Map. The potential for upland significant wildlife habitat within the 
boundaries of the proposed application shall require the preliminary plans submitted through the Land Development 
Code’s Site Development process to identify its existence by type (mesic or xeric) and location and how the Land 
Development Code preservation provision for upland significant wildlife habitat will be addressed.  

25.23.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.  

26.24 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 condition of approval or 
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items allowed per the LDC may be placed within the wetland setback. Proposed land alterations are restricted within 
the wetland setback areas.

27.25. 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.

28.26. 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.

29.27. 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.

30.28.The subject application is adjacent to the Upper Little Manatee River Preserve. Per LDC 4.01.11, compatibility of 
the development with the preserve will be ensured with a compatibility plan that addresses issues related to the 
development such as, but not necessarily limited to, access, prescribed fire, and landscaping. The compatibility plan 
shall be proposed by the developer, reviewed and approved by the Conservation and Environmental Lands 
Management Department, and shall be required as a condition of granting a Natural Resources Permit.

21.31.29.If the site is required or otherwise allowed to connect to the potable water and/or wastewater systems, there 
will be offsite improvements required that extend beyond a connection to the closest location with existing 
infrastructure. These points-of-connection will have to be determined at time of application of service as additional 
analysis will be required to make the final determination. (The subject site is located outside of the Hillsborough 
County Urban Service Area, therefore water and/or wastewater service is not generally allowed.)

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

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

8.1 Approved Site Plan (Full) 
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8.0  SITE PLANS (FULL) 

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



AGENCY COMMENT SHEET 
TO: ZONING TECHNICIAN, Development Services DATE: 6/11/2023 

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

COMMUNITY PLAN/ SECTOR: LMS/South PETITION NO: MM 22-1639 

 
  This agency has no comments. 
   
  This agency has no objection. 
 
X  This agency has no objection, subject to listed or attached conditions. 
   
  This agency objects, based on the listed or attached grounds. 
 
 
NEW AND REVISED CONDITIONS OF APPROVAL 
Revised Conditions 

2. The following existing uses shall be permitted on-site and any expansion or intensification thereof must 
meet applicable regulations. 
 

a. All legally permitted principal and accessory RV park activities, youth camp, buildings or 
structures existing or occurring on the subject parcel on September 11, 1991.  Evidence of such 
uses, activities, structures, may be provided by aerial or ground photographs; affidavits from one 
or more persons; receipts; business documents, deeds, and permits. 
  

a.b. Concurrent with the next increment of development, the developer shall submit documentation 
showing which portions of the site existed prior to the above date and which portions were legally 
permitted after the above date.   
 

c. The park project, totaling 204 199.91 acres, is limited to a 36 120 single unit RV spaces park and 
a youth camp consisting of a maximum of 63 campsites with a maximum of 163 campers.   

  
b.d. New development, together with any uses or site development which was not legally permitted on 

or before September 11, 1991 shall the meet the applicable regulations in the Zoning Code, as 
amendedbe permitted through the site/construction plan review process and brought into 
conformance with applicable Hillsborough County Land Development Code (LDC), 
Transportation Technical Manual and other applicable standards.  Regardless of the above, 
portions of the site which may have been previously constructed prior to the above date or legally 
permitted and constructed thereafter (subject to the above verification), but which are being 
affected by new development or development which was not properly permitted (e.g. the 
driveway into the proposed project) shall be brought into conformance with all applicant current 
rules and regulations. 

 
c.e. All AS-1 zoning district uses shall be permitted, including youth camp. 

 
d.f. Management units, Recreation areas and structures, Service buildings and structures, including 

boat docks, and ramps for use by park patrons onlyovernight guests of the campground or RV 
Park. 

 
e.g. Accessory uses and structures which are customarily accessory and clearly incidental to the 

recreational vehicle park, and youth camp subject to the Zoning Code, as amended. 
 



f.h. Convenience establishments which are of a commercial nature, including food stores, snack bars, 
coin-operated laundry, may be allowed in the park.  These uses shall be located,  and designed 
and permitted to serve only overnight guests of the campground or RV Parkpatrons of the park 
and shall present no visible signs from any area outside the park. 

 
i. Recreational vehicle park and youth camp shall not be open to the general public, but shall be for 

the use of the membership organizations and their guests. 
  

g.j. Consistent with LDC requirements, in calculating the allowable density/intensity of the uses 
listed within 2.c., above, 120 ac. of project area were utilized to obtain the RV Park density, and 
the remaining 79.9 ac. were utilized to obtain the allowable maximum campground density of 159 
campers.  The restriction of a maximum of 63 campsites is not an LDC restriction, but rather was 
necessary to ensure the project did not exceed the 50-trip threshold by which a transportation 
analysis would be required.  Notwithstanding the above, while many of the project structures and 
amenities are shared between the RV Park and camp uses, the physical placement of the RV units 
shall be restricted to the 16 ac. RV Park area shown on the PD site plan. 

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

development and use of the property shall be limited to that which does not exceed 50 peak hour 
trips. 

 
 
[Staff is recommending these changes to comply with portions of the applicant’s request.  The applicant proposed 
strikethrough of certain portions of this condition that required them to provide evidence that certain structures 
were legally permitted together with any expansion of intensification of the project.  Subsequent to the previous 
zoning conformance action (i.e. 91-0174) it appears that the applicant expanded the project without obtaining the 
proper permits and approvals.  Many (and possibly all) of these elements illegally constructed (for example 
internal driveways) do not meet County standards.  The applicant previously sought a variety of 
waivers/variations in an attempt to “grandfather” those portions of the development.  Staff raised a number of 
issues and concerns which were never formally responded to; however, the applicant subsequently withdrew its 
requests for those waivers; however, they (perhaps in error) maintained strikethrough of certain related 
language.  Regardless, staff cannot support a project which seeks to potentially grandfather improperly 
constructed items within site.  As such, staff is proposing a series of supportable changes which require the 
applicant to obtain approval for anything not properly grandfathered, constructed or permitted after the above 
referenced date). The above uses were also adjusted after working with zoning staff and the applicant’s 
transportation representative to ensure that the proposed uses accurately reflect the traffic letter in the record 
(which indicates that no study was required because the project is generates fewer than 50 peak hour trips). 

 
 

3. The project shall be limited to and served by one (1) vehicular access connection to US 301 and one (1) 
emergency access to Willow Rd.  The emergency access shall be gated and locked with a Knox Box or 
similar system acceptable to the Fire Marshall.All existing access points shall be permitted on US 301 and 
Willow Rd. 

 
[Staff is recommending these changes, together with new conditions separately addressing pedestrian access, to 
reflect the project’s proposed access plan). 

 
4. RV Park uses shall comply with LDC Sec. 6.11.110 and other applicable standards and regulations.  

Campground uses shall comply with LDC Sec. 6.11.20 and other applicable standards 
regulations.Recreational vehicles or similar vehicles place on-site for greater than 180 consecutive days 
shall comply with the Flood Damage Control Ordinance. 

 
 



[Staff is recommending these changes to reflect new or amended rules which have subsequently been adopted 
relative to length of stay and other requirements governing the proposed uses.  Given the intensification of the 
site, it is appropriate to update these conditions to regulate activity based on these new rules.] 
 
 
New Conditions 

1. Notwithstanding anything on the site plan to the contrary, bicycle/pedestrian access shall be permitted 
anywhere along the PD boundaries.   
 

2. Parking shall be provided in accordance with Sec. 6.05 of the Hillsborough County LDC. 
 
 

Other Conditions 
 Prior to PD Site Plan Certification, the developer shall revise the site plan to: 

o Correct the site plan note 7 to display the correct existing uses.  Staff notes that there were no 
restrictions on campground size under the 91-0174 PD approval.  Staff also notes that there 
zoning conditions showed only 24 RV spaces were permitted.   

o Correct site plan note 8 to display the correct proposed uses relative to the campground use.  
Reference above PD conditions. 

o Delete note 11.  Staff notes that the entire PD is within the modification area, and as such this 
note is confusing.  Allowable location of the 120 RV units has been addressed via zoning 
condition. 

o Modify note 1 under “PD Plan Notes” to change the word “FOR” to substitute the word 
“SERVING”. 

o Modify note 3 under “PD Plan Notes” to add “—see conditions of zoning approval for proposed 
access restrictions” to the end of the statement.  Alternatively, delete note 3 – staff believes these 
items are address under notes 6 and 7. 

o Replace note 8 with a statement reading “External sidewalks may be provided if required 
pursuant to Sec. 6.03.02 and the County Engineer’s Sidewalk Protocol.  Internal sidewalks will be 
provided in accordance with Sec. 6.03.02 of the LDC”.  Staff notes that the County Engineer’s 
Sidewalk Protocol will govern implementation of external sidewalks within the rural services 
area. 

o Modify note 9 to add at the end “See zoning conditions and applicable LDC sections for required 
standards/improvements.” 

o Add a new note stating, “Internal vehicular circulation paths are conceptual, and may be 
redesigned/relocated/reconfigured during the site/construction plan review process.” 

o Modify the note reading “Emergency Vehicle Access Only” to instead stated “Gated Emergency 
Vehicle Access Only”. 
 

 
PROJECT OVERVIEW & TRIP GENERATION 
The applicant is requesting a Major Modification (MM) to previously approved PD 91-0174, which was a zoning 
conformance approval granting approval for certain uses on site as noted in the zoning conditions.  The applicant 
is seeking to modify the zoning to expand the RV Park portion of the site to a maximum of 120 units.  As such, 
the applicant is having to commit to a corresponding decrease in the potential campground use portion of the site, 
due to applicable density/intensity regulations. The applicant is also proposing to change access configuration, 
such that all vehicular access will occur to/from US 301.  FDOT reviewed the site and determined that no access 
modifications or site access improvements are needed to support these two uses and the proposed access 
configuration. 
 
The applicant had initially proposed a strikethrough of certain portions of existing conditions that required them 
to provide evidence that certain structures were legally permitted together with any expansion of intensification of 
the project.  Subsequent to the previous zoning conformance action (i.e. 91-0174) it appears that the applicant 
expanded the project without obtaining the proper permits and approvals.  Many (and possibly all) of these 



elements illegally constructed (for example internal driveways) do not meet County standards.  The applicant 
previously sought a variety of waivers/variations in an attempt to “grandfather” those portions of the 
development.   
 
Staff raised a number of issues and concerns relating to ADA accessibility, internal driveway compliance, etc. 
which were never formally responded to; however, the applicant subsequently withdrew its requests for those 
waivers; however, they (perhaps in error) maintained strikethrough of certain related language.  Regardless, staff 
cannot support a project which seeks to potentially grandfather improperly constructed items within site.  As such, 
staff is proposing a series of supportable changes which require the applicant to obtain approval for anything not 
properly grandfathered, constructed or permitted after the above referenced date). The above uses were also 
adjusted after working with zoning staff and the applicant’s transportation representative to ensure that the 
proposed uses accurately reflect the traffic letter in the record (which indicates that no study was required because 
the project is generates fewer than 50 peak hour trips). 
 
As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation letter indicating that the project generates fewer than 50 peak hour trips, and therefore no traffic 
analysis was required to support the proposed zoning modification.  It would be extremely difficult, if not 
impossible, for staff to prepare an accurate comparison of the difference in the trip generation potentially between 
the existing zoning and proposed zonings, given that the lack of specificity in the zoning conformance approval as 
to specific amount of campsites which were approved, a lack of data in the record about what amount and type of 
existed on September 11, 1991, and differences in the ways density/intensity for such uses were calculated 
between the original zoning conformance approval and today, etc.   
 
Instead, staff has prepared a summary, utilizing data from the 11th Edition of the Institute of Transportation 
Engineer’s Trip Generation Manual, showing the worst-case trip generation impacts of the proposed use, as based 
on the proposed development changes and conditions of zoning approval.   
 
Proposed Zoning: 

Land Use/Size 
24 Hour Two-
Way Volume 

AM Peak Hour PM Peak Hour 
Enter Exit Enter Exit 

120 Unit RV Park (ITE LUC 416) 320 (est.) 9 16 21 11 
Campground with max. of 63 campsites  
(ITE LUC 416) 170 (est.) 5 8 11 6 

Total: 490 (est.) 38 49 
 

 
 
 
EXISTING AND PROPOSED TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
US 301 is a 2-lane, undivided, principal arterial roadway owned and maintained by the Florida Department of 
Transportation (FDOT).  The roadway is characterized by +/- 12-foot wide travel lanes in average condition.  The 
roadway lies within a +/- 180-foot-wide right-of-way in the vicinity of the proposed project. There are no 
sidewalk present along US 301 in the vicinity of the proposed project. There are +/- 4-foot wide bicycle facilities 
(on paved shoulders) present on both sides of US 301 in the vicinity of the proposed project. 
 
 
SITE ACCESS/ SITE CIRCULATION 
Vehicular access to the site is proposed from US 301 via a single access connection.  A gated emergency access is 
proposed to Willow Rd. 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
LOS Information for the adjacent roadway segment is shown below. 
 



Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

US 301 Manatee 
County Line SR 674 D C 

Source: Hillsborough County 2020 Level of Service Report 
 
 



Transportation Comment Sheet

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

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

US 301 FDOT Principal
Arterial Rural

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

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 Unknown (See Report) Unknown (See Report) Unknown (See Report)
Proposed 490 (est.) 38 49
Difference (+/ ) Unknown Unknown Unknown
*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 None Meets LDC
East None None Meets LDC
West None None Meets LDC
Notes:

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

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

Notes:



Transportation Comment Sheet

4.0 Additional Site Information & Agency Comments Summary

Transportation Objections Conditions
Requested

Additional
Information/Comments

Design Exception/Adm. Variance Requested
Off Site Improvements Provided

Yes N/A
No

Yes
No







































Unincorporated Hillsborough County Rezoning 

Hearing Date: 
June 20, 2023

Report Prepared:
June 8, 2023

Petition: MM 22-1639

18050 US Highway 301 South

South of US Highway 301 South, east of Willow 
Road

Summary Data:

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Agricultural/Rural - 1/5 (1 du/5 ga; 0.25 FAR)

Service Area Rural

Community Plan Little Manatee South, Southshore Areawide 
Systems

Rezoning Request Major modification to Planned Development (PD
91-0174) to increase the number of RV spaces
from 36 to 120 at Masonic Park and Youth Camp

Parcel Size (Approx.) 199.9 +/- acres

Street Functional
Classification   

US Highway 301 South – State Principal Arterial
Willow Road – County Collector

Locational Criteria N/A

Evacuation Area A, B, D, E

Cont
Add t

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Context 
 

 The subject site is located south of US Highway 301 South and east of Willow Road on 
approximately 199.9 acres.  

 
 The site is in the Rural Area and within the limits of the Little Manatee South and 

Southshore Areawide Systems Community Plans. 
 

 The site has a Future Land Use designation of Agricultural/Rural - 1/5 (AR-1/5), which 
allows for consideration of up to 1 dwelling unit per 5 gross acres and a maximum Floor 
Area Ratio (FAR) of 0.25. Typical uses in the AR-1/5 include farms, ranches, feed lots, 
residential uses, rural scale neighborhood commercial uses, offices, industrial uses 
related to agricultural uses, and mining related activities. Non-residential uses shall meet 
established locational criteria for specific land use.  

 
 The subject site is surrounded by several designations. Residential-1 (RES-1) is located 

to the north, southeast and southwest. To the north, northwest, east and south is 
designated Natural Preservation (N). Further northeast is designated Wimauma Village 
Residential-2 (WVR-2). Surrounding uses include the Little Manatee River and County 
owned conservation land to the east, agricultural land, a mobile home park, single family 
residential, and some light commercial.  
 

 The subject site is zoned Planned Development (PD 91-0174) and classified as Masonic 
Park and Youth Camp. In the general vicinity, the site is surrounded by PD zoning, 
Agricultural Rural (AR) zoning, and Agricultural, Single-Family (AS-1) zoning. There are a 
few parcels of Commercial General (CG) zoning to the west of the subject site. 
 

 There are approximately 32.3 acres of wetlands on the subject site.  
 

 The applicant requests a Major modification to Planned Development (PD 91-0174) to 
increase the number of RV spaces from 36 to 120 at Masonic Park and Youth Camp. 

 
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 
 
Rural Area 
 
Objective 4: The Rural Area will provide areas for long term, agricultural uses and large lot, low 
density rural residential uses which can exist without the threat of urban or suburban 
encroachment, with the goal that no more than 20% of all population growth within the County will 
occur in the Rural Area. 
 
Policy 4.1: Rural Area Densities Within rural areas, densities shown on the Future Land Use 
Map will be no higher than 1 du/5 ga unless located within an area identified with a higher density 
land use category on the Future Land Use Map as a suburban enclave, planned village, a Planned 
Development pursuant to the PEC ½ category, or rural community which will carry higher 
densities. 
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Land Use Categories  
  
Objective 8:  The Future Land Use Map will include Land Use Categories which outline the 
maximum level of intensity or density and range of permitted land uses allowed and planned for 
an area.   A table of the land use categories and description of each category can be found in 
Appendix A.   
  
Policy 8.1:  The character of each land use category is defined by building type, residential 
density, functional use, and the physical composition of the land.  The integration of these factors 
sets the general atmosphere and character of each land use category.  Each category has a 
range of potentially permissible uses which are not exhaustive, but are intended to be illustrative 
of the character of uses permitted within the land use designation.  Not all of those potential uses 
are routinely acceptable anywhere within that land use category.   
 
Relationship to Land Development Regulations 
 
Objective 9: All existing and future land development regulations shall be made consistent with 
the Comprehensive Plan, and all development approvals shall be consistent with those 
development regulations as per the timeframe provided for within Chapter 163, Florida Statutes. 
Whenever feasible and consistent with Comprehensive Plan policies, land development 
regulations shall be designed to provide flexible, alternative solutions to problems.   
 
Policy 9.1: Each land use plan category shall have a set of zoning districts that may be permitted 
within that land use plan category, and development shall not be approved for zoning that is 
inconsistent with the plan. 
 
Policy 9.2: Developments must meet or exceed the requirements of all land development 
regulations as established and adopted by Hillsborough County, the state of Florida and the 
federal government unless such requirements have been previously waived by those 
governmental bodies. 
 
Environmental Considerations 
 
Objective 13: New development and redevelopment shall not adversely impact environmentally 
sensitive areas and other significant natural systems as described and required within the 
Conservation and Aquifer Recharge Element and the Coastal Management Element of the 
Comprehensive Plan.  
 
Policy 13.3: Environmentally Sensitive Land Credit 
Density and FAR calculations for properties that include wetlands will comply with the following 
calculations and requirements for determining density/intensity credits.  

 Wetlands are considered to be the following: 
o Conservation and preservation areas as defined in the Conservation and 

Aquifer Recharge Element  
o Man-made water bodies as defined (including borrow pits). 

 If wetlands are less than 25% of the acreage of the site, density and intensity is 
calculated based on:   

o Entire project acreage multiplied by Maximum intensity/density for the Future 
Land Use Category 

 If wetlands are 25% or greater of the acreage of the site, density and intensity is 
calculated based on:  
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o Upland acreage of the site multiplied by 1.25 = Acreage available to calculate 
density/intensity based on 

o That acreage is then multiplied by the Maximum Intensity/Density of the Future 
Land Use Category  

 
Neighborhood/Community Development 

 
Objective 16: Neighborhood Protection – The neighborhood is the functional unit of community 
development.  There is a need to protect existing, neighborhoods and communities and those 
that will emerge in the future. To preserve, protect, and enhance neighborhoods and communities, 
all new development must conform to the following policies. 

 
Policy 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 16.5:  Development of higher intensity non-residential land uses that are adjacent to 
established neighborhoods shall be restricted to collectors and arterials and to locations external 
to established and developing neighborhoods.   
 
Objective 17: Neighborhood and Community Serving Uses Certain non-residential land uses, 
including but not limited to residential support uses and public facilities, shall be allowed within 
residential neighborhoods to directly serve the population. These uses shall be located and 
designed in a manner to be compatible to the surrounding residential development pattern. 
 
Policy 17.7:  New development and redevelopment must mitigate the adverse noise, visual, odor 
and vibration impacts created by that development upon all adjacent land uses. 
 
Community Design Component (CDC) 
 
5.0 NEIGHBORHOOD LEVEL DESIGN  
5.1 COMPATIBILITY 
 
OBJECTIVE 12-1: New developments should recognize the existing community and be designed 
in a way that is compatible with the established character of the surrounding neighborhood.   
 
Policy 12-1.4: Compatibility may be achieved through the utilization of site design techniques 
including but not limited to transitions in uses, buffering, setbacks, open space and graduated 
height restrictions, to affect elements such as height, scale, mass and bulk of structures, 
pedestrian or vehicular traffic, circulation, access and parking impacts, landscaping, lighting, 
noise, odor and architecture. 
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Livable Communities Element: 
 
Little Manatee South  
 
Goal 1 Community Character 
Strategies: Community Design  
 
The goal of the Little Manatee South Community Plan is to preserve and enhance the sense of 
place, space and privacy currently enjoyed by its residents. To this end, the Community desires 
to ensure that new development protects the community’s environmental assets, maintains 
community character, and is compatible with existing neighborhoods. In order to preserve these 
desirable characteristics of the area the Community Plan encourages:  
 

 Any new development should be respectful of existing natural preservation areas, creeks, 
bayous, scenic vistas and/or public spaces. Incentives should be provided in the Land 
Development Code to encourage provision of additional buffers (above current minimum 
code requirements) and other environmental enhancements (e.g., establishment of 
wildlife corridors, of environmental areas through removal of nuisance species and 
planting of native species, provision of public open space, establishment of water quality 
monitoring programs).  

 To encourage new development to provide for the protection and enhancement of wildlife 
corridors, incentives in the form of increased densities as provided for in this community 
plan should be provided for enhancements beyond existing levels through a table of 
performance standards. These are to be determined in the Land Development Code.  
 

Goal 2 Protect Environmental Areas 
Strategies  
 
Long term planning is critical for this area so as to avoid piecemeal, unplanned development 
which will result in the loss of the community’s character. The community’s character includes 
natural preservation and conservation areas; rivers, creeks, bayous and wetland systems; and 
open vistas. These include:  
Little Manatee River 
 
All development will recognize and support the following environment features identified on the 
Concept Map:  

 Wildlife Corridors  
 Natural Preservation Land  
 Parks (Heritage Park, Little Manatee River State Recreation Area, etc.)  
 ELAPP, SWIM (Rock Pond), and other Conservation Area  
 Little Manatee River and its identification as a Blueways Paddle Trail  

 
Goal 5 Economic Development  
Strategies 
 
To promote economic growth and support ecologically based recreation, commercial fishing, and 
ecotourism opportunities the following will be undertaken:  
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Ecotourism:  
Support wildlife observation, photography, boating access to the Gulf of Mexico and Little 
Manatee River, (canoeing/kayaking, hiking, fishing, hiking, bicycling, horseback riding, and 
camping) as defining by Eco-Tourism Objective 27 and Policies 27.1 and 27.2 of the Future Land 
Use Element. 
 
Development Patterns:  

 Preserve and enhance open space and incorporate into new development as appropriate,  
 Retain and preserve natural amenities,  
 Allow for new development in character with existing Little Manatee South Community. 

 
Southshore Areawide Systems 
 
Cultural/Historic Objective 
The community desires to: 
2. Utilize the environmental features of SouthShore as assets that attract tourism to the area. 
Promote the development of ecotourism opportunities for both economic and educational benefit.  

 Promote ecotourism that respects and draws upon the natural environment. Recognize 
ecotourism opportunities within publicly owned lands by improving public access and 
parking within SouthShore. Improve citizen awareness of public access to County owned 
lands within SouthShore.  
 

Economic Development Objective 
The community desires to pursue economic development activities in the following areas: 
3. Tourism 
a. Ecotourism – Capitalize on this expanding industry. 
 
Recreation and Open Space Section  
 
Objective 1.4: Provide diverse recreational programming opportunities that reflect community 
needs for all ages and abilities, facilitate athletic and outdoor activities, promote the overall health 
of the community, and support tourism while prioritizing programming and activities for residents. 
 
Policy 1.4.7: Expand ecotourism in Hillsborough County. Promote, as a Destination Site, the 
Tampa Bay Wilderness Area as an interconnected network of conservation parks and preserves 
with adequate public access.  
 
Policy 1.4.8: Focus on future programming for wilderness area Destination Sites, including 
enrichment and educational programs centered on environmental education, ecotourism, 
adventure sports, fitness activities, historical/cultural programs, special events, and rentals. 
 
Staff Analysis of Goals Objectives and Policies: 
 
The subject site is located south of US Highway 301 South and east of Willow Road on 
approximately 199.9 acres. The site is in the Rural Area and within the limits of the Little 
Manatee South and Southshore Areawide Systems Community Plans. The applicant 
requests a Major Modification to Planned Development (PD 91-0174) to increase the 
number of RV spaces from 36 to 120 at Masonic Park and Youth Camp. Surrounding uses 
include the Little Manatee River and County owned conservation land to the east, 
agricultural land, a mobile home park, single family residential, and some light commercial. 
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The subject site is in the Rural Area, which is intended for long term, agricultural uses and 
large lot, low density rural residential uses which can exist without the threat of urban or 
suburban encroachment. Furthermore, the site is in the Residential-1 Future Land Use 
category which is intended for rural residential uses, rural scale neighborhood commercial, 
office and multipurpose projects when locational criteria is met. The applicant is proposing 
to expand the number of RV spaces in an existing park, which consistent with the rural 
character intended for the Rural Area and typical uses found in the RES-1 Future Land Use 
category. The conversion rate for RV’s is 1 RV per gross acre of land, therefore the 
maximum number of RV’s that could be considered on the site is 199. The proposed 120 
RV’s is well below the maximum possible. Also, wetlands make up less than 25% of the 
site’s acreage. Therefore, the proposal is consistent with Objective 8, Policy 8.1 and Policy 
13.3 of the Future Land Use Element (FLUE). 
 
The proposed rezoning meets the intent of Objective 16 and associated policies relating 
to neighborhood protection. The applicant is requesting a variation from the Type A 
buffering and screening requirement. The request is to utilize the existing mature tree 
canopy and vegetation along Willow Road in place of a new buffer. The subject site is 
surrounded by existing recreational uses on site, conservation land, some light 
commercial uses, and some single family residential uses. The existing vegetation and 
conservation land on and surrounding the site acts as a buffer from the surrounding uses. 
Furthermore, main access to the site is located off of US Highway 301 and emergency 
access is limited to Willow Road, which will restrict traffic from the single family 
neighborhoods to the west. At the time of filing this report, there were no Transportation 
Department comments on the site plan dated May 31, 2023 and therefore not considered 
during this analysis.  
 
Objective 12-1 and Policy 12-1.4 of the Community Design Component (CDC) discuss how 
new development shall be compatible with the established character of the surrounding 
area. The development pattern near this area is US Highway 301 South is rural in nature 
and mainly characterized by agricultural and conservation land, a mobile home park, 
single family residential, and some light commercial uses. The nature of the proposed 
rezoning is consistent with this policy direction.  
 
The subject site meets the intent of the Little Manatee South and Southshore Areawide 
Systems Community Plans as recreational programming, preservation of natural areas and 
tourism are identified as goals. The proposed improvements to the RV area will expand 
the opportunity for ecotourism and further the goals outlined in the Community Plans. 
 
The proposal is consistent with Objective 4 and Policies 1.4.7 and 1.4.8 of the Recreation 
and Open Space Section. The increase in RV spaces promotes ecotourism in the County 
and allows for the continuation of programming in Masonic Park and Youth Camp.   
 
Overall, staff finds that the proposed Major Modification would allow for development that 
is consistent with the Rural Area and supports the vision of the Community Plan areas. 
The proposed modification would allow for development that is consistent with the Goals, 
Objectives, and Policies of the Unincorporated Hillsborough County Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations, Planning Commission staff finds the proposed Major 
Modification CONSISTENT with the Unincorporated Hillsborough County Comprehensive Plan, 
subject to the conditions proposed by the County Development Services Department.    
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DEVELOPMENT SERVICES
PO Box 1110, Tampa, FL 33601 1110
(813) 272 5600

HCFLGOV.NET

BOARD OF COUNTY
COMMISSIONERS

Harry Cohen
Ken Hagan

Pat Kemp
Gwendolyn "Gwen" Myers

COUNTY
ADMINISTRATOR Bonnie

M. Wise COUNTY
ATTORNEY Christine M.

Beck INTERNAL AUDITOR
Peggy Caskey

DEPUTY COUNTY ADMINISTRATOR
Gregory S. Horwedel

HILLSBOROUGH COUNTY
DEVELOPMENT SERVICES DEPARTMENT

GENERAL SITE PLAN REVIEW/CERTIFICATION

Project Name:______________________________________________________

Zoning File:_____________________ Modification:________________________

Atlas Page:_____________________ Submitted:__________________________

To Planner for Review:___________ Date Due:___________________________

Contact Person:_________________ Phone:______________________________

Right Of Way or Land Required for Dedication: Yes No

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

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

Reviewed by:___________________________________ Date:_______________

Date Agent/Owner notified of Disapproval:_______________________________

RZ-PD ( 91-0174)

Masonic Park and Youth Camp

MM ( 22-1639)

None 07/24/23
07/24/23 ASAP

Jaime Maier, Esq. / Hill Ward Henderson 813-506-5184/jaime.maier@hwhlaw.com

✔

Sam Ball 7-25-23
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AGENCY 

COMMENTS



AGENCY COMMENT SHEET 
TO: ZONING TECHNICIAN, Development Services DATE: 6/11/2023 

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

COMMUNITY PLAN/ SECTOR: LMS/South PETITION NO: MM 22-1639 

 
  This agency has no comments. 
   
  This agency has no objection. 
 
X  This agency has no objection, subject to listed or attached conditions. 
   
  This agency objects, based on the listed or attached grounds. 
 
 
NEW AND REVISED CONDITIONS OF APPROVAL 
Revised Conditions 

2. The following existing uses shall be permitted on-site and any expansion or intensification thereof must 
meet applicable regulations. 
 

a. All legally permitted principal and accessory RV park activities, youth camp, buildings or 
structures existing or occurring on the subject parcel on September 11, 1991.  Evidence of such 
uses, activities, structures, may be provided by aerial or ground photographs; affidavits from one 
or more persons; receipts; business documents, deeds, and permits. 
  

a.b. Concurrent with the next increment of development, the developer shall submit documentation 
showing which portions of the site existed prior to the above date and which portions were legally 
permitted after the above date.   
 

c. The park project, totaling 204 199.91 acres, is limited to a 36 120 single unit RV spaces park and 
a youth camp consisting of a maximum of 63 campsites with a maximum of 163 campers.   

  
b.d. New development, together with any uses or site development which was not legally permitted on 

or before September 11, 1991 shall the meet the applicable regulations in the Zoning Code, as 
amendedbe permitted through the site/construction plan review process and brought into 
conformance with applicable Hillsborough County Land Development Code (LDC), 
Transportation Technical Manual and other applicable standards.  Regardless of the above, 
portions of the site which may have been previously constructed prior to the above date or legally 
permitted and constructed thereafter (subject to the above verification), but which are being 
affected by new development or development which was not properly permitted (e.g. the 
driveway into the proposed project) shall be brought into conformance with all applicant current 
rules and regulations. 

 
c.e. All AS-1 zoning district uses shall be permitted, including youth camp. 

 
d.f. Management units, Recreation areas and structures, Service buildings and structures, including 

boat docks, and ramps for use by park patrons onlyovernight guests of the campground or RV 
Park. 

 
e.g. Accessory uses and structures which are customarily accessory and clearly incidental to the 

recreational vehicle park, and youth camp subject to the Zoning Code, as amended. 
 



f.h. Convenience establishments which are of a commercial nature, including food stores, snack bars, 
coin-operated laundry, may be allowed in the park.  These uses shall be located,  and designed 
and permitted to serve only overnight guests of the campground or RV Parkpatrons of the park 
and shall present no visible signs from any area outside the park. 

 
i. Recreational vehicle park and youth camp shall not be open to the general public, but shall be for 

the use of the membership organizations and their guests. 
  

g.j. Consistent with LDC requirements, in calculating the allowable density/intensity of the uses 
listed within 2.c., above, 120 ac. of project area were utilized to obtain the RV Park density, and 
the remaining 79.9 ac. were utilized to obtain the allowable maximum campground density of 159 
campers.  The restriction of a maximum of 63 campsites is not an LDC restriction, but rather was 
necessary to ensure the project did not exceed the 50-trip threshold by which a transportation 
analysis would be required.  Notwithstanding the above, while many of the project structures and 
amenities are shared between the RV Park and camp uses, the physical placement of the RV units 
shall be restricted to the 16 ac. RV Park area shown on the PD site plan. 

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

development and use of the property shall be limited to that which does not exceed 50 peak hour 
trips. 

 
 
[Staff is recommending these changes to comply with portions of the applicant’s request.  The applicant proposed 
strikethrough of certain portions of this condition that required them to provide evidence that certain structures 
were legally permitted together with any expansion of intensification of the project.  Subsequent to the previous 
zoning conformance action (i.e. 91-0174) it appears that the applicant expanded the project without obtaining the 
proper permits and approvals.  Many (and possibly all) of these elements illegally constructed (for example 
internal driveways) do not meet County standards.  The applicant previously sought a variety of 
waivers/variations in an attempt to “grandfather” those portions of the development.  Staff raised a number of 
issues and concerns which were never formally responded to; however, the applicant subsequently withdrew its 
requests for those waivers; however, they (perhaps in error) maintained strikethrough of certain related 
language.  Regardless, staff cannot support a project which seeks to potentially grandfather improperly 
constructed items within site.  As such, staff is proposing a series of supportable changes which require the 
applicant to obtain approval for anything not properly grandfathered, constructed or permitted after the above 
referenced date). The above uses were also adjusted after working with zoning staff and the applicant’s 
transportation representative to ensure that the proposed uses accurately reflect the traffic letter in the record 
(which indicates that no study was required because the project is generates fewer than 50 peak hour trips). 

 
 

3. The project shall be limited to and served by one (1) vehicular access connection to US 301 and one (1) 
emergency access to Willow Rd.  The emergency access shall be gated and locked with a Knox Box or 
similar system acceptable to the Fire Marshall.All existing access points shall be permitted on US 301 and 
Willow Rd. 

 
[Staff is recommending these changes, together with new conditions separately addressing pedestrian access, to 
reflect the project’s proposed access plan). 

 
4. RV Park uses shall comply with LDC Sec. 6.11.110 and other applicable standards and regulations.  

Campground uses shall comply with LDC Sec. 6.11.20 and other applicable standards 
regulations.Recreational vehicles or similar vehicles place on-site for greater than 180 consecutive days 
shall comply with the Flood Damage Control Ordinance. 

 
 



[Staff is recommending these changes to reflect new or amended rules which have subsequently been adopted 
relative to length of stay and other requirements governing the proposed uses.  Given the intensification of the 
site, it is appropriate to update these conditions to regulate activity based on these new rules.] 
 
 
New Conditions 

1. Notwithstanding anything on the site plan to the contrary, bicycle/pedestrian access shall be permitted 
anywhere along the PD boundaries.   
 

2. Parking shall be provided in accordance with Sec. 6.05 of the Hillsborough County LDC. 
 
 

Other Conditions 
 Prior to PD Site Plan Certification, the developer shall revise the site plan to: 

o Correct the site plan note 7 to display the correct existing uses.  Staff notes that there were no 
restrictions on campground size under the 91-0174 PD approval.  Staff also notes that there 
zoning conditions showed only 24 RV spaces were permitted.   

o Correct site plan note 8 to display the correct proposed uses relative to the campground use.  
Reference above PD conditions. 

o Delete note 11.  Staff notes that the entire PD is within the modification area, and as such this 
note is confusing.  Allowable location of the 120 RV units has been addressed via zoning 
condition. 

o Modify note 1 under “PD Plan Notes” to change the word “FOR” to substitute the word 
“SERVING”. 

o Modify note 3 under “PD Plan Notes” to add “—see conditions of zoning approval for proposed 
access restrictions” to the end of the statement.  Alternatively, delete note 3 – staff believes these 
items are address under notes 6 and 7. 

o Replace note 8 with a statement reading “External sidewalks may be provided if required 
pursuant to Sec. 6.03.02 and the County Engineer’s Sidewalk Protocol.  Internal sidewalks will be 
provided in accordance with Sec. 6.03.02 of the LDC”.  Staff notes that the County Engineer’s 
Sidewalk Protocol will govern implementation of external sidewalks within the rural services 
area. 

o Modify note 9 to add at the end “See zoning conditions and applicable LDC sections for required 
standards/improvements.” 

o Add a new note stating, “Internal vehicular circulation paths are conceptual, and may be 
redesigned/relocated/reconfigured during the site/construction plan review process.” 

o Modify the note reading “Emergency Vehicle Access Only” to instead stated “Gated Emergency 
Vehicle Access Only”. 
 

 
PROJECT OVERVIEW & TRIP GENERATION 
The applicant is requesting a Major Modification (MM) to previously approved PD 91-0174, which was a zoning 
conformance approval granting approval for certain uses on site as noted in the zoning conditions.  The applicant 
is seeking to modify the zoning to expand the RV Park portion of the site to a maximum of 120 units.  As such, 
the applicant is having to commit to a corresponding decrease in the potential campground use portion of the site, 
due to applicable density/intensity regulations. The applicant is also proposing to change access configuration, 
such that all vehicular access will occur to/from US 301.  FDOT reviewed the site and determined that no access 
modifications or site access improvements are needed to support these two uses and the proposed access 
configuration. 
 
The applicant had initially proposed a strikethrough of certain portions of existing conditions that required them 
to provide evidence that certain structures were legally permitted together with any expansion of intensification of 
the project.  Subsequent to the previous zoning conformance action (i.e. 91-0174) it appears that the applicant 
expanded the project without obtaining the proper permits and approvals.  Many (and possibly all) of these 



elements illegally constructed (for example internal driveways) do not meet County standards.  The applicant 
previously sought a variety of waivers/variations in an attempt to “grandfather” those portions of the 
development.   
 
Staff raised a number of issues and concerns relating to ADA accessibility, internal driveway compliance, etc. 
which were never formally responded to; however, the applicant subsequently withdrew its requests for those 
waivers; however, they (perhaps in error) maintained strikethrough of certain related language.  Regardless, staff 
cannot support a project which seeks to potentially grandfather improperly constructed items within site.  As such, 
staff is proposing a series of supportable changes which require the applicant to obtain approval for anything not 
properly grandfathered, constructed or permitted after the above referenced date). The above uses were also 
adjusted after working with zoning staff and the applicant’s transportation representative to ensure that the 
proposed uses accurately reflect the traffic letter in the record (which indicates that no study was required because 
the project is generates fewer than 50 peak hour trips). 
 
As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation letter indicating that the project generates fewer than 50 peak hour trips, and therefore no traffic 
analysis was required to support the proposed zoning modification.  It would be extremely difficult, if not 
impossible, for staff to prepare an accurate comparison of the difference in the trip generation potentially between 
the existing zoning and proposed zonings, given that the lack of specificity in the zoning conformance approval as 
to specific amount of campsites which were approved, a lack of data in the record about what amount and type of 
existed on September 11, 1991, and differences in the ways density/intensity for such uses were calculated 
between the original zoning conformance approval and today, etc.   
 
Instead, staff has prepared a summary, utilizing data from the 11th Edition of the Institute of Transportation 
Engineer’s Trip Generation Manual, showing the worst-case trip generation impacts of the proposed use, as based 
on the proposed development changes and conditions of zoning approval.   
 
Proposed Zoning: 

Land Use/Size 
24 Hour Two-
Way Volume 

AM Peak Hour PM Peak Hour 
Enter Exit Enter Exit 

120 Unit RV Park (ITE LUC 416) 320 (est.) 9 16 21 11 
Campground with max. of 63 campsites  
(ITE LUC 416) 170 (est.) 5 8 11 6 

Total: 490 (est.) 38 49 
 

 
 
 
EXISTING AND PROPOSED TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
US 301 is a 2-lane, undivided, principal arterial roadway owned and maintained by the Florida Department of 
Transportation (FDOT).  The roadway is characterized by +/- 12-foot wide travel lanes in average condition.  The 
roadway lies within a +/- 180-foot-wide right-of-way in the vicinity of the proposed project. There are no 
sidewalk present along US 301 in the vicinity of the proposed project. There are +/- 4-foot wide bicycle facilities 
(on paved shoulders) present on both sides of US 301 in the vicinity of the proposed project. 
 
 
SITE ACCESS/ SITE CIRCULATION 
Vehicular access to the site is proposed from US 301 via a single access connection.  A gated emergency access is 
proposed to Willow Rd. 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
LOS Information for the adjacent roadway segment is shown below. 
 



Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

US 301 Manatee 
County Line SR 674 D C 

Source: Hillsborough County 2020 Level of Service Report 
 
 



Transportation Comment Sheet

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

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

US 301 FDOT Principal
Arterial Rural

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

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 Unknown (See Report) Unknown (See Report) Unknown (See Report)
Proposed 490 (est.) 38 49
Difference (+/ ) Unknown Unknown Unknown
*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 None Meets LDC
East None None Meets LDC
West None None Meets LDC
Notes:

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

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

Notes:



Transportation Comment Sheet

4.0 Additional Site Information & Agency Comments Summary

Transportation Objections Conditions
Requested

Additional
Information/Comments

Design Exception/Adm. Variance Requested
Off Site Improvements Provided

Yes N/A
No

Yes
No



Florida Department of Transportation
RON DESANTIS

GOVERNOR 2822 Leslie Road
Tampa, FL  33619

KEVIN J. THIBAULT, P.E.
SECRETARY

May 24th, 2022

THIS DOCUMENT IS NOT A PERMIT APPROVAL.
THIS PRE-APPLICATION FINDING MAY NOT BE USED AS A BASIS FOR PERMIT

APPROVAL AFTER 11/24/2022.

Re: PRE-APPLICATION REVIEW FOR ACCESS CONNECTION PERMIT REQUEST

Date: May 24th, 2022 State Road#: 43
Time: 10:30 AM Section ID #: 10 010 000

Applicant: Mike Yates Mile Post: 2.2
Project: Masonic RV Park Road Class: 3

Location: S US 301 and Willow Rd. MPH: 60 MPH
County: Hillsborough DW/Sig Spacing: 660' 2640'
Folio#: 057988-0000 Median Spacing: 1320' 2640'

Dear Mr. Yates,

We appreciate your request to have a pre application meeting with The Department to review
the proposed project. The intention of a pre application review is to educate both the applicant
and The Department about the scope of work this project is proposing, the impact it may have
on the surrounding public transit system, and the requirements to obtain a permit that allows
development (or redevelopment) of property abutting the state Right of Way or modifying
connections to a state road. After discussing the project with you and doing a thorough review
of the proposal, we provide comments and suggestions to be considered in the final design and
to help prepare a permit application for submittal to The Department.

After reviewing and discussing the information provided in the meeting, we have determined
one of the following statements,

 We disapprove the concept as presented with the following considerations

 We approve the concept as presented with the following conditions/considerations.

Improve Safety, Enhance Mobility, Inspire Innovation
www.fdot.gov



 We are prepared to continue the review of the concept as presented with the following
considerations.

 We approve of the concept as submitted and we invite you to submit a permit
application package to the Permit Office with engineering drawings that reflect the
concept proposed in this meeting.

 We are prepared to continue the review of the concept with the District Variance
Committee.

FDOT Recommendations,

1. This property is not making any changes other than rezoning. A recent discovery revealed that
they the property and operation that has been active as is for the past 40+ years was not
in compliance for what it was zoned for.

2. Original zoning was for 35 lots, but they have a total of 125 lots. They do not plan on adding any
additional lots.

3. Site generates ±96 ADT’s (average daily trips)

4. They currently have 2 existing driveways, but only use one of them. The other driveway is gated
and is only used for emergency.

5. The rezoning will require the need to verify adequate site drainage, therefore a drainage permit
(or exemption) will be required.

6. Provide existing and proposed drainage basin maps and a narrative for the work being
proposed.

7. If any runoff drains to the ROW, then a drainage permit will be required, and you will need to
show that the proposed runoff does not exceed the existing runoff volume.

8. If applying for an exemption, complete the attached questionnaire and submit it with the
drainage application.

Conditions For State Road Access Proposal:
This project is not proposing any changes to existing access to SR 43, a class 3 roadway,
with a posted speed limit of 60 MPH. Florida Administrative Code, Rule Chapter 14-97,
requires 660’ driveway spacing, 1320’ directional, 2640’ full median opening spacing,
and 2640’ signal spacing requirements. Therefore, connections would be considered
conforming in accordance with the rule chapters 1996/97 for connection spacing.



9. In the drainage submittal include an explanation for the DBI and MES on the south side of the
driveway.

10. If there will not be any work done within the limits of the state right of way, then no access,
utility, or general use permit will be required. If anything is going to be done in the right of way,
contact the permit office to see what you will need to do.

11. Include a copy of this letter in the application submittal.

12. All documents uploaded in OSP must have a title that accurately identifies what each
document is.

13. All the following project identification information must be on the Cover Sheet of the plans:
a. All Associated FDOT Permit #(‘s)
b. SR # (& Local Road Name) and Road Section ID #
c. Mile Post # and Lt or Rt Roadway
d. Roadway Classification # and Speed Limit (MPH)

14. All plans and applicable documents submitted in OSP need to be signed and sealed.

If you do not have access to a computer, and are unable to apply through our One Stop
Permitting website, you must submit your application to,

Florida Department of Transportation
2822 Leslie Rd.
Tampa, Fl. 33619
Attn: Mecale’ Roth

Favorable review of the plans proposed generally means that you may develop plans that
comply with the review comments and submit them with a permit application, within six
months, to the Department for permit processing and further review. The pre-application
meeting is an opportunity to check the proposed plans for compliance and constructibility, and
to look at any options, potential obstacles, or unforeseen issues. The review findings are non-
binding and are subject to change. Unfavorable review generally means that a permit
application, based on the design proposed, would likely be denied, and we would not
encourage submitting a permit application with the unfavorable proposal. The applicant's
Engineer of Record is responsible for the technical accuracy of the plans.

If you do not agree with the pre application meeting findings or wish to appeal a permit 
denial, you may schedule a meeting with the AMRC, contact Traffic Ops, David Ayala at 
813-975-6717.



If you have any questions or need any other assistance or would like to schedule
another meeting at a later date, please feel free to contact me.

We appreciate you giving us the opportunity to discuss this project with you and thank
you for taking part in helping us make our roads safer and more efficient.

Sincerely,

Mecale’ Roth
Permit Coordinator II
Tampa Operations
Office - 813-612-3237
M-Th 7 AM- 5:30 PM

Meeting Attendees:

Guests- Mike Yates myates@palmtraffic.com
James Ratliff ratliffja@hillsboroughcounty.org
David Rasmus drasmus94@gmail.com
David Brigham
Gary Tuttle
Larry

FDOT- Todd Croft todd.croft@dot.state.fl.us
Mecale’ Roth mecale.roth@dot.state.fl.us
Tom Allen thomas.allen@dot.state.fl.us
Dan Santos daniel.santos@dot.state.fl.us
Antonius Lebrun antonius.lebrun@dot.state.fl.us
Ana Zea ana.zea@dot.state.fl.us
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

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

AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: February 20, 2023 

PETITION NO.:  22-1639 

EPC REVIEWER:  Kelly M. Holland 

CONTACT INFORMATION: (813) 627-2600 X 1222 

EMAIL:  hollandk@epchc.org 

COMMENT DATE:  December 7, 2022 

PROPERTY ADDRESS:  18050 US Hwy 301 
South, Wimauma 

FOLIO#s:  0579880000, 0797260000 and 797270000 

STR: 25-32S-19E and 30-32S-20E 

REQUESTED ZONING:  Major Modification to an existing Planned Development 

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

Wetlands are scattered throughout the site 

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 must be 
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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 
 

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. 

 
 

kmh / app 
 
ec:  Jaime.Maier@hwhlaw.com 



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  MM22-1639 REVIEWED BY: Randy Rochelle DATE:  12/7/2022

FOLIO NO.:           57988.0000, 79726.0000 & 79727.0000             

WATER

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

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

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

WASTEWATER

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

A inch wastewater gravity main exists (adjacent to the site), (approximately
feet from the site)                          . 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 site is located outside of the Hillsborough County Urban Service
Area, therefore water and/or wastewater service is not generally allowed. If the site is 
required or otherwise allowed to connect to the potable water and/or wastewater 
systems, there will be offsite improvements required that extend beyond a connection to 
the closest location with existing infrastructure. These points-of-connection will have to 
be determined at time of application of service as additional analysis will be required to 
make the final determination .



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 12 Jan. 2023 

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 
APPLICANT:   Jaime Maier PETITION NO:  MM 22-1639 
LOCATION:   Masonic Park and Youth Camp, Wimauma, FL  33598 

FOLIO NO:   57988.0000, 79726.0000, 79727.0000 SEC: 30   TWN: 32   RNG: 20 
 

 

 

  This agency has no comments. 

 

  This agency has no objection. 

 

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

 

 This agency objects, based on the listed or attached conditions. 

   

COMMENTS:   The subject application is adjacent to the Upper Little Manatee River Preserve.  
Per LDC 4.01.11, compatibility of the development with the preserve will be ensured 
with a compatibility plan that addresses issues related to the development such as, but 
not necessarily limited to, access, prescribed fire, and landscaping.  The compatibility 
plan shall be proposed by the developer, reviewed and approved by the Conservation 
and Environmental Lands Management Department, and shall be required as a 
condition of granting a Natural Resources Permit.. 

 
 



           AGENCY REVIEW COMMENT SHEET

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

TO: DATE:

REVIEWER:

APPLICANT: PETITION NO:

LOCATION:

FOLIO NO:

Estimated Fees:

Project Summary/Description:

Zoning Review, Development Services

Ron Barnes, Impact & Mobility Fee Coordinator

Masonic Park and Youth Camp, Inc

18050 US 301 

57988.0000   79726.0000   79727.0000

01/31/2023

22-1639

RV campsites  
(Per 1,000 s.f.)    
Mobility: $1,607*84 = $134,988 
Park: $1,327*84 = $111,468 
Fire: $299*84 = $25,116 

Rural Mobility, South Parks, South Fire - 84 additional RV campsites 



    AGENCY COMMENT SHEET 
 
 
TO: Zoning/Code Administration, Development Services Department  
 
FROM: Reviewer:  Carla Shelton Knight Date:  March 24, 2023 

 
Agency:  Natural Resources  Petition #:  

   
(  ) 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. Existing vegetation to credit for Type A screening may need to be  
  supplemented with additional plant material if the opacity falls below 75%. 
  

2. Natural Resources staff identified a number of significant trees on the site  
 including potential Grand Oaks.  Every effort must be made to avoid the  
 removal of and design the site around these trees.  The site plan may be  
 modified from the Certified Site Plan to avoid tree removal. This statement  
 should be identified as a condition of the rezoning. 
 
3. An evaluation of the property supports the presumption that listed animal 
 species may occur or have restricted activity zones throughout the property.  
 Pursuant to the Land Development Code (LDC), a wildlife survey of any  
 endangered, threatened or species of special concern in accordance with the  
 Florida Fish and Wildlife Conservation Commission Wildlife Methodology  
 Guidelines shall be required.  This survey information must be provided upon  
 submittal of the preliminary plans through the Land Development Code’s Site  
 Development or Subdivision process.  Essential Wildlife Habitat as defined by  
 the LDC must be addressed, if applicable, in consideration with the overall  
 boundaries of this rezoning request.  This statement should be identified as  
 a condition of the rezoning. 
 
4. The requested modification identifies potential development  
 within 100 feet of the Little Manatee River.  No  disturbance to native trees  
 measuring 5” DBH and larger within this area is to occur unless justified in  
 accordance to the provisions of Section 4.01.06.A.6 of the Land Development  
 Code.   
 
 



 
 

5. An evaluation of the property identified the potential existence of significant 
 wildlife habitat as delineated on the Hillsborough County Significant Wildlife  
 Habitat Map.  The potential for upland significant wildlife habitat within the  
 boundaries of the proposed application shall require the preliminary plans  

submitted through the Land Development Code’s Site Development process 
to identify its existence by type (mesic or xeric) and location and how the 
Land Development Code preservation provision for upland significant wildlife  

 habitat will be addressed.  This statement should be identified as  
 a condition of the rezoning. 

 
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.  
 This statement should be identified as a condition of the rezoning. 
 

 
7. 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 
 condition 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. 
 
8. 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.  

 
9. 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.  

 
10. 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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·1· · · so much.· With that we’ll close Rezoning 22-1390 and

·2· · · go to the next case.

·3· · · · · ·MS. HEINRICH:· Our next item is Item D-2,

·4· · · Major Mod Application 22-1639.· The applicant is

·5· · · requesting a major modification to PD 91-0174.· Sam

·6· · · Ball with Development Services will provide staff

·7· · · findings after the applicant’s presentation.

·8· · · · · ·HEARING MASTER FINCH:· All right.  I

·9· · · understand the applicant is virtual; is that

10· · · correct?

11· · · · · ·MS. MAIER:· No.· Jaime Maier representing the

12· · · applicant with the law firm Hill, Ward --

13· · · · · ·HEARING MASTER FINCH:· There you are.· Yes,

14· · · I’m sorry.

15· · · · · ·MS. MAIER:· No problem.· Jamie Maier of the

16· · · law firm Hill, Ward, Henderson representing the

17· · · applicant, 101 East Kennedy Boulevard, Suite 3700.

18· · · And I have been sworn.

19· · · · · ·This is a request for a major modification to

20· · · an existing plan development.· It is in the Little

21· · · Manatee South Area just off of US-301.· And it is

22· · · the subject of an approved RV park and campground.

23· · · · · ·There are accessory uses such as kayaks,

24· · · riding arena, and other support uses that are for

25· · · the use of campers only.· This is the Masonic Park
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·1· · · and Youth Camp.· And its surrounding area is

·2· · · predominantly, as you can see, agricultural and

·3· · · vacant land.

·4· · · · · ·There are some mobile home and other RV park

·5· · · uses, some other recreational and camping type

·6· · · uses, and some single family to the southwest.

·7· · · · · ·By way of background, this site has been

·8· · · operated by the Masonic Park entity since 1969.· In

·9· · · fact, it’s even included on the Little Manatee

10· · · South Community Plan Map in the comprehensive plan

11· · · and is listed as a recreation use.

12· · · · · ·During zoning conformance, in 1991 the site

13· · · was assigned a PD that recognized all of the

14· · · existing uses.· It did, however, limit the number

15· · · of RV units to 36.· And the site has operated with

16· · · 120 spaces for decades.

17· · · · · ·The board is a -- it’s a non-profit

18· · · organization with frequent board turnover.· And so

19· · · from board to board, the recordkeeping didn’t

20· · · necessarily track the PD approval.

21· · · · · ·This current sitting board, however, received

22· · · a code enforcement case from the county, which

23· · · recognized the fact that 36 units were what were

24· · · permitted, and so they swiftly rectified it and

25· · · complied.· But since that time, they’ve had to

Hearing
June 20, 2023

U.S. LEGAL SUPPORT
(877) 479-2484

Hearing
June 20, 2023 103

U.S. LEGAL SUPPORT
(877) 479-2484

YVer1f



·1· · · forgo a significant amount of revenue that they rely

·2· · · on because they had been operating with 120 spaces

·3· · · for so long.

·4· · · · · ·In addition, they’ve missed multiple winter

·5· · · camping seasons and many campers who enjoy that

·6· · · park for many years have been unable to camp there

·7· · · now since 2020.

·8· · · · · ·These are some aerials just to show you what

·9· · · their historic operations looked like, a couple of

10· · · snapshots in time from 1995 and 2020.· And then as

11· · · you can see, they complied with the code

12· · · enforcement and are now complying with the current

13· · · PD zoning site plan.

14· · · · · ·These are from 2022 and 2023.· You can see

15· · · many vacant RV pads and not very many actual RV

16· · · units.· And so that is why this board is here to --

17· · · or this applicant is here to request an increase in

18· · · the density for the RV units from the approved 36

19· · · to 120.

20· · · · · ·The density is available under the acreage.

21· · · And the rest of the PD will not change.· So as you

22· · · can see on the left, the 1991 site plan from the

23· · · zoning conformance and on the right is the major

24· · · modification site plan with the modification area

25· · · in green.
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·1· · · · · ·That is the area you just saw in those aerials

·2· · · in the southwest corner of the site.· Again, the

·3· · · modification is a request to increase the density

·4· · · in that portion of the site or the physical

·5· · · location of more RV units on that portion of the

·6· · · site.

·7· · · · · ·There’s no modification to the actual overall

·8· · · layout to the types of uses within the site or the

·9· · · locations of individual uses within the site.

10· · · · · ·I will, of course, let the Planning Commission

11· · · staff report and -- speak for itself, but Planning

12· · · Commission does find this request consistent and

13· · · compatible with the area and with the applicable

14· · · future land use and community plan areas.· It

15· · · promotes the goals of ecotourism and recreation and

16· · · open space in the comprehensive plan and upholds

17· · · the neighborhood protection policies, as well.

18· · · · · ·There is a variation request associated with

19· · · the PD modification area.· That is the buffer area

20· · · between the RV park and Willow Road, which is just

21· · · to the north of single-family uses.· And so the

22· · · request is to utilize the existing tree canopy and

23· · · vegetation instead of a new Type A buffer.· And

24· · · staff is in support of this request.

25· · · · · ·You have findings of consistency and
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·1· · · approvability from staff and their professional review

·2· · · of the applicant’s materials.· In addition, we’ve

·3· · · received over 90 letters of support from former and

·4· · · regular park guests.· These are all in the record.

·5· · · · · ·Many of these people are community locals in

·6· · · Hillsborough County, but also out-of-state tourists

·7· · · who come to Florida to camp at Masonic Park.· And

·8· · · many of these people have been unable to camp there

·9· · · since 2020 because of the adherence to the 36

10· · · units.

11· · · · · ·I have a couple of housekeeping items.· We

12· · · worked with staff on some revised conditions, which

13· · · I will be entering into the record.· And I know

14· · · staff is prepared to speak to those if necessary.

15· · · And I would like to reserve my remaining time for

16· · · rebuttal.

17· · · · · ·Thank you.

18· · · · · ·HEARING MASTER FINCH:· Let me just ask you a

19· · · question, and it has to do with those revisions to

20· · · the conditions.· They’ve given me a revised staff

21· · · report which changes my data just a little bit, but

22· · · the question is the same.

23· · · · · ·It’s Zoning Condition 2B that talks about a

24· · · maximum of 63 campsites and now says 159 campers.

25· · · Did say 163 previously.· And so I note that that’s
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·1· · · an addition.· Is that -- to the conditions as they

·2· · · stood from zoning conformance, is that just a

·3· · · recognition that was never -- you’re just trying to

·4· · · get a number down and that’s how many are there?

·5· · · Or is that new to the project?

·6· · · · · ·MS. MAIER:· So I think transportation -- and

·7· · · Michael Yates from Palm Traffic can speak to that

·8· · · more in detail.· However, the reason is the trip

·9· · · generation.· So -- and the acreage.· So that is the

10· · · maximum number if we’re -- you know, the request is

11· · · for 120 RV spaces.· There is -- the zoning code

12· · · allows one RV unit per acre, so that’s using up 120

13· · · acres of the overall almost 200-acre site.

14· · · · · ·The remaining acreage supports only a certain

15· · · amount of campsites and they can’t exceed that

16· · · number.

17· · · · · ·HEARING MASTER FINCH:· I see.· So do you have

18· · · any idea if that’s reflective -- do you have any

19· · · idea -- well, first, how many campsites are there

20· · · existing?· Do you know?

21· · · · · ·MS. MAIER:· I think the applicant would be

22· · · best suited to speak to that.

23· · · · · ·HEARING MASTER FINCH:· That’s fine.· All

24· · · right.· But it’s just a math exercise that you

25· · · needed so many acres for the RV and the rest will
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·1· · · be for campsites, that’s how --

·2· · · · · ·MS. MAIER:· Correct.

·3· · · · · ·HEARING MASTER FINCH:· -- the numbers were

·4· · · derived?

·5· · · · · ·MS. MAIER:· Yes.

·6· · · · · ·HEARING MASTER FINCH:· Okay.· Thank you so

·7· · · much.· Did you have anything else from the

·8· · · applicant?

·9· · · · · ·MS. MAIER:· We respectfully request your

10· · · recommendation of approval.· Thank you.

11· · · · · ·HEARING MASTER FINCH:· Okay.· Thank you so

12· · · much.· I appreciate it.

13· · · · · ·We’ll go to Development Services.

14· · · · · ·Good evening.

15· · · · · ·MR. BALL:· Good evening.· Sam Ball,

16· · · Hillsborough County Development Services.· As was

17· · · said, the revised report was filed and it’s in the

18· · · record.· The applicant is requesting a major

19· · · modification to PD 91-0174 to allow an existing RV

20· · · park and campground to increase the number of RV

21· · · spaces from 36 to 120.

22· · · · · ·The property is located at the eastern corner

23· · · of 301 and Willow Road intersection and covers

24· · · 199.9 acres.· The property is developed as a

25· · · campground and RV park.· The application includes a
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·1· · · request from variation LDC 60604 for off street

·2· · · vehicular use area buffer requirements.

·3· · · · · ·The surrounding zoning and development pattern

·4· · · consists of AR, AS-1, CG, and planned development

·5· · · districts.· The property abuts US-301 to the north.

·6· · · The properties to the north are developed for a

·7· · · mobile home park, an outdoor recreational and

·8· · · lodging business, and the Little Manatee River

·9· · · State Park.

10· · · · · ·The abutting property to the south is owned by

11· · · the county and is zoned AR and is also vacant.· The

12· · · properties located across the Little Manatee River

13· · · to the east include an undeveloped PD, that is

14· · · approved for up to 42 single-family dwellings and

15· · · vacant lands that are zoned AR.

16· · · · · ·The Willow Road right of way is located to the

17· · · west of the subject property.· And the properties

18· · · to the west of Willow Road are zoned CG and AS-1.

19· · · The uses include and auto repair business, a

20· · · communications tower, vacant land, open storage,

21· · · and an outdoor recreational facility.

22· · · · · ·The properties opposite of the Little Manatee

23· · · River to the east include -- excuse me.· The

24· · · abutting property, CG, is currently developed for

25· · · retail.· If Major Modification 22-1639 is approved,
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·1· · · the property would be allowed to be developed for up

·2· · · to 120 RV spaces.· And campgrounds would be limited

·3· · · to 63 campsites with up to 159 campers.

·4· · · · · ·The applicant’s variation from the vehicular

·5· · · use area and buffer screening requirements would

·6· · · allow the existing vegetation to screen and buffer

·7· · · the RV park instead.· The property would be limited

·8· · · to one vehicular access connection to US-301 and

·9· · · one emergency access to Willow Road.

10· · · · · ·The emergency access would be gated and locked

11· · · with a Knox Box or similar type of -- some system

12· · · acceptable to the fire marshal.

13· · · · · ·Based on the amount of dense natural

14· · · vegetation that would serve as the required

15· · · perimeter buffer and screening which would

16· · · effectively seclude the RV use from the public

17· · · right of way and the neighboring properties, staff

18· · · supports the proposed variation from LDC Section

19· · · 60604 for off street vehicular use to this area,

20· · · buffering and screening requirements.

21· · · · · ·Based on the proposed site configuration and

22· · · adjacent zoning and uses, which include a

23· · · significant amount of recreational use, the staff

24· · · finds proposed modification to 91-0174 compatible

25· · · with the existing zoning districts and development

Hearing
June 20, 2023

U.S. LEGAL SUPPORT
(877) 479-2484

Hearing
June 20, 2023 110

U.S. LEGAL SUPPORT
(877) 479-2484

YVer1f



·1· · · pattern area.

·2· · · · · ·Based on that, staff recommends approval on

·3· · · the request subject to conditions. That concludes

·4· · · my presentation.

·5· · · · · ·Do you have any questions?

·6· · · · · ·HEARING MASTER FINCH:· I do.· Just one.· And

·7· · · that is I see that in your compatibility section,

·8· · · that analysis, that the existing vegetation

·9· · · mitigates the requirement for the buffering and

10· · · screening, but I wondered, what is the actual

11· · · requirement?· What are they required to provide in

12· · · terms of buffering and screening?

13· · · · · ·MR. BALL:· There’s a planting requirement

14· · · that’s basically -- I believe it’s 8 feet and then

15· · · they have the number of plantings that are supposed

16· · · to be installed in-between.

17· · · · · ·HEARING MASTER FINCH:· So the width of the

18· · · buffer is 8 feet?

19· · · · · ·MR. BALL:· The vehicular use area buffer would

20· · · be 8 feet.

21· · · · · ·HEARING MASTER FINCH:· And then they associate

22· · · that there is screening in that section that

23· · · defines that?

24· · · · · ·MR. BALL:· Correct.

25· · · · · ·HEARING MASTER FINCH:· So they’re proposing
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·1· · · not to adhere to any of it due to that existing

·2· · · vegetation?

·3· · · · · ·MS. BALL:· That is correct.

·4· · · · · ·HEARING MASTER FINCH:· Okay.· That was my

·5· · · question.· Thank you so much.· I appreciate it.

·6· · · · · ·All right.· Planning commission?

·7· · · · · ·MS. PAPANDREW:· Andrea Papandrew, Planning

·8· · · Commission staff.· The site is in the agricultural

·9· · · rural one per five future land use category and is

10· · · within the Little Manatee South Community Plan, the

11· · · Southshore Areawide Systems Plan.

12· · · · · ·The site is in the rural area which is

13· · · intended for long-term agricultural uses and large

14· · · low residential rural residential uses,

15· · · neighborhood, commercial, and office.

16· · · · · ·Residential-1 is to the north, southeast, and

17· · · southwest.· To the north, northeast, east, and

18· · · south is natural preservation.· Further northeast

19· · · is the Wimauma Village Residential-2.· Applicant is

20· · · proposing to expand the number of RV parks, which

21· · · is consistent with the rural character intended for

22· · · the rural area and typical uses found in the future

23· · · land use category.

24· · · · · ·The proposed 120 RVs is below the maximum

25· · · density possible and wetlands make up less than 25
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·1· · · percent of the site’s acreage.· The proposal is

·2· · · consistent with Objective 8, Policy 8.1, and Policy

·3· · · 13.3.· The proposed rezoning meets the intent of

·4· · · Objective 16 and its policies relating to

·5· · · neighborhood protection.

·6· · · · · ·As stated, the applicant is requesting a

·7· · · variation from the buffering and screen

·8· · · requirements to utilize the existing tree canopy

·9· · · and vegetation along Willow Road.· The site is

10· · · surrounded by existing recreational uses,

11· · · conservation land, light commercial, and single

12· · · family.

13· · · · · ·Policy 12-1.4 of the community design

14· · · component discusses how new development shall be

15· · · compatible with the established character of the

16· · · surrounding area.· Stated previously, the proposed

17· · · rezoning is consistent with this policy due to the

18· · · rural development pattern.

19· · · · · ·The site meets the intent of Little Manatee

20· · · South Community Plan and the Southshore Areawide

21· · · Systems Plan as recreational programming,

22· · · preservation of natural areas, and tourism are

23· · · identified as goals.· And the proposed improvements

24· · · will expand the opportunity for eco-tourism.

25· · · · · ·The proposal is consistent with Objective 4
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·1· · · and Policies 1.4.7 and 1.4.8 of the recreation open

·2· · · space section of the comprehensive plan, as the

·3· · · increase in RV spaces will promote eco-tourism and

·4· · · allow for the continuation of programming in the

·5· · · Masonic Park and Youth Camp.

·6· · · · · ·Based upon the above considerations, Planning

·7· · · Commission staff finds proposed major modification

·8· · · consistent with the Unincorporated Hillsborough

·9· · · County Comprehensive Plan subject to conditions

10· · · proposed by the county Development Services

11· · · Department.

12· · · · · ·HEARING MASTER FINCH:· Thank you so much.  I

13· · · appreciate it.

14· · · · · ·Is there anyone in the room or online that

15· · · would like to speak in support?

16· · · · · ·Yes.· How many people?· I see two, three.· Are

17· · · you in support?

18· · · · · ·MS. KROCHTA:· Yes.

19· · · · · ·HEARING MASTER FINCH:· Okay.· So three people,

20· · · four, in support.· All right.· Just hold on one

21· · · second.· Is there anyone online that would like to

22· · · speak?

23· · · · · ·MALE SPEAKER:· I just want to confirm we have

24· · · a Matthew -- oh, I’m sorry, a Michael Alfieri.  I

25· · · just want to make sure he signed up for the
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·1· · · applicant team.

·2· · · · · ·HEARING MASTER FINCH:· Is he on your team?

·3· · · · · ·MALE SPEAKER:· Do you mean Matthew Norman?

·4· · · · · ·HEARING MASTER FINCH:· Yes, he’s part of the

·5· · · applicant’s team.

·6· · · · · ·MR. NORMAN:· Yes, I’m part of the applicant

·7· · · team.

·8· · · · · ·HEARING MASTER FINCH:· All right.· So no one

·9· · · online to speak in support.· So we have four in the

10· · · room.· So 15 minutes.· We’ll just do four minutes

11· · · apiece, divided as evenly as we can.

12· · · · · ·Michael, and whoever would like to go first,

13· · · please come up.· If you could line up -- go ahead

14· · · and stand up and line up.· It makes it move a

15· · · little faster.

16· · · · · ·Good evening.

17· · · · · ·MS. BRIGHAM:· Good evening.· Thank you for the

18· · · time you’ve given us.· My name is Mary Brigham.· My

19· · · address is 18050 South US-301, Wimauma.

20· · · · · ·I’m here to speak on behalf of our RV campers.

21· · · The Masonic Park, as you’ve heard, has been open

22· · · for over 50 years, established in 1969, and started

23· · · allowing Masonic campers to camp in the early

24· · · 1970s.

25· · · · · ·During that time and until now we have
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·1· · · provided thousands of Masonic families and their

·2· · · guests camping accommodations.· They have made many

·3· · · friendships, long-time friends.· They are currently

·4· · · unable to see these friends because of our zoning

·5· · · restrictions.

·6· · · · · ·During the past two years 75 percent of our

·7· · · campers who normally come see us in the winter at

·8· · · our campground have been unable to come back since

·9· · · we’ve been only allowed 36 campers.· They come from

10· · · all over the U.S. and the world.· Tennessee,

11· · · Missouri, Alabama, Vermont, New York, Maine,

12· · · Massachusetts, Iowa, North and South Carolina just

13· · · to name a few.· And come from as far away as Canada

14· · · and Germany.

15· · · · · ·Most of these campers come back each year to

16· · · enjoy the wonderful weather here in Florida.· Now

17· · · they’re either staying at their homes in the cold

18· · · upper north or making temporary reservations at

19· · · other campgrounds around the state, which are more

20· · · expensive than we are.

21· · · · · ·Not being able to come to our campground has

22· · · caused many family hardships, mostly financial, by

23· · · the higher cost of camping or by having to keep

24· · · their homes open and heated during the winter

25· · · months.
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·1· · · · · ·Most of these campers who normally come to the

·2· · · campground are senior citizens and they have

·3· · · trouble living in the cold weather.· The campers

·4· · · who come to see us regularly spend money in the

·5· · · economy.· Being in the Wimauma Sun City area for

·6· · · three months, each year they spend thousands of

·7· · · dollars on groceries, diners out, shopping trips,

·8· · · local tourist attractions.

·9· · · · · ·They’re helping our neighbors as we try to

10· · · help them.· Over the years at least one or two

11· · · campers have also gone out and purchased brand-new

12· · · campers from local businesses and the rising costs

13· · · of thousands of dollars.

14· · · · · ·The increase in the number of camping sites

15· · · from 36 to the request of 120 will help the campers

16· · · who are wanting to come back to our campground and

17· · · also helping our local businesses.

18· · · · · ·Thank you very much.

19· · · · · ·HEARING MASTER FINCH:· Thank you so much for

20· · · coming down.· I appreciate it.· If you could,

21· · · please sign in.

22· · · · · ·Next, please.

23· · · · · ·Good evening.

24· · · · · ·MS. TABAK:· Hi.· My name is Rena Tabak and I

25· · · live at 4812 Bay Crest Drive, Tampa, Florida,
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·1· · · 33615.

·2· · · · · ·I stand before you this evening in support of

·3· · · the proposed rezoning of the Masonic Youth and RV

·4· · · Park in Wimauma.· If any of you have ever gone

·5· · · camping then you already know the wonderful

·6· · · memories that it can create and the feeling of

·7· · · togetherness that it can bring families and

·8· · · friends.

·9· · · · · ·As avid campers, my husband and I both know

10· · · the joy it brings us when we set out on our RV

11· · · adventures with our daughter.· With your approval

12· · · of the rezoning, you are allowing families the

13· · · opportunity to embark on unique adventures and

14· · · experiences.

15· · · · · ·Allowing them to enjoy happiness and

16· · · excitement that they see in the eye -- their

17· · · children’s eyes as they get to experience the great

18· · · outdoors for the first time.· And allowing them to

19· · · explore the true Florida nature and breathe the

20· · · fresh air.

21· · · · · ·RV camping has long been cherished as an

22· · · avenue for building lifelong memories.· And by

23· · · approving this rezoning, you’ll be allowing

24· · · families to spur that sense of adventure that is in

25· · · all children and encourage their curiosity in the
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·1· · · nature and world around them.

·2· · · · · ·As I am sure you’re all aware, we live in a

·3· · · fast-paced world where electronics rule our time.

·4· · · But providing these families with additional RV

·5· · · spaces, you’d be allowing more families the chance

·6· · · to disconnect from their daily routines and cell

·7· · · phones and connect with both nature and each other.

·8· · · · · ·The Masonic Park can be a place where families

·9· · · can engage in outdoor activities, sharing meals

10· · · around a campfire, and exploring the trails of old

11· · · Florida creating memories that will last a

12· · · lifetime.

13· · · · · ·With your approval of this rezoning, you’re

14· · · also saying yes to the improved health and

15· · · wellbeing of children.· We have all heard studies

16· · · how spending time outdoors improves our physical

17· · · health and can reduce our stress levels.

18· · · · · ·And with your approval you’re encouraging the

19· · · families to embrace these opportunities and enjoy

20· · · the opportunities that the Masonic Youth and RV

21· · · Park can provide for them.

22· · · · · ·In conclusion, with your approval rezoning the

23· · · additional RV sites, the Masonic Park will continue

24· · · to remain a family destination, one that

25· · · prioritizes the happiness and the wellbeing of
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·1· · · children along with their wonderful family, memories

·2· · · that are waiting to be made.

·3· · · · · ·By creating an environment conducive to

·4· · · adventure, family togetherness, and outdoor

·5· · · exploration, we can give them the opportunity to

·6· · · grow, learn, and create cherished memories that

·7· · · will last a lifetime.

·8· · · · · ·Let’s all come together and support this

·9· · · rezoning proposal knowing that we are investing in

10· · · the future of our children and nurturing a

11· · · generation that appreciates all the wonders of the

12· · · natural world.

13· · · · · ·Thank you.

14· · · · · ·HEARING MASTER FINCH:· Thanks for coming down.

15· · · I appreciate it.· Please, sign in.

16· · · · · ·Next, please.

17· · · · · ·Good evening.

18· · · · · ·MS. BURGESS:· Good evening.· My name is

19· · · Catherine Burgess.· I live at 16629 Goose Ribbon

20· · · Place, Wimauma, Florida, 33598.

21· · · · · ·I’ve been camping at Masonic Youth Camp,

22· · · Wimauma for the past nine years.· I’ve been camping

23· · · with not only family and friends, but I also camp

24· · · alongside of a boy scout and a cub scout pack.

25· · · · · ·During my time at Masonic I’ve never been
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·1· · · disturbed by the RV lot rentals.· I really didn’t even

·2· · · notice them because they have a barrier separating

·3· · · the camping and conservation areas.

·4· · · · · ·As a person who frequently enjoys the

·5· · · outdoors, I personally find Masonic to not only be

·6· · · an ecofriendly place, but also a safe place to camp

·7· · · with youth, which is becoming harder and harder to

·8· · · find in our area.

·9· · · · · ·As an adult leader I’m limited on where we can

10· · · take our youth to participate in overnight

11· · · campouts.· Masonic has one of two locations in our

12· · · local area that not only meet the safety

13· · · requirements, but also have enough space to

14· · · accommodate our growing youth.

15· · · · · ·Throughout the past years my unit has been

16· · · welcome at this park for not only camping, but to

17· · · conduct a wide variety of outdoor activities such

18· · · as hiking, geocaching, insect and reptile studies,

19· · · kayaking, canoeing, fishing, and swimming

20· · · activities.

21· · · · · ·Masonic has hosted Eagle Scout Court of Honors

22· · · for several of our former scouts and continues to

23· · · host scouting ceremonies for multiple packs and

24· · · troops in our district.· As a member of Boy Scouts

25· · · America Counsel, our district has hosted several
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·1· · · leadership programs and Masonic for not only youth,

·2· · · but also adult.

·3· · · · · ·The leadership programs have included outdoor

·4· · · cooking lessons, swimming and rescue training,

·5· · · scout master training, and conservation awareness

·6· · · training.

·7· · · · · ·As an active member of our community, Masonic

·8· · · continues to open its gate and offer free and

·9· · · reduced activities to the community that include an

10· · · annual haunted house and Christmas light trails

11· · · regardless of their financial capabilities.

12· · · · · ·These events have become something enjoyable

13· · · and affordable for large families in our

14· · · surrounding area.· I cannot speak to Masonic’s

15· · · financial status, but as a member of this -- I’m

16· · · not a member of this lodge, but as someone who

17· · · frequently visits the park, I have noticed a

18· · · decline in repairs and maintenance, which I believe

19· · · are due to the reduced revenue.

20· · · · · ·To help with this matter I’ve worked alongside

21· · · of several members of my unit and Masonic

22· · · volunteers to try to maintain the property.

23· · · However, as a nonprofit organization ourself, we

24· · · are only able to contribute in man hours and do not

25· · · have enough money to help maintain this large site.
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·1· · · · · ·With prices increasing steadily growing around

·2· · · us, I fear that if Masonic is not able to recoup

·3· · · the lost funds that the RV rentals -- of the RV

·4· · · rentals, that our community might lose this youth

·5· · · camp which has become a staple of not only my life,

·6· · · but as many others in our surrounding area.

·7· · · · · ·Thank you for your time.

·8· · · · · ·HEARING MASTER FINCH:· Thank you for your

·9· · · testimony.· If you could, please sign in.

10· · · · · ·And one more, I believe, correct?· Do we have

11· · · one more person that wanted to speak?

12· · · · · ·No?· All right.· That’s it.· Then we’ll close

13· · · testimony in support.

14· · · · · ·Is there anyone who wanted to speak in

15· · · opposition?

16· · · · · ·All right.· While you’re coming up, is there

17· · · anyone else in the room or online that would like

18· · · to speak in opposition?

19· · · · · ·Seeing no one.

20· · · · · ·Good evening, sir.

21· · · · · ·MR. HOOKER:· Good evening.· As I sit here

22· · · tonight -- and I watch these meetings all the time

23· · · and they talk about the environment and the

24· · · ecosystem and no place to camp and no place to

25· · · park, if we keep building there’s not going to be a
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·1· · · place to park or camp.

·2· · · · · ·HEARING MASTER FINCH:· Sir, excuse me, could

·3· · · you give us your name and address to start?

·4· · · · · ·MR. HOOKER:· I’m sorry.· John Hooker, 8621

·5· · · North Willow Avenue.

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

·7· · · · · ·MR. HOOKER:· Here in Tampa.· Although I live

·8· · · there, I’m a sixth generation Floridian.· And I’ve

·9· · · been coming to this Wimauma area since I was 10

10· · · years old.· I’m 65.· And I’ve seen it grow and grow

11· · · and grow.

12· · · · · ·I have a lot of experience there with lot of

13· · · friends, clients, my dad used to farm in that area.

14· · · · · ·I’d like to start -- there’s a couple of

15· · · things, a couple of areas I’d like to make you

16· · · aware of.

17· · · · · ·HEARING MASTER FINCH:· There you go.· And if

18· · · you want, you can bring that microphone over to

19· · · you.

20· · · · · ·MR. HOOKER:· Yes.· All right.· I can just

21· · · stand here.

22· · · · · ·HEARING MASTER FINCH:· Perfect.

23· · · · · ·MR. HOOKER:· First of all, the objections that

24· · · you received I adopt those, okay, without going

25· · · into a lot of the detail.· But I’d like to explain
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·1· · · the history of the Masonic Park.· In 1969 the lodges

·2· · · in Hillsborough County got together and acquired

·3· · · the property there for the purpose of a youth camp.

·4· · · And they set out here and the purpose that I

·5· · · brought with me in their bylaws.

·6· · · · · ·It was a noble idea.· It was a camp for

·7· · · Masonic youth.· Masonic youth.· And Masonic

·8· · · families.· There is nothing in the bylaws past or

·9· · · current that says anything about recreational

10· · · vehicles.

11· · · · · ·Now, in terms of the Masonic youth, as of this

12· · · weekend there’s less than 36 Masonic youth in

13· · · Hillsborough County.· There’s approximately 2,400

14· · · Masons in Hillsborough County and about 1,800 live

15· · · in Hillsborough County.· The rest live out of state

16· · · or they live in other counties.

17· · · · · ·Masonic Park is an 80-mile roundtrip from

18· · · right here down to the Masonic Park.· Okay.· There

19· · · has been less than ten days that the Masons as a

20· · · group, as a lodge, have had any functions at the

21· · · Masonic Park.· That includes the youth, who have

22· · · had none in the last year or so, and the lodges.

23· · · · · ·Now, I just point this out for -- so you kind

24· · · of get an understanding of where it is.· The

25· · · Masonic Park and Youth Camp was organized as a
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·1· · · 501(c)(3) corporation to receive its funding for the

·2· · · park from donations, not unrelated business income.

·3· · · It's a tax thing.· It’s a subsidiary corporation of

·4· · · the 14 Masonic lodges in Hillsborough County.

·5· · · · · ·In 1991 Wimauma -- or Willow Road was out of

·6· · · sight and out of mind.· There was no zoning there.

·7· · · In 1991 is when Planning Commission and the County

·8· · · Commission got together and said we need to start

·9· · · classifying the property down there.

10· · · · · ·And so they classified -- because they had

11· · · some RVs there, I think 24 at the time.· They

12· · · started adding them one at a time here and there

13· · · and

14· · · -- for income.· In 1991 the Masonic Park requested

15· · · 50, but the county commission said no, we’re

16· · · concerned about septic tanks and the environment.

17· · · And they said you could have 36.· That’s 1991.

18· · · · · ·Well, between 1991 and today they’ve added,

19· · · without permission, without permitting, a hundred

20· · · -- over a hundred.· Okay.

21· · · · · ·Now they want to come in through the backdoor

22· · · and say, oh, we should have 120, when in 1991 the

23· · · county commission in all their wisdom said, no, the

24· · · septic tanks and the environment we need to

25· · · protect.· Should be res judicata.

Hearing
June 20, 2023

U.S. LEGAL SUPPORT
(877) 479-2484

Hearing
June 20, 2023 126

U.S. LEGAL SUPPORT
(877) 479-2484

YVer1f



·1· · · · · ·HEARING MASTER FINCH:· Sir, you’ve got about

·2· · · eight and half minutes left.

·3· · · · · ·MR. HOOKER:· Good.· Thank you.· I’m glad you

·4· · · reminded me because I can get going sometimes.

·5· · · · · ·Now, in addition to adding all of these RV

·6· · · sites and all of these septic tanks, it’s morphed

·7· · · not into an RV park, but a mobile home park.

·8· · · Because adding 75 to 80 percent of the people there

·9· · · have been there from more than a year and up to ten

10· · · years.

11· · · · · ·Now, I tell you this -- I’m a Mason.· And I

12· · · was a secretary of the board of directors for seven

13· · · years.· But I have to be honest about it, we have

14· · · to be honest, that’s what Masons are, they’re good

15· · · citizens.

16· · · · · ·Now, I want to show you the -- if this will

17· · · show up -- is that upside down?

18· · · · · ·HEARING MASTER FINCH:· No, it’s right.

19· · · · · ·MR. HOOKER:· If you’ll take a look at where

20· · · the Masonic Park is and you see it’s outlined in

21· · · red, now look to the northwest, the -- well, let me

22· · · -- the Little Manatee River boarders that northeast

23· · · corner of the Masonic Park.· That’s why it’s a

24· · · wiggly line.

25· · · · · ·It goes across 301 and curves around to the
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·1· · · left and eventually winds up in Ruskin.· If you follow

·2· · · back to the southeast, it winds back around, it

·3· · · winds back up at Fort Lonesome.· Okay.

·4· · · · · ·Now the point of this picture here is if you

·5· · · look across 301, there’s about 40 acres there that

·6· · · -- and Sam Ball said that the Little Manatee State

·7· · · Park owns it.· I was told that the county bought it

·8· · · under the ELAPP Program, that they bought that 40

·9· · · acres just recently on the -- let me see if that’s

10· · · the northeast side.

11· · · · · ·There’s a bunch of trees.· There’s 200 acres

12· · · there that SWFWMD owns, but Hillsborough County

13· · · under agreement manages.· It’s a conservation area.

14· · · Across the street is a conservation area.

15· · · · · ·And all the way -- if you follow the river is

16· · · the Little Manatee State Park which is a

17· · · conservation area.· Now if you go southeast, okay,

18· · · and follow the river, you’ll see -- and maybe I can

19· · · point it out here for you.· Let me see.· Right

20· · · here.

21· · · · · ·Okay.· See that bare property right here?· It

22· · · looks kind of bare.· It’s Cogon grass.· But the

23· · · county recently in the last year planted pine trees

24· · · there.· There’s about, I’d say, 400 acres.· It runs

25· · · and parallels the river and is contiguous to the
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·1· · · Masonic Park.

·2· · · · · ·All right.· Now the point I’m making here is

·3· · · that there is an ecological corridor.· And from

·4· · · Willow Road over to Saffold Road which is the next

·5· · · road over is a drain field all going toward the

·6· · · Little Manatee River.

·7· · · · · ·And that whole corridor there is a wildlife

·8· · · corridor.· Okay.· And as everything has grown up,

·9· · · you see all around there, wildlife hasn’t had

10· · · anyplace to go.· They don’t have a home.· They

11· · · don’t have anybody to speak for them.· I’ll speak

12· · · for them.· All right.

13· · · · · ·Now --

14· · · · · ·HEARING MASTER FINCH:· About three and a half

15· · · minutes.

16· · · · · ·MR. HOOKER:· Okay.· I’ll finish.

17· · · · · ·Here’s another picture and you’ve got the

18· · · surroundings.· Now I want to show you this picture.

19· · · If you follow the orange line down to the -- at the

20· · · bottom, you see a blue line over on the right-hand

21· · · side and you come down and then it’s orange and

22· · · then it makes a dog leg, all right, what that is --

23· · · that is the Cross Country Greenway proposed.

24· · · · · ·I want you to take judicial notice of Florida

25· · · Statute 260 and the legislation that was just
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·1· · · passed and the governor signed about greenways and

·2· · · hiking trails and the policy of Florida.· All

·3· · · right.· Now that’s orange because it hasn’t been

·4· · · funded yet.· The blue has been funded.

·5· · · · · ·Now where that dog legs right there, that goes

·6· · · right through the Masonic Park.· Okay.· In case I

·7· · · didn’t mention it, the future land use for the

·8· · · Masonic Park is AR.· It’s AR.· Now, in this

·9· · · particular map you’re going to see -- sorry, I

10· · · thought I was talking loud enough.· I’m getting a

11· · · little horse.

12· · · · · ·You see kind of a triangular -- a yellow or

13· · · orange box down at the bottom?· My words may be

14· · · covering that up.· There it is.· Do you see where

15· · · it kind of makes a box down at the bottom?· Okay.

16· · · That’s still in -- that long orange line is the

17· · · Cross Country Greenway.

18· · · · · ·That line runs along the easement of the old

19· · · railroad line that came from -- Fish Hawk and it

20· · · runs all the way down to Parish.· The plan is to

21· · · make that a greenway.· In addition, that box is

22· · · part of the greenway.· Okay.

23· · · · · ·HEARING MASTER FINCH:· Last minute.· One

24· · · minute.

25· · · · · ·MR. HOOKER:· Okay.· And it runs right across
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·1· · · -- right through the middle of Masonic Park.· These

·2· · · are the plans.· This is what’s planned in the near

·3· · · future.

·4· · · · · ·Quickly here, in September the United Stated

·5· · · congress passed legislation, put the Masonic -- the

·6· · · Little Manatee River under the control of the

·7· · · National Park Service.· That’s passed.· The

·8· · · president signed it.· It’s being studied right now.

·9· · · · · ·And I’ll ask if you’ll take judicial notice of

10· · · the articles in the legislation.· There’s another

11· · · one.

12· · · · · ·HEARING MASTER FINCH:· That’s the end of your

13· · · time.· You’re welcome to submit your documents into

14· · · the record and I can review them.

15· · · · · ·MR. HOOKER:· All right.· I didn’t have time to

16· · · talk about these, but the language --

17· · · · · ·HEARING MASTER FINCH:· All right.· You can

18· · · submit whatever you’d like.

19· · · · · ·MR. HOOKER:· Pardon me?

20· · · · · ·HEARING MASTER FINCH:· You can submit whatever

21· · · you’d like into the record with the clerk and it

22· · · will be a part of the record.

23· · · · · ·MR. HOOKER:· But the language -- and I’d like

24· · · to just say this to the legal staff, you need to be

25· · · a little clearer in your language about what a
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·1· · · youth camp is.

·2· · · · · ·HEARING MASTER FINCH:· Sir, you have gone past

·3· · · the 15 minutes allotted.· I really appreciate your

·4· · · testimony.

·5· · · · · ·MR. HOOKER:· All right.

·6· · · · · ·HEARING MASTER FINCH:· Thank you so much.· If

·7· · · you could, please sign in.· Thank you very much.

·8· · · · · ·Now seeing no one else in opposition, we’ll

·9· · · go -- yes?

10· · · · · ·MS. PAPANDREW:· Madam Zoning Hearing Master,

11· · · can I make a correction to my testimony?

12· · · · · ·HEARING MASTER FINCH:· Of course.

13· · · · · ·MS. PAPANDREW:· I would just like to -- Andrea

14· · · Papandrew, Planning Commission staff.· This

15· · · Planning Commission staff report, there is a

16· · · section where it refers to this site in the

17· · · Residential-1 Future Land Use Category.

18· · · · · ·I’d just like to clarify that it is in the

19· · · agricultural rural one per five future land use

20· · · category and the intent of that area is for areas

21· · · of long-term agricultural character or those areas

22· · · involved in agricultural productivity or other

23· · · rural uses.

24· · · · · ·I just wanted to clarify that.· Thank you.

25· · · · · ·HEARING MASTER FINCH:· I appreciate that,
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·1· · · putting it on the record.· Thank you so much.

·2· · · · · ·All right.· So we’ve closed opposition

·3· · · testimony.· We’ll go back to Development Services.

·4· · · · · ·Ms. Heinrich?

·5· · · · · ·MS. HEINRICH:· No further comments.

·6· · · · · ·HEARING MASTER FINCH:· All right.· Then, Ms.

·7· · · Corbett, time for rebuttal -- oh, I’m sorry, Ms.

·8· · · Maier, time for rebuttal.· You have five minutes.

·9· · · I’ll give you a little bit more if you’d like to

10· · · address this gentleman’s issues.

11· · · · · ·MS. MAIER:· Thank you.· Jaime Maier for the

12· · · record.· Yes.· And I think we did reserve a little

13· · · extra time, but I don’t think we’ll need all of it.

14· · · · · ·I would just like to say that much of what

15· · · you’ve heard is not relevant to the PD -- or the

16· · · major modification request before you.· I would

17· · · like Mike Alfieri of Water Science Associates to

18· · · briefly address the septic question, because we did

19· · · take a look at that out of concern for the

20· · · environmental issues, or potential for that.

21· · · · · ·And I would also like my client to be able to

22· · · address some of the things that were said,

23· · · although, again not relevant to this request, but

24· · · to have a chance to address some of those comments.

25· · · · · ·Thank you.
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·1· · · · · ·HEARING MASTER FINCH:· All right.· Thank you so

·2· · · much.

·3· · · · · ·Mr. Alfieri?

·4· · · · · ·MR. ALFIERI:· Yeah, thank you.· We did on

·5· · · behalf of Ward Henderson evaluate the hydrogeology

·6· · · of the site itself and the septic system.· We had a

·7· · · site visit including an interview with operating

·8· · · staff.

·9· · · · · ·Based on the analysis that we had, we went in

10· · · and used the Southwest Florida Water Management

11· · · District’s districtwide regulatory model Version 4,

12· · · which is the most recent peer reviewed ground water

13· · · flow model that the district operates.

14· · · · · ·And to evaluate the use of septic systems, it

15· · · was simulated as an injection into the system.· In

16· · · other words, we’re applying water to the system.

17· · · The result of that is what’s referred to as a

18· · · groundwater mount.

19· · · · · ·So what we did is we used this mount and a

20· · · model called Mod Path, which is essentially -- if

21· · · you put a drop of dye in water and measured the

22· · · flow as it goes out, that’s what this program does.

23· · · So we had this injection and a release of these

24· · · particles that flow along with the groundwater,

25· · · similar to what would be going on in a septic
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·1· · · system.

·2· · · · · ·And the results that we saw were that the

·3· · · extent of flow from the septic system based on the

·4· · · projected use, a one-year, a five-year, and a ten-

·5· · · year projection.· One year wasn’t much movement at

·6· · · all.

·7· · · · · ·You’re still very close to the leach fields.

·8· · · They have two of them, two septic systems.· And by

·9· · · five years it’s a little bit further out.· By ten

10· · · years you’re almost at the property boundary to the

11· · · northwest.

12· · · · · ·So any offsite impacts from septic are -- from

13· · · a professional opinion are moot.· The systems are

14· · · designed for breakdown of the coliform as well as

15· · · nitrogen and phosphorus and it’s based on

16· · · discussions we’ve had with operating staff.

17· · · They’re even planning on putting in an update to

18· · · their system to make it even better.

19· · · · · ·So this thing has been in operation for

20· · · decades.· I do not see as a professional any

21· · · impacts that are going on from this operation.

22· · · · · ·That’s all I’ve got.

23· · · · · ·MS. MAIER:· Thank you.

24· · · · · ·MR. ALFIERI:· Yep.

25· · · · · ·MS. MAIER:· And now I would like the client to
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·1· · · come up and speak, the applicant to speak to some of

·2· · · the issues, again, that are not relevant, but we

·3· · · would like him to have a chance to response.

·4· · · · · ·And I would ask for a few -- as you mentioned,

·5· · · a few additional minutes of time since we had some

·6· · · extra time in our presentation.

·7· · · · · ·Thank you.

·8· · · · · ·HEARING MASTER FINCH:· All right.· Thank you.

·9· · · I appreciate it.

10· · · · · ·Thank you.· Good evening.

11· · · · · ·MR. BATE:· My name is Eric Bate.· I reside at

12· · · 4214 Sandy Shores Drive in Lutz, Florida.  I

13· · · actually prepared a 4-minute and 59-second

14· · · rebuttal.· My wife toned it down.· But it’s

15· · · difficult to do that after a 15-minute opposition.

16· · · · · ·So I want to just summarize two or three

17· · · important things that were just said, especially

18· · · since they come from my former suspended attorney

19· · · and a former member of our board who created some

20· · · of the very problems that he’s discussing and is

21· · · why he was removed from the board for conduct

22· · · detrimental to the park.

23· · · · · ·The fact is, our bylaws aren’t relative this

24· · · except that they don’t say Masonic youth.· They say

25· · · young men and women, young people.· And every
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·1· · · provision that it talks about who we are there to

·2· · · help, it doesn’t say just Masonic youth.· So that’s

·3· · · an untruth.

·4· · · · · ·As to the septic and they’re talking about

·5· · · water quality, yes, the septic systems are working

·6· · · great.· But we just entered into contract

·7· · · negotiations with Wood Septic to install a state of

·8· · · the art $350,000, 8,500-gallon processing system so

·9· · · that we are -- continue to be the good stewards of

10· · · the environment that we have been.

11· · · · · ·Some of the negative comments that you just

12· · · heard -- the entire board is here.· The board of

13· · · directors is here in support of this.· It’s unfair

14· · · to them because we spent the last three years

15· · · trying to do everything right, trying to fix the

16· · · errors of the past.

17· · · · · ·We shouldn’t have had 120 RV sites to begin

18· · · with, but we had them for 40 years.· Right?· We

19· · · went back to what we were supposed to, 36.· Ten

20· · · years later the board has completely turned over,

21· · · nobody knows, and we’re back to 120.

22· · · · · ·And we use those revenues to protect the park.

23· · · Just last week we received an $11 million offer

24· · · from Meritage Homes.· And unanimously the board of

25· · · directors sitting here rejected it because we want
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·1· · · to maintain that fraternal legacy.

·2· · · · · ·We want to do the things that Katie talked

·3· · · about for the scouts, not just Masonic youth.· And

·4· · · we do support Masonic youth organizations,

·5· · · Shriner’s Children’s Hospitals, Metropolitan

·6· · · Ministries.

·7· · · · · ·The only reason we’re here tonight is not to

·8· · · have 120 RV sites, it’s so that we have the

·9· · · revenues we need so that we don’t lose the park.

10· · · Because if we lose the park, Meritage Homes is

11· · · going to develop it and they’ll fight and spend

12· · · whatever money they’ve got to spend to make that

13· · · happen.

14· · · · · ·We’d like to be stewards for the next 60

15· · · years.· As far as the RVs impacting the river, the

16· · · closest RV to the Little Manatee River is a half a

17· · · mile away.· And as far as, you know, a detriment to

18· · · wildlife, there’s 150 acres that we haven’t

19· · · touched.· In 60 years we haven’t touched.

20· · · · · ·That was my five-minute rebuttal.· Thank you.

21· · · · · ·HEARING MASTER FINCH:· Thank you so much.· If

22· · · you could, please sign in.

23· · · · · ·MR. BATE:· And, ma’am, you had one question

24· · · that I’d like to address.· We currently have seven

25· · · boy scout cabins or cabins for overnight campers.
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·1· · · They have 18 per.· We can have 18 kids in each one.

·2· · · And there are about a half a dozen campsites around

·3· · · the perimeter of the property that are ideal for

·4· · · outdoor camping because they have the appropriate

·5· · · fire rings, et cetera.

·6· · · · · ·So six campsites, seven cabins, times 18 kids,

·7· · · and we’re well under the 163.

·8· · · · · ·HEARING MASTER FINCH:· Thank you for that

·9· · · clarification.· If you could, please sign in with

10· · · the clerk’s office, sir.

11· · · · · ·All right.· Does that complete your rebuttal

12· · · testimony?

13· · · · · ·MS. MAIER:· It does.· Thank you.

14· · · · · ·HEARING MASTER FINCH:· Thank you.  I

15· · · appreciate it.· Then with that we’ll close Major

16· · · Modification 22-1639 and go to the next case.

17· · · · · ·MS. HEINRICH:· Our next item is Item D-3, PD

18· · · Rezoning 22-1701.· The applicant is requesting to

19· · · rezone the property to PD.· Chris Grandlienard with

20· · · Development Services will provide staff findings

21· · · after the applicant’s presentation.

22· · · · · ·HEARING MASTER FINCH:· Good evening.

23· · · · · ·MR. RICE:· Good evening.· My name is Colin

24· · · Rice with law firm Older Lundy here on behalf of

25· · · the applicant, Oaks of Plant City.· I’ll put some

Hearing
June 20, 2023

U.S. LEGAL SUPPORT
(877) 479-2484

Hearing
June 20, 2023 139

U.S. LEGAL SUPPORT
(877) 479-2484
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·Board of County Commissioners
·

· · ------------------------------X
· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · Susan Finch and Pamela Jo Hatley
· · · · · · · · · · · · · · ·Zoning Hearing Masters
·

· · · · · · · DATE:· · · · · Monday, May 15, 2023

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 9:30 p.m.
·

· · · · · · · PLACE:· · · · ·Hillsborough County Board of County
· · · · · · · · · · · · · · ·Commissioners
· · · · · · · · · · · · · · ·601 East Kennedy Boulevard, 2nd Floor
· · · · · · · · · · · · · · ·Tampa, Florida 33601
·

·

·

·

· · · · · · · Reported via Cisco Webex Videoconference by:
· · · · · · · · · · · ·Diane DeMarsh, CER No. 1654
·

·

·

·

ZHM Hearing
May 15, 2023

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

ZHM Hearing
May 15, 2023

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



·1· application is out of order to be heard and is being continued

·2· June 20, 2023, ZHM hearing.

·3· · · · · · Item A.12, Major Mod application, 22-1639.· This

·4· application is being continued by staff to the June 20, 2023,

·5· ZHM hearing.

·6· · · · · · Item A.13, 22-1647.· This application is being

·7· continued by staff to the June 20, 2023, ZHM hearing.

·8· · · · · · Item A.14, Standard Rezoning 22-1654.· This

·9· application has been withdrawn from the ZHM process.

10· · · · · · Item A.15, PD application 22-1688.· This application

11· is being continued by the applicant to the June 20, 2023, ZHM

12· hearing.

13· · · · · · Item A.16, PD application 22-1701.· This application

14· is being by staff to the June 20, 2023, ZHM hearing.

15· · · · · · Item A.17, PD application 22-1706.· This application

16· is being withdrawn from the ZHM process.

17· · · · · · Item A-18.· This application or -- application PD

18· 22-0041.· This application is being continued by staff to June

19· 20, 2023.· ZHM hearing.· Oh, sorry.· That's a correction.· Item

20· A-18, that's for PD application 23-0041.· And again, it is

21· continued by staff to the June 20 2023, ZHM hearing.

22· · · · · · Item A.19, PD application 23-0059.· This application

23· is being -- is out of order to be heard and is being continued

24· to the June 20, 2023, ZHM hearing.

25· · · · · · Item A.20, PD application 23-0109.· This application

ZHM Hearing
May 15, 2023

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

ZHM Hearing
May 15, 2023

U.S. Legal Support | www.uslegalsupport.com 7
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·

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

· · ------------------------------X
· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·
· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS

·

· · · · · · · BEFORE:· · · · Susan Finch
· · · · · · · · · · · · · · ·Land Use Hearing Master
·

· · · · · · · DATE:· · · · · Monday, April 17, 2023

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 9:43 p.m.
·

·

·

·

· · · · · · · Reported via Cisco Webex Videoconference by:
· · · · · · · · · · · ·Diane DeMarsh, CER No. 1654
·

·

·

·

·

·

ZHM Hearing
April 17, 2023

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

ZHM Hearing
April 17, 2023

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



·1· continued by the applicant to the May 15, 2023 ZHM Hearing.

·2· · · · · · Item A.8, PD 22-1390.· This application is being

·3· continued by Staff to the May 15, 2023 Zoning Hearing Master

·4· Hearing.

·5· · · · · · Item A.9, PD 22-1497.· This application is being

·6· withdrawn from the ZHM process.

·7· · · · · · Item A.10 PD 22-1503.· This application is out of

·8· order to be heard and is being continued to the May 15, 2023 ZHM

·9· Hearing.

10· · · · · · Item A.11, Major Mod 22-1510.· This application is

11· being continued by the applicant to the May 15, 2023 ZHM

12· Hearing.

13· · · · · · Item A.12, Major Mod 22-1543.· This application is out

14· of order to be heard and is being continued to the

15· August 21, 2023 ZHM Hearing.

16· · · · · · Item A.13, PD 22-1577.· This application is out of

17· order to be heard and is being continued to the May 15, 2023 ZHM

18· Hearing.

19· · · · · · Item A.14, Major Mod 22-1637.· This application is out

20· of order to be heard and is continued to the May 15, 2023 ZHM

21· Hearing.

22· · · · · · Item A.15, 22-1638.· This application is out of order

23· to be heard and is being continued to the May 15, 2023 ZHM

24· Hearing.

25· · · · · · Item A.16, Major Mod 1639.· This application is being

ZHM Hearing
April 17, 2023

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

ZHM Hearing
April 17, 2023

U.S. Legal Support | www.uslegalsupport.com 10
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·1· continued by the applicant to the May 15, 2023 ZHM Hearing.

·2· · · · · · Item A.17, PD 22-1647.· This application is out of

·3· order to be heard and is being continued to the May 15, 2023 ZHM

·4· Hearing.

·5· · · · · · Item A.18, PD 22-1688.· This application is being

·6· continued by the applicant to the May 15, 2023 Zoning Hearing

·7· Master Hearing.

·8· · · · · · Item A.19, PD 22-1701.· This application is out of

·9· order to be heard and is being continued to the May 15, 2023 ZHM

10· Hearing.

11· · · · · · Item A.20, PD 22-1703.· This application is being

12· continued by the applicant to the May 15, 2023 ZHM Hearing.

13· · · · · · And lastly, Item PD or A.21, PD 23-0041.· This

14· application is being continued by the applicant to the

15· May 15, 2023 ZHM Hearing.

16· · · · · · And that concludes the agenda.

17

18· · · · · · HEARING MASTER:· All right.· Thank you so much.  I

19· appreciate it.· Let me start by going over our hearing

20· procedures.· Our hearing today consists of agenda items that

21· require a public hearing by a zoning hearing master.· I'll

22· conduct a hearing on each agenda item and we'll file a

23· recommendation within 15 business days following tonight's

24· hearing.· Those recommendations are then sent to the Board of

25· County Commissioners who make the final decision on each item.

ZHM Hearing
April 17, 2023

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

ZHM Hearing
April 17, 2023

U.S. Legal Support | www.uslegalsupport.com 11
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·1· · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS
·2

·3· ------------------------------X
· · · · · · · · · · · · · · · · · )
·4· IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
·5· ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
·6· · · · · · · · · · · · · · · · )
· · ------------------------------X
·7

·8· · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·9

10· · · · · · · · ·BEFORE:· · · · PAMELA JO HATLEY
· · · · · · · · · · · · · · · · · Land Use Hearing Master
11
· · · · · · · · · ·DATE:· · · · · Monday, March 20, 2023
12
· · · · · · · · · ·TIME:· · · · · Commencing at 6:00 p.m.
13· · · · · · · · · · · · · · · · Concluding at 8:08 p.m.

14· · · · · · · · ·PLACE:· · · · ·Hillsborough County Board of
· · · · · · · · · · · · · · · · · County Commissioners
15· · · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · · · 2nd Floor Boardroom
16· · · · · · · · · · · · · · · · Tampa, Florida 33601

17

18· · · · · · · · · · · ·Reported in person by:

19· · · · · · · · · ·Brittany Bridges, CER No. 1607
· · · · · · · · · · · · · ·U.S. Legal Support
20· · · · · · · · ·4200 West Cypress Street, Suite 750
· · · · · · · · · · · · · Tampa, Florida 33607
21· · · · · · · · · · · · · · (813)223-7321

22

23

24

25

Hillsborough County – ZHM Hearings Hearing
March 20, 2023

U.S. LEGAL SUPPORT, INC
713-653-7100

Hillsborough County – ZHM Hearings Hearing
March 20, 2023 1

U.S. LEGAL SUPPORT, INC
713-653-7100



·1· · · ·application is out of order to be heard and is being

·2· · · ·continued to the April 17, 2023 Zoning Hearing Master

·3· · · ·Hearing.

·4· · · · · · Item A15, Rezoning PD 22-1577.· This application is

·5· · · ·out of order to be heard and is being continued to the

·6· · · ·April 17, 2023 Zoning Hearing Master Hearing.

·7· · · · · · Item A16, Major Mod Application 22-1637.· This

·8· · · ·application is out of order to be heard and is being

·9· · · ·continued to the April 17, 2023 Zoning Hearing Master

10· · · ·Hearing.

11· · · · · · Item A17, Major Mod Application 22-1638.· This

12· · · ·application is being continued by the applicant to the

13· · · ·April 17, 2023 Zoning Hearing Master Hearing.

14· · · · · · Item A18, Major Mod Application 22-1639.· This

15· · · ·application is out of order to be heard and is being

16· · · ·continued at the April 17, 2023 Zoning Hearing Master

17· · · ·Hearing.

18· · · · · · Item A19, Rezoning PD 22-1640.· This application is

19· · · ·out of order to be heard and is being continued to the

20· · · ·April 17, 2023 Zoning Hearing Master Hearing.

21· · · · · · Item A20, Rezoning PD 22-1647.· This application is

22· · · ·out of order to be heard and is being continued to the

23· · · ·April 17, 2023 Zoning Hearing Master Hearing.

24· · · · · · Item A21, Rezoning Standard 22-1654.· This application

25· · · ·is being -- is being continued by Staff to the May 15, 2023

Hillsborough County – ZHM Hearings Hearing
March 20, 2023

U.S. LEGAL SUPPORT, INC
713-653-7100

Hillsborough County – ZHM Hearings Hearing
March 20, 2023 9

U.S. LEGAL SUPPORT, INC
713-653-7100
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· · · · · · · · · · ·HILLSBOROUGH COUNTY, FLORIDA

· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS

·

·

· · ------------------------------X

· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · PAMELA JO HATLEY
· · · · · · · · · · · · · · ·Land Use Hearing Master
·

· · · · · · · DATE:· · · · · Monday, February 20, 2023

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 8:11 p.m.
·

· · · · · · · LOCATION:· · · Hillsborough County Planning
· · · · · · · · · · · · · · ·Commission Board Room-2nd Floor
· · · · · · · · · · · · · · ·601 East Kennedy Boulevard
· · · · · · · · · · · · · · ·Tampa, Florida 36602
·

·

·

· · · · · · ·Reported via Cisco Webex Videoconference by:
· · · · · · · · · · · · ·Samantha Kozlowski, CER
·

·

·

ZHM Hearing
February 20, 2023

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

ZHM Hearing
February 20, 2023

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



·1· · · · · · Item A.23, rezoning PD 22-1604.· This application is

·2· being continued by the applicant to the March 20, 2023 Zoning

·3· Hearing Master Hearing.

·4· · · · · · Item A.24, rezoning PD 22-1636.· This application is

·5· being withdrawn from the zoning hearing master process.

·6· · · · · · Item A.25, rezoning PD 22-1637.· This application is

·7· out of order to be heard and is being continued to the

·8· March 20, 2023 Zoning Hearing Master Hearing.

·9· · · · · · Item A -- A.26, major mod application 22-1638.· This

10· application is being continued by the applicant to the

11· March 20, 2023 Zoning Hearing Master Hearing.

12· · · · · · Item A.27, major mod application 22-1639.· This

13· application is out of order to be heard and is being continued

14· to the March 20, 2023 Zoning Hearing Master Hearing.

15· · · · · · Item A.28, rezoning PD 22-1640.· This application is

16· out of order to be heard and is being continued to the

17· March 20, 2023 Zoning Hearing Master Hearing.

18· · · · · · Item A.29, rezoning PD 22-1647.· This application is

19· out of order to be heard and is being continued to the

20· March 20, 2023 Zoning Hearing Master Hearing.

21· · · · · · Item A.30, rezoning standard 22-1654.· This

22· application is being continued by staff to the March 20, 2023

23· Zoning Hearing Master Hearing.

24· · · · · · And the last item, A.31, rezoning standard 22-1681.

25· This application is out of order to be heard and is being

ZHM Hearing
February 20, 2023

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

ZHM Hearing
February 20, 2023

U.S. Legal Support | www.uslegalsupport.com 9
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HEARING MASTER:    Susan Finch      PAGE:  1 of  1  

  

 

F:\Groups\WPODOCS\Zoning\Hearing Forms\Hearing – Exhibit List 

APPLICATION # SUBMITTED BY EXHIBITS SUBMITTED HRG. MASTER 
YES OR NO 

RZ 22-0203 Susan Swift 1.  Applicant Presentation Packet No 

RZ 23-0330 Todd Pressman 1.  Applicant Presentation Packet No 

RZ 23-0351 Todd Pressman 1.  Applicant Presentation Packet No 

RZ 23-0469 Dallas Evans 1.  Applicant Presentation Packet No 

RZ 22-1390 Kami Corbett 1.  Applicant Presentation Packet No 

RZ 22-1390 Steve Henry 2.  Applicant Presentation Packet No 

MM 22-1639 Michelle Heinrich 1.  Revised Staff Report Yes (copy) 

MM 22-1639 Jaime Maier 2.  Applicant Presentation Packet No 

MM 22-1639 John D. Hooker 3.  Opponent Presentation Packet No 

RZ 22-1701 Colin Rice 1.  Applicant Presentation Packet No 

RZ 23-0041 Michelle Heinrich 1.  Revised Staff Report Yes (copy) 

RZ 23-0041 Isabelle Albert 2.  Applicant Presentation Packet No 

RZ 23-0041 John Regan 3.  Proponent Presentation Packet No 

RZ 23-0041 Gil Martinez 4.  Proponent Presentation Packet No 
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Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



Received March 14, 2023 
Development Services

22-1639



1

Rome, Ashley

From: Hearings
Sent: Friday, March 17, 2023 9:56 AM
To: Rome, Ashley
Subject: FW: App. No.: MM 22-1639
Attachments: Letter from John Hooker rezoning Masonic Park - SIGNED.pdf

 
From: Santos Morales <Santos.Morales@enterprisinglatinas.org>  
Sent: Thursday, March 16, 2023 7:09 PM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Cc: jdh@johndhooker.com 
Subject: App. No.: MM 22-1639 
 

  

External email: Use caution when clicking on links, opening attachments or replying to this email.  

 
Attached please find five letters from community members opposing the rezoning modification.  
 

Best wishes,  

 

Santos  

 

 

This transmission may contain information that is privileged, confidential, and/or exempt from 
disclosure under applicable law. If you are not the intended recipient, you are hereby notified that any 



2

disclosure, copying, distribution, or use of the information contained herein (including any reliance 
thereon) is STRICTLY PROHIBITED. If you received this transmission in error, please immediately 
contact the sender and destroy the material in its entirety, whether in electronic or hard copy format. 
Thank you. 



Received March 17, 2023 
Development Services

22-1639



Received March 17, 2023 
Development Services

22-1639



Received March 17, 2023 
Development Services

22-1639



Received March 17, 2023 
Development Services

22-1639



Received March 17, 2023 
Development Services

22-1639



Received March 17, 2023 
Development Services

22-1639



Received March 17, 2023 
Development Services

22-1639



Received March 17, 2023 
Development Services

22-1639



Received March 17, 2023 
Development Services

22-1639



Received March 17, 2023 
Development Services

22-1639



1

Rome, Ashley

From: Hearings
Sent: Monday, April 10, 2023 2:11 PM
To: Rome, Ashley
Subject: FW: App. No.: MM 22-1639  letters from community
Attachments: letters from community1-12 04102023.pdf

 
 
 
From: Masonic Park and Youth Camp <masonicparkmanager@outlook.com>  
Sent: Monday, April 10, 2023 11:33 AM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: App. No.: MM 22-1639 letters from community 
 
 
External email: Use caution when clicking on links, opening attachments or replying to this email.  
 
Attached please find letters from community members in favor of  the rezoning modification. 
 

 
David B. Brigham 
Park Manager 
Masonic Park and Youth Camp Inc. 
Office Phone (813) 634-1220 
Cell Phone (813) 830-8863 
 



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639
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Rome, Ashley

From: Hearings
Sent: Monday, April 10, 2023 2:12 PM
To: Rome, Ashley
Subject: FW: App. No.: MM 22-1639  letters from community 
Attachments: letters from community 13 - 24 04102023.pdf

 
 
From: Masonic Park and Youth Camp <masonicparkmanager@outlook.com>  
Sent: Monday, April 10, 2023 11:49 AM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: App. No.: MM 22-1639 letters from community  
 
 
External email: Use caution when clicking on links, opening attachments or replying to this email.  
 
Attached please find letters from community members in favor of  the rezoning modification. 
 
 

 
David B. Brigham 
Park Manager 
Masonic Park and Youth Camp Inc. 
Office Phone (813) 634-1220 
Cell Phone (813) 830-8863 
l 



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639
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Rome, Ashley

From: Hearings
Sent: Monday, April 10, 2023 2:12 PM
To: Rome, Ashley
Subject: FW: App. No.: MM 22-1639  letters from community 
Attachments: letters from community 25 - 36 04102023.pdf

 
 
From: Masonic Park and Youth Camp <masonicparkmanager@outlook.com>  
Sent: Monday, April 10, 2023 11:50 AM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: App. No.: MM 22-1639 letters from community  
 
 
External email: Use caution when clicking on links, opening attachments or replying to this email.  
 
Attached please find letters from community members in favor of  the rezoning modification. 
 

 
David B. Brigham 
Park Manager 
Masonic Park and Youth Camp Inc. 
Office Phone (813) 634-1220 
Cell Phone (813) 830-8863 
 



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
Development Services

22-1639



Received April 10, 2023 
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Rome, Ashley

From: Hearings
Sent: Monday, April 10, 2023 2:14 PM
To: Rome, Ashley
Subject: FW: App. No.: MM 22-1639  letters from community 
Attachments: letters from community 37 - 48 04102023.pdf

 
 
From: Masonic Park and Youth Camp <masonicparkmanager@outlook.com>  
Sent: Monday, April 10, 2023 11:54 AM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: App. No.: MM 22-1639 letters from community  
 
 
External email: Use caution when clicking on links, opening attachments or replying to this email.  
 
Attached please find letters from community members in favor of  the rezoning modification. 
 

 
David B. Brigham 
Park Manager 
Masonic Park and Youth Camp Inc. 
Office Phone (813) 634-1220 
Cell Phone (813) 830-8863 
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Rome, Ashley

From: Hearings
Sent: Monday, April 10, 2023 2:14 PM
To: Rome, Ashley
Subject: FW: App. No.: MM 22-1639  letters from community 
Attachments: letters from community 49 - 59 04102023.pdf

 
 
From: Masonic Park and Youth Camp <masonicparkmanager@outlook.com>  
Sent: Monday, April 10, 2023 11:54 AM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: App. No.: MM 22-1639 letters from community  
 
 
External email: Use caution when clicking on links, opening attachments or replying to this email.  
 
Attached please find letters from community members in favor of  the rezoning modification. 
 

 
David B. Brigham 
Park Manager 
Masonic Park and Youth Camp Inc. 
Office Phone (813) 634-1220 
Cell Phone (813) 830-8863 
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Rome, Ashley

From: Hearings
Sent: Tuesday, March 28, 2023 8:16 AM
To: Rome, Ashley
Subject: FW: (WEB mail) - Masonic Youth and Rv Park

 
 
From: formstack@hillsboroughcounty.org <formstack@hillsboroughcounty.org>  
Sent: Saturday, March 25, 2023 1:48 PM 
To: Commissioner District 4 <ContactDistrict4@hillsboroughcounty.org> 
Subject: (WEB mail) - Masonic Youth and Rv Park 
 

The following Commissioner(s) received a direct copy of this email: 

4 | Commissioner Michael Owen (District 4) 

Date and Time Submitted: Mar 25, 2023 1:48 PM 

Name: Kelly morgan 

Address: 3340 Ridge Rd 
Wimauma, FL 33598-7218 

Phone Number: (813) 732-4526 

Email Address: morgansrvrepair@yahoo.com 

Subject: Masonic Youth and Rv Park 

Message: I am writing you today to request your help with the above park and the zoning application 
22MM1639. The Masonic Park has been in operation for many years. Two years ago, now going into the 3rd, 
the county zoning shut down the use of their rv sites by a lot of sites. They have been in the process of 
obtaining all the correct permits and requirements being asked for. My request is this. This park provides quite 
a bit of "snowbird" revenue into this mostly under served area of Hillsborough County. These patrons that 
come yearly and stay here spend a lot of money at all the small and local businesses as well as the large 
businesses. They attend a lot of county events, go to our beaches, shop in our stores, dine in all our 
restraunts. We have all lost out on that important income in the most trying of times during covid and inflation 
at every turn. Masonic park was some of our first customers when we started doing business over 20 years 
ago. They have become family at this point. Not only is the county cutting much needed revenue for our area, 
they are making it easier for developers to ruin some of the last natural habitation for our wildlife and along our 
beautiful river. j 
I understand there are a few disgruntled past members fueling this endeavor that will ultimately ruin it for a 



2

large amount of residents, business owners and families in this area and surrounding areas. This park offers 
summer camps, boy scout outings, music events, mud runs, halloween and christmas events that the families 
attend that are safe and wholesome all surrounded by beautiful nature.  
Can you please on all our behalfs help us preserve what is here for future use and future residents. The park is 
asking no more than to use the sites already there and have been for several years, they are not asking to 
make it into another asphalt parking lot or developement. PLEASE help us.....I dont know what you can do but 
please help in any way you can. Or come to the park and see for yourself what they do. The masons provide 
endless service to our communities state wide. Please help. 

 

1083657909 

Mozilla/5.0 (X11; CrOS x86_64 14541.0.0) AppleWebKit/537.36 (KHTML, like Gecko) Chrome/110.0.0.0 Safari/537.36 
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Rome, Ashley

From: Hearings
Sent: Friday, May 12, 2023 8:33 AM
To: Rome, Ashley; Timoteo, Rosalina; Ball, Fred (Sam)
Subject: FW: MM 22-1639
Attachments: Support Letters 5-11-23.pdf

From: ericbbade@yahoo.com <ericbbade@yahoo.com>  
Sent: Thursday, May 11, 2023 11:07 PM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: MM 22-1639 

External email: Use cau on when clicking on links, opening a achments or replying to this email. 

Addi onal support le ers.

W Eric Bade 
Secretary 
Masonic Park and Youth Camp 
813-310-3254 



Received May 12, 2023 
Development Services
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22-1639
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Rome, Ashley

From: Hearings
Sent: Monday, May 22, 2023 8:05 AM
To: Rome, Ashley; Timoteo, Rosalina; Ball, Fred (Sam)
Subject: FW: MM 22-1639
Attachments: Support Letters 5-20-23.pdf

From: ericbbade@yahoo.com <ericbbade@yahoo.com>  
Sent: Saturday, May 20, 2023 8:33 PM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: MM 22-1639 

External email: Use cau on when clicking on links, opening a achments or replying to this email. 

Good Morning! 

Addi onal le ers of support for MM 22-1639. 

Thanks! 

W Eric Bade 
Secretary 
Masonic Park and Youth Camp 
813-310-3254 

From: Hearings <Hearings@HillsboroughCounty.ORG>  
Sent: Friday, May 12, 2023 8:36 AM 
To: ericbbade@yahoo.com
Subject: RE: MM 22-1639 

Good Morning Mr. Bade, 

Thank you for contacting Hillsborough County. Please note that this application is being continued to the 
06/20/2023 ZHM Hearing at the Board of County Commissioners Boardroom, 2nd Floor of the County Center located at 
601 E Kennedy Blvd, Tampa, FL 33602 at 6:00pm.   

We will enter your comments included in your email into the 22-1639 application’s record.  Please be advised, if you 
have any further comments or materials to be entered into the records, these must be received by email 
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(Hearings@HillsboroughCounty.org) by the cutoff date (6/15/2023 by 5:00 p.m.) or if after the cutoff date, must be in 
person or by proxy at the hearing.  Materials cannot be submitted at the hearing through virtual participation. 

If you wish to attend the hearing either in person or by virtual participation, please register one week before the 
hearing at the following link http://hcflgov.net/SpeakUp. You can register up to 30 minutes prior to the start of the 
hearing. 

PGM Store Instructions: 
For your convenience, please be aware that the staff reports and all application records may be viewed on our 
website.  We have attached the instructions to access the PGM Store.  To review all application records on our website 
please turn off your Pop-Up Blocker before you log in. Click on the next link https://www.hillsboroughcounty.org/pgm
to enter the PGM Store. Click on ENTER PGM STORE. The username and password are public. Double-click on Document 
Repository. To access the information, please enter the tracking number in the box that reads APP/Permit/Tracking #, 
or by address or folio #, then click Query. A blue bar will pop up with the Application number, Folio ID, Permit type & 
Current Status. Double-click on the bar to access the documents. Scroll down the page and you will find all the 
documents you are looking for. The Tracking, in this case, would be 22-1639.

If you need further information regarding this application, please contact Sam Ball at ballf@hillsboroughcounty.org, who 
is the planner for this application. If you have other questions such as how to participate in the rezoning process, please 
let me know.  

Best regards, 

Clare Odell
Planning & Zoning Technician 
Development Services Department (DSD) 

P: (813) 276-8680 | VoIP: 39680 
M: (813) 272-5600 
E: odellcl@hillsboroughcounty.org
W: HillsboroughCounty.Org

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: ericbbade@yahoo.com <ericbbade@yahoo.com>  
Sent: Thursday, May 11, 2023 11:07 PM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: MM 22-1639 

External email: Use cau on when clicking on links, opening a achments or replying to this email. 

Addi onal support le ers.

W Eric Bade 
Secretary 
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Masonic Park and Youth Camp 
813-310-3254 
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Rome, Ashley

From: Hearings
Sent: Thursday, June 15, 2023 4:22 PM
To: Rome, Ashley; Timoteo, Rosalina; Ball, Fred (Sam)
Subject: FW: MM 22-1639
Attachments: Support Letters 6-15-23.pdf; Support Letters 5-12-23.pdf

From: ericbbade@yahoo.com <ericbbade@yahoo.com>  
Sent: Thursday, June 15, 2023 3:37 PM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: MM 22-1639 

External email: Use cau on when clicking on links, opening a achments or replying to this email. 

Addi onal support le ers Clare; last set it seems.

Thanks for your work on this. 

Eric Bade 
Secretary 
Masonic Park and Youth Camp 
813-310-3254 

From: Hearings <Hearings@HillsboroughCounty.ORG>  
Sent: Friday, May 12, 2023 8:36 AM 
To: ericbbade@yahoo.com
Subject: RE: MM 22-1639 

Good Morning Mr. Bade, 

Thank you for contacting Hillsborough County. Please note that this application is being continued to the 
06/20/2023 ZHM Hearing at the Board of County Commissioners Boardroom, 2nd Floor of the County Center located at 
601 E Kennedy Blvd, Tampa, FL 33602 at 6:00pm.   

We will enter your comments included in your email into the 22-1639 application’s record.  Please be advised, if you 
have any further comments or materials to be entered into the records, these must be received by email 
(Hearings@HillsboroughCounty.org) by the cutoff date (6/15/2023 by 5:00 p.m.) or if after the cutoff date, must be in 
person or by proxy at the hearing.  Materials cannot be submitted at the hearing through virtual participation. 
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If you wish to attend the hearing either in person or by virtual participation, please register one week before the 
hearing at the following link http://hcflgov.net/SpeakUp. You can register up to 30 minutes prior to the start of the 
hearing. 

PGM Store Instructions: 
For your convenience, please be aware that the staff reports and all application records may be viewed on our 
website.  We have attached the instructions to access the PGM Store.  To review all application records on our website 
please turn off your Pop-Up Blocker before you log in. Click on the next link https://www.hillsboroughcounty.org/pgm
to enter the PGM Store. Click on ENTER PGM STORE. The username and password are public. Double-click on Document 
Repository. To access the information, please enter the tracking number in the box that reads APP/Permit/Tracking #, 
or by address or folio #, then click Query. A blue bar will pop up with the Application number, Folio ID, Permit type & 
Current Status. Double-click on the bar to access the documents. Scroll down the page and you will find all the 
documents you are looking for. The Tracking, in this case, would be 22-1639.

If you need further information regarding this application, please contact Sam Ball at ballf@hillsboroughcounty.org, who 
is the planner for this application. If you have other questions such as how to participate in the rezoning process, please 
let me know.  

Best regards, 

Clare Odell
Planning & Zoning Technician 
Development Services Department (DSD) 

P: (813) 276-8680 | VoIP: 39680 
M: (813) 272-5600 
E: odellcl@hillsboroughcounty.org
W: HillsboroughCounty.Org

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: ericbbade@yahoo.com <ericbbade@yahoo.com>  
Sent: Thursday, May 11, 2023 11:07 PM 
To: Hearings <Hearings@HillsboroughCounty.ORG> 
Subject: MM 22-1639 

External email: Use cau on when clicking on links, opening a achments or replying to this email.  

Addi onal support le ers.

W Eric Bade 
Secretary 
Masonic Park and Youth Camp 
813-310-3254 
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