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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Shree Kulkarni

FLU Category: SMU-6

Service Area: Urban

Site Acreage: 17.04

Community Plan Area: Riverview

Overlay: None

Introduction Summary:
This is a request to rezone three parcels to Planned Development (PD) to develop multi-family housing on the 
property. Two development options with differing residential dwelling types are proposed in the request to give the 
applicant flexibility. Option one proposes townhome dwellings, each on their own platted lot and option two proposes 
Cottage-Style multifamily dwellings developed on a single lot. The applicant will utilize the Residential Infill Density 
Bonus described in Objective 23 of the Future Land Use Plan to allow for a total of 123 dwelling units. 

Zoning: Existing Proposed
District(s) AR PD 18-1457 RSC-6 MH PD 23-0992

Typical General Use(s) Single-Family 
Residential/Agricultural

Single-Family 
Residential 

(Conventional Only)

Single-Family Residential 
(Conventional/Mobile 

Home)
Multi-family residential

Acreage ~6.8 ~9.6 ~.50 ~16.91

Density/Intensity 217,800 sf / DU 5.93 DU/GA 7,000 sf / DU 7.21 DU/GA
Mathematical 
Maximum* 1 DU 57 DU 0 DU 122 DU

*number represents a pre-development approximation 

Development 
Standards: Existing Proposed

District(s) AR PD 18-1457 RSC-6 MH PD 23-0992
Townhomes

PD 23-0992
Cottage Style Multi-Family

Lot Size / Lot Width 217,800 sf / 
150’ 5,000 sf / 50’ 7,000 sf 1,440 sf / 16’ N/A

Setbacks/Buffering 
and Screening

50’ Front
50’ Rear
25’ Sides

20’ Front
20’ Rear
5’ Sides

25’ Front
7.5’ Side
25’ Front

20’ Front
15’ Rear
5’ Sides

20’ Front
15’ Rear
5’ Sides

Height 50’ 35’ 35’ 27’ 20’

Additional Information:
PD Variation(s) None requested as part of this application
Waiver(s) to the Land Development Code None requested as part of this application
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Planning Commission Recommendation: 
Consistent 

Development Services Recommendation: 
Approvable, subject to proposed conditions 

 
2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

 

Context of Surrounding Area: 
The 16.91 +/- acre site is located on the north side of Symmes Road and is approximately 820 feet to west of US 
Highway 301. The site is in the Urban Service Area and within the Riverview Community Planning Area. It is primarily 
surrounded by mobile homes, single-family homes, and commercial uses located at the intersection of Symmes and 
US Highway 301 to the east. Adjacent to the east lies a stormwater pond maintained by Florida Department of 
Transportation (FDOT).  
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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: Suburban Mixed Use- 6 (SMU- 6) 

Maximum Density/F.A.R.: 6.0 dwelling units per gross acre 

Typical Uses: 

Residential, suburban scale neighborhood commercial, office uses, 
research corporate park uses, light industrial multi-purpose and clustered 
residential and/or mixed-use projects at appropriate locations. 
Neighborhood Commercial uses shall meet locational criteria or be part of 
larger mixed use planned development. Office uses are not subject to 
locational criteria.  
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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 PD 02-1239 90 dwelling units (3.81 
du/acre) 

Single-family 
conventional, mobile 

homes 
single-family conventional 

South 
AS- 1,  
RSC- 3,  

PD 13-0121 

1.0 du/acre 
.33 du/acre 

188 dwelling units 
(4.28 du/acre) 

Single-family 
conventional, mobile 

homes 

Single-family conventional, 
mobile home, church 

East  
RSC-6 (MH) 
RSC-9 (MH) 

AR 

.16 du/acre 

.11 du/acre 

.20 du/acre 

Single-family 
conventional, mobile 

homes 
Mobile Homes 

West RSC-6 (MH) .16 du/acre 
Single-family 

conventional, mobile 
homes 

Mobile Homes 
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2.0 LAND USE MAP SET AND SUMMARY DATA  
2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan) 

 

Development Option 1 - Townhomes 
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Development Option 2 – Cottage-Style Homes 
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT)  

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

Symmes Rd. County Collector - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Missouri Ave. County Local - 
Rural 

8 Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

Project Trip Generation 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 604 47 63 
Proposed 887 59 70 
Difference (+/1) +283 +12 +7 
*Trips reported are based on net new external trips unless otherwise noted.  
 
Connectivity and Cross Access 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North  None None Meets LDC 
South x None None Meets LDC 
East x None None Meets LDC 
West  None None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance 
Road Name/Nature of Request Type Finding 
Symmes Rd./Substandard Roadway Design Exception Requested Approvable 
Missouri Ave./Substandard Roadway Design Exception Requested Approvable 
Notes: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
☐ No 

 Yes 
 No  

 Yes 
☐ No 

 

Natural Resources  Yes 
☐ No 

 Yes 
 No 

 Yes 
☐ No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
☐ No 

 Yes 
 No 

 Yes 
 No 

 
 

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

Credit        
 Wellhead Protection Area                       

☐ Surface Water Resource Protection Area  

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

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

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

 Yes 
☐ No 

 Yes 
 No 

 Yes 
☐ No See Report 

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 
Townhouse (Fee estimate is based on a 1,500 s.f., 1-2 Story)                                                   
Mobility: $6,661       
Parks: $1,957                                                                         
School: $7,027                                                                       
Fire: $249                                                                               
Total per Townhouse: $15,894   
 
Multi-family (Fee estimate is based on a 1,200 s.f., 1-2 story)               
Mobility: $6,661  
Parks: $1,555                      
School: $3,891 
Fire: $249     
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Total per unit Multi-family: $12,356 
 
Single Family Detached (Fee estimate is based on a 2,000 s.f.)           
Mobility: $9,183                     
Parks: $2,145     
School: $8,227             
Fire: $335                        
Total per House: $19,890 

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  
 
This is a request to rezone a 17.04-acre tract from Planned Development 18-1457, Residential Single-Family 
Conventional-6 MH (RSC-6 MH), and Agricultural Rural (AR) to a Planned Development to allow the construction of a 
multi-family development. This application includes two development options to permit residential townhomes or 
cottage-style multi-family at 6.0 dwelling units per acre. The Residential Infill Density bonus has been applied to the 
project to allow up to 123 units or 7.2 dwelling units per acre.  
 
The subject property is located at 10508 Symmes Road and is within the Riverview Community Plan. The surrounding 
area is primarily residential in nature consisting of single-family conventional homes and mobile home neighborhoods 
at various densities. Commercial uses lie nearby to the east along US Highway 301 which includes convenience stores, 
a supermarket, restaurants, and other commercial uses.  
 
The property is located within the Urban Service Area. 
 
The applicant’s Planned Development proposes two development options for multi-family development at a maximum 
of 123 dwelling units. Option one would develop townhomes on the property with a maximum height of 27’ or 2-
stories. Townhome buildings would have up to 4 or 6 townhome units and would include garages. With this option, the 
property would be subdivided with a minimum lot size of 16’ x 90’. Option two would be to develop Cottage-style 
homes. These would be free-standing structures and be either 1-, 2-, or 3-bedroom units at maximum building height 
of 20’ or 1-story. Structures would include either one or two units, but the property would not be subdivided and 
would be developed as one property. Each cottage would have their own fenced backyard and be connected to 
sidewalks. For both options, a minimum 20’ building setback will be required along each property line.  
 
The buffer and screening requirements proposed for the development follow the typical code requirements for multi-
family developments and no variations or waivers were requested. The north, east, and western boundaries will have a 
5’ Type A buffer and screening and the south boundary will have a 15’ Type B buffer along Symmes Road. 
 
The subject property is designated as SMU-6 on the Future Land Use Plan. The proposed zoning is consistent with the 
Future Land Use Plan and is being supported by Planning Commission. Development Services does not have any 
compatibility concerns with the proposed Planned Development. The proposed residential density is appropriate to 
the area and is supported by nearby commercial uses. We find the buffer yard and screening standards will protect the 
adjacent residential uses from the proposed higher density development and will negate any potential negative 
impacts. The proposed maximum height for Development Option 1 is 27’. While the 2:1 setback requirement is not 
being met with this development option, the height is less than all standard residential zoning districts and represents 
the max height of the roofline. The applicant states the eaves of the structures will be lower. This will ensure the 
surrounding uses are not impacted by towering structures. In addition, the 2:1 setback requirement is being met in 
Development Option 2, which will have a maximum height of 20’.   
 
5.2 Recommendation      
 
Based on the above considerations, staff finds the proposed Planned Development district , subject to the conditions, 
approvable.  
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6.0 PROPOSED CONDITIONS  
 
Requirements prior to Certification: 

1. In the Lot Development Standards table, setbacks and building separations for corner lots shall be amended to 
match the front yard setback. 

2. Prior to site plan certification, developer replace site plan call outs stating “+/-5.0’ RIGHT-OF-WAY 
CONVEYANCE AREA (SEE CONDITIONS OF APPROVAL)” to “+/-5.0’ RIGHT-OF-WAY CORRIDOR PERSERVATION 
AREA (SEE CONDTIONS OF APPROVAL)”. 

 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
January 29th, 2024. 
 

1. The site shall be permitted two development options. Option one is approved for 123 multi-family townhome 
units; Option two is approved for 123 cottage-style multi-family units. The site shall be developed in 
accordance with the following design standards: 

 
a. Option One – Townhomes 

 
Minimum Front Setback 20 feet 
Minimum Side Setback 5 feet 
Minimum Rear Setback 15 feet 
Minimum Building Perimeter Setback  20 feet 
Minimum Lot Size  1,440 square feet 
Minimum Lot Width 16 feet 
Maximum Building Height 27 feet 

 
b. Option Two – Cottage-Style Multi-Family*  

 
Minimum Front Building Separation 15 feet 
Minimum Side Building Separation 10 feet 
Minimum Rear Building Separation 20 feet 
Minimum Building Perimeter Setback  20 feet 
Minimum Lot Size  NA 
Minimum Unit Size 550 square feet 
Maximum Building Height 20 feet 

*Cottage-Style Multi-Family shall be defined as free-standing units consisting of one, two, and three-bedroom 
units, with either one or two units attached. These cottages are not platted within individual lots and there is 
no minimum lot width or lot coverage standards; however, minimum building separation standards are 
included.  
 

2. The development shall adhere to the following buffer and screening standards: 
a. A 5’ Type A buffer shall be provided along the perimeter of the site, except along the southern 

boundary. Buffer shall include a 6’ privacy fence.  
b. A 15’ Type B Buffer shall be provided along Symmes Road 

3. All setbacks and buffers along the southern boundary will be taken from the ROW preservation line, including 
the 15’ landscape buffer.  

4. Buffers will not be platted as part of the lots and will be a separate tract owned and maintained by the HOA or 
similar entity.  
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5. The project shall be permitted one access connection on Symmes Rd and one access connection to Missouri 
Ave. as depicted on the PD site plan.  

6. If PD 23-0992 is approved, the County Engineer will approve a Design Exception (dated February 8, 2024) 
which was found approvable by the County Engineer (on February 9, 2024) for Missouri Ave. substandard road 
improvements. As Missouri Ave. is a substandard local roadway, the developer will be required to make the 
following improvements consistent with the approved Design Exception: 

a. Construct a TS-3 urban local roadway section from the project entrance to Poinsettia St. with a 5-foot 
sidewalk along the south side. 

b. Construct 5-foot sidewalk on the south side of the existing roadway section from Poinsettia St. to US 
Hwy 301.  

7. If PD 23-0992 is approved, the County Engineer will approve a Design Exception (dated February 8, 2024) 
which was found approvable by the County Engineer (on February 9, 2024) for Symmes Rd. substandard road 
improvements. As Symmes Rd. is a substandard collector roadway, the developer will be required to construct 
a 10-foot wide sidewalk along the project frontage. 

8. The existing right of way in the vicinity of the project appears to be sufficient to accommodate the future 2-
lane enhanced facility identified in the County Corridor Preservation Plan. However, at the time of site 
development, the developer will need to verify if there is sufficient right of way along the project’s frontage. If 
sufficient right of way exists, no additional right of way will be required to be preserved.  

9. The segment of unimproved Missouri Ave, between the project access point and the intersection with 
Poinsettia St., to be improved shall not be accepted for maintenance by the County. As such, the developer 
shall assume maintenance of said segment of roadway in perpetuity.  

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

11. Construction access shall be limited to those locations shown on PD site plan which are also proposed 
vehicular access connections. The developer shall include a note in each site/constructions plan submittal 
which indicates same.  

12. The presence of the wetlands to the northwest will not allow screening to be placed within them. Existing 
vegetation can be used to meet screening requirements, or if no vegetation or insufficient vegetation, 
screening to be placed outside of the wetland setback.  

13. The subject property shall be subject to the parking requirements of Section 6.05.02 of the Hillsborough 
County Land Development Code.  

14. 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.  

15. 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. 

16. Any interim agricultural operations shall not result in the destruction of trees or the natural plant community 
vegetation on the property. Any application to conduct land alteration activities on the property must be 
submitted to the Natural Resources Team of the Planning and Growth Management Department for review 
and approval. Use of the agricultural exemption provision to the Land Alteration regulations is prohibited. 

17. 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. 

18. The construction and location of any proposed environmental impacts are not approved by this rezoning 
application but shall be reviewed by Natural Resources staff through the site and subdivision development 
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plan process pursuant to the Land Development Code.
19. 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. 

20. 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. 

21. 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). 

22. 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.

23. If the notes and/or graphics on the site plan are in conflict with specific zoning conditions and/or the Land 
Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically 
conditioned otherwise.  References to development standards of the LDC in the above-stated conditions shall 
be interpreted as the regulations in effect at the time of preliminary site plan/plat approval.

24. The development of the project shall proceed in strict accordance with the terms and conditions contained in 
the Development Order, the General Site Plan, the land use conditions contained herein, and all applicable 
rules, regulations, and ordinances of Hillsborough County.

25. 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: 

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

1. The development is utilizing the Residential Infill Density bonus described in the Future Land Use Plan. The 
density bonus will allow them to calculate the number of dwelling units at a higher density within the area that 
is 660’ from the frontage of Symmes Road. Future Land Use designation SMU-6 allows up to 6 dwelling units 
per acre; however, the density bonus gives an additional 3 dwelling units per acre within the described area. 
This will allow them to add an additional 22 units to the project for a maximum 123 units.   
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 2/09/2024 
REVIEWER: Richard Perez, AICP     AGENCY/DEPT: Transportation 
PLANNING AREA/SECTOR:  RV/South   PETITION NO:  PD 23-0992 
  

  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 conditions. 
 
 
CONDITIONS OF APPROVAL 
 The project shall be permitted one access connection on Symmes Rd and one access connection to 

Missouri Ave. as depicted on the PD site plan.   
 
 If PD 23-0992 is approved, the County Engineer will approve a Design Exception (dated February 8, 

2024) which was found approvable by the County Engineer (on February 9, 2024) for Missouri Ave. 
substandard road improvements. As Missouri Ave. is a substandard local roadway, the developer will 
be required to make the following improvements consistent with the approved Design Exception: 

a. Construct a TS-3 urban local roadway section from the project entrance to Poinsettia St. 
with a 5-foot sidewalk along the south side.  

b. Construct 5-foot sidewalk on the south side of the existing roadway section from Poinsettia 
St. to US Hwy 301. 
 

 If PD 23-0992 is approved, the County Engineer will approve a Design Exception (dated February 8, 
2024) which was found approvable by the County Engineer (on February 9, 2024) for Symmes Rd. 
substandard road improvements. As Symmes Rd. is a substandard collector roadway, the developer 
will be required to construct a 10-foot wide sidewalk along the project frontage. 
 

 The existing right of way in the vicinity of the project appears to be sufficient to accommodate the 
future 2-lane enhanced facility identified in the County Corridor Preservation Plan. However, at the 
time of site development, the developer will need to verify if there is sufficient right of way along the 
project's frontage.  If sufficient right of way exists, no additional right of way will be required to be 
preserved. 

 
 The segment of unimproved Missouri Ave, between the project access point and the intersection with 

Poinsettia St., to be improved shall not be accepted for maintenance by the County. As such, the 
developer shall assume maintenance of said segment of roadway in perpetuity. 

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

pedestrian access may be permitted anywhere along the project boundaries. 
 

 Construction access shall be limited to those locations shown on PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each site/construction 
plan submittal which indicates same. 
 

 



OTHER CONDITIONS: 
 Prior to site plan certification, developer replace site plan call outs stating “+/-5.0’ RIGHT-OF-WAY 

CONVEYANCE AREA (SEE CONDITIONS OF APPROVAL)” to “+/-5.0’ RIGHT-OF-WAY 
CORRIDOR PRESERVATION AREA (SEE CONDITIONS OF APPROVAL”. 

 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to rezone several parcels, totaling +/- 17.04 acres, from Planned Development 
(PD) 18-1457, Residential/Single-Family Conventional 6 (RSC-6), and Agricultural Residential (AR) to 
Planned Development to construct 123 multi-family or town home units. The site is located on the north 
side of Symes Rd., approximately 75 feet west of Warren Oaks Pl.  The Future Land Use designation is 
Suburban Mixed Use 6 (SMU-6) and Residential 4 (RES-4).   
 
Trip Generation Analysis 
The applicant submitted a trip generation and site access analysis as required by the Development Review 
Procedures Manual (DRPM).  Staff has prepared a comparison of the trips potentially generated under the 
existing and proposed zoning designations, utilizing a generalized worst-case scenario. Data presented 
below is based on the Institute of Transportation Engineer’s Trip Generation Manual, 11th Edition.  
 
Existing Zoning  

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak     
Hour Trips 

AM PM 
PD: 57 Single-Family Dwelling Units (ITE LUC 210) 538 42 56 
AR: 6 Single-Family Detached Units (ITE Code 210) 57 4 6 
RSC: 1 Single-Family Dwelling Units (ITE LUC 210) 9 1 1 

Subtotal: 604 47 63 

Proposed Rezoning 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak      
Hour Trips 

AM PM 
PD:123 Town Home Units (ITE 215) 887 59 70 

Trip Generation Difference 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak        
Hour Trips 

AM PM 
Difference (+)283 (+)12 (+)7 

The proposed PD rezoning is anticipated to increase the number of trips potentially generated by 
development on the site by 283 average daily trips, 12 a.m. peak hour trips, and 7 p.m. peak hour trips. 
 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
Symmes Road is a 2-lane, undivided, collector roadway characterized by +/- 22 feet of pavement in average 
condition.  The roadway lies within +/- 82 to 100 feet of right of way.  There are no bicycle facilities or 
paved shoulders along Symmes Road in the vicinity of the proposed project.  There are +/- 5 foot wide 
sidewalk along the north side of Symmes Road. 
 
According to the Hillsborough County Transportation Technical Manual a TS-7 rural collector roadway 
typical section has 12-foot lanes with 5-foot paved shoulders and sidewalks on both sides within a 
minimum of 96 feet of right-of-way.  The applicant has submitted a Section 6.04.02.B Administrative 
Variance request to waive improvements to the roadway.  The proposed administrative variance is 
discussed in greater detail under the section titled Requested Administrative Variance herein. 
 



Staff notes that the applicant’s proposed PD site plan proffers a new 10-foot-wide sidewalk, approximately 
520 feet in length, along the project’s frontage on Symmes Rd. 
 
Symmes Rd. is identified in the County Corridor Preservation Plan as a future 2-lane enhanced collector 
roadway.  As such a minimum of 97 feet of right-of-way may be required to construct a future TS-5, Urban 
Collector Roadway plus an 11-foot enhancement.  
 
Missouri Ave. is a 2-lane, substandard, local rural roadway.  The segment of right of way from the project 
access to Poinsettia St. is unimproved. The segment of roadway, from Poinsettia St. to US Hwy 301, is 
characterized by 10-foot wide travel lanes with no curb or paved shoulders, lying within a +/-50 foot right-
of-way width. There are no sidewalks.    
 
According to the Hillsborough County Transportation Technical Manual a TS-7 rural collector roadway 
typical section has 12-foot lanes with 5-foot paved shoulders and sidewalks on both sides within a 
minimum of 96 feet of right-of-way.  The applicant is proposing a design exception to construct the 
unimproved segment to the TS-3, urban local roadway standard, and construct a sidewalk from the project 
entrance to US Hwy 301. The proposed design exception is discussed in greater detail under the section 
titled Requested Design Exception herein. 
 
 
SITE ACCESS AND CONNECTIVITY 
The PD site plan proposes primary access on Symmes Rd. and a secondary access on Missouri Ave. 
 
The PD site plan indicates that the projects internal circulation between project access connection points 
and project residential units will be served by private drives as opposed to roadways. Staff notes that the 
proposed improvements to Missouri Ave., discussed in greater detail, herein include an approximately 160-
foot segment of unimproved County right-of-way. Said improvements will allow the project to take access 
to Missouri Ave. However, pursuant to Hillsborough County Comprehensive Plan Mobility Plan Policy 
4.1.4., the County cannot accept this segment of roadway improvement for maintenance as the 
improvement will only serve the project access and will not connect between two or more roadways defined 
as arterial, collector, or major local roads because the project’s internal circulation will be served by private 
drives.  As such a condition of approval that the developer shall be responsible for maintenance of the 
segment of roadway is proposed. 
 
As demonstrated by the site access analysis submitted by the applicant’s traffic engineer, the project does 
not meet warrants for site access improvements (i.e. turn lanes) at the project’s access connections.  
 
Notwithstanding anything shown in the PD site plan or in the PD conditions to the contrary, pedestrian 
access may be permitted anywhere along the project boundary consistent with the LDC. 
 
 
REQUESTED DESIGN EXCEPTION: MISSOURI AVE. 
As Missouri Ave. is a substandard local roadway, the applicant’s Engineer of Record (EOR) submitted a 
Design Exception request for the roadway (February 8, 2024) to determine the specific improvements that 
would be required by the County Engineer.  Based on factors presented in the Design Exception request, 
the County Engineer found the Design Exception request approvable (on February 9, 2024). The developer 
will be required to make the following improvements consistent with the approved Design Exception: 
 
a. Construct a TS-3 urban local roadway section from the project entrance to Poinsettia St. with a 5-foot 

sidewalk along the south side.  
 

b. Construct 5-foot sidewalk on the south side of the existing roadway section from Poinsettia St. to US 
Hwy 301. 

 
If this zoning is approved, the County Engineer will approve the Design Exception request. 
 



 
 
 
 
REQUESTED DESIGN EXCEPTION:  SYMMES RD. 
As Symmes Rd. is a substandard local roadway, the applicant’s Engineer of Record (EOR) submitted a 
Design Exception request for the roadway (February 8, 2024) to determine the specific improvements that 
would be required by the County Engineer.  Based on factors presented in the Design Exception request, 
the County Engineer found the Design Exception request approvable (on February 9, 2024). The developer 
will be required to construct a 10-foot-wide sidewalk along the project frontage on Symmes Rd. consistent 
with the approved Design Exception. 
 
 

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Missouri Ave. is not a regulated roadway in the Hillsborough County Level of Service (LOS) report. 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS 

SYMMES RD  US HWY 41 US HWY 301 D C 

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

 



From: Williams, Michael [WilliamsM@hcfl.gov]
Sent: Friday, February 9, 2024 3:29 PM
To: Steven Henry [shenry@lincks.com]
CC: brian@serenitycm.com; Elise Batsel [ebatsel@stearnsweaver.com]; Suzanne Walker 
[swalker@stearnsweaver.com]; Follin, Jared [FollinJ@hcfl.gov]; Perez, Richard 
[PerezRL@hcfl.gov]; Tirado, Sheida [TiradoS@hcfl.gov]; De Leon, Eleonor 
[DeLeonE@hcfl.gov]; PW-CEIntake [PW-CEIntake@hcfl.gov]
Subject: FW: RZ PD 23-0992 - Design Exceptions Review
Attachments: 23-0992 DEAdd 02-08-24_2.pdf; 23-0992 DEAdd 02-08-24_1.pdf

Importance: High

Steve,
I have found the attached two Design Exceptions (DE) for PD 23-0992 APPROVABLE.

Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hcfl.gov or 813-307-1707) after the BOCC approves the PD zoning or PD 
zoning modification related to below request. This is to obtain a signed copy of the DE/AV.

If the BOCC denies the PD zoning or PD zoning modification request, staff will request that you withdraw 
the AV/DE. In such instance, notwithstanding the above finding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the finding was predicated on a specific development program 
and site configuration which was not approved).

Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with 
your initial plat/site/construction plan submittal. If the project is already in preliminary review, then you 
must submit the signed document before the review will be allowed to progress. Staff will require 
resubmittal of all plat/site/construction plan submittals that do not include the appropriate signed 
AV/DE documentation.

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hcfl.gov

Mike

Michael J. Williams, P.E.
Director, Development Review
County Engineer
Development Services Department

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

1



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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe

Please note: All correspondence to or from this office is subject to Florida’s Public Records law.

From: Tirado, Sheida <TiradoS@hcfl.gov> 
Sent: Friday, February 9, 2024 1:28 PM
To: Williams, Michael <WilliamsM@hcfl.gov>
Cc: De Leon, Eleonor <DeLeonE@hcfl.gov>; Perez, Richard <PerezRL@hcfl.gov>
Subject: RZ PD 23-0992 - Design Exceptions Review
Importance: High

Hello Mike,

The attached DEs are approvable to me, please include the following people in your response.

shenry@lincks.com
brian@serenitycm.com
ebatsel@stearnsweaver.com
swalker@stearnsweaver.com
follinj@hcfl.gov
perezrl@hcfl.gov

Best Regards,

Sheida L. Tirado, PE (she/her/hers)
Transportation Review Manager
Development Services Department

P: (813) 276-8364
E: tirados@HCFLGov.net
W: HCFLGov.net

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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe

Please note: All correspondence to or from this office is subject to Florida’s Public Records law.
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Substandard Road, Symmes Road

Substandard Road, Symmes Road

Symmes Road

077076.0000, 077169.1201, 077169.1204, 077169.1002, and 077169.1164

Steven J. Henry, PE Lincks & Associates, Inc. 

PD 18-1457, AR, RSC-6 MH

23-0992
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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 

Symmes Rd. County Collector 
- Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Missouri Ave. County Local - 
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 604 47 63 
Proposed 887 59 70 
Difference (+/-) +283 +12 +7 
*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  None None Meets LDC 
South X None None Meets LDC 
East X 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 
Symmes Rd./Substandard Roadway Design Exception Requested Approvable 
Missouri Ave./Substandard Roadway Design Exception Requested Approvable 
Notes: 

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 See report. 
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Context 
 The subject 17.04 +/- acre site is located north of Symmes Road and east of Brussels Boy 

Lane. The site includes the east 50 feet of parcel 77169.1164 and the east 50 feet of 
parcel 77169.1002. 
 

 The site is located within the Urban Service Area and the limits of the Riverview 
Community Plan and the South Shore Areawide Systems Plan.  
 

 The subject property is designated as Suburban Mixed Use-6 (SMU-6) on the Future Land 
Use Map. Properties in the SMU-6 Future Land Use category can be considered for a 
maximum density of 6 dwelling units per gross acre and a maximum intensity of 0.25 FAR. 
The SMU-6 Future Land Use category is intended for urban/suburban in intensity and 
density of uses. Typical uses of SMU-6 include residential, suburban scale neighborhood 
commercial, office uses, research corporate park uses, light industrial multi-purpose and 
clustered residential and/or mixed use projects at appropriate locations. Office uses are 
not subject to locational criteria. Neighborhood Commercial uses shall meet established 
locational criteria for specific land use. Agricultural uses may be permitted pursuant to 
policies in the agricultural objective areas of the Future Land Use Element. 
 

 A portion of the subject property is also designated as Residential-4 (RES-4) on the Future 
Land Use Map. Properties in the RES-4 Future Land Use category can be considered for 
a maximum density of 4 dwelling units per gross acre and a maximum intensity of 0.25 
FAR. The RES-4 Future Land Use category is intended for low density residential 
development. Typical uses of RES-4 include residential, suburban scale neighborhood 
commercial, office uses, and multi-purpose projects. Non-residential uses shall meet 
locational criteria for specific land use. Agricultural uses may be permitted pursuant to 
policies in the agricultural objective areas of the Future Land Use Element. 

 
 To the south and east is the SMU-6 Future Land Use category. To the north and west is 

the Residential-4 (RES-4) category. Further east is the Residential-6 (RES-6) category. 
 

 The site is zoned Planned Development (PD) and Agricultural Rural (AR). To the south, 
north and southeast is PD zoning. Additionally, to the south is Residential - Single-Family 
Conventional (RSC-3), Agricultural - Single-Family (AS-1) and Agricultural - Single-Family 
Conventional (ASC-1) zoning. Residential - Single-Family Conventional (RSC-6) zoning 
is to the east and west. Additionally, to the west is Residential - Single-Family 
Conventional (RSC-9) zoning. 
 

 Single-family residential surrounds the site on all sides. To the east is public institutional 
and vacant land. To the south is public institutional, HOA / Common Property and multi-
family. To the west is HOA / Common Property. 

 
 The applicant is proposing to rezone from Agricultural Rural (AR) and Planned 

Development (PD) to a Planned Development for the maximum of 122 units with two 
development options: townhomes or cottage style multi-family. 
  

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. 
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Future Land Use Element 
 
Urban Service Area 
 
Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area 
with the goal that at least 80% of all population growth will occur within the USA during the 
planning horizon of this Plan.  Within the Urban Service Area, Hillsborough County will not impede 
agriculture. Building permit activity and other similar measures will be used to evaluate this 
objective.  

  
 Minimum Density 
 

Policy 1.2:  All new residential or mixed- use land use categories within the USA shall have a 
density of 4 du/ga or greater unless environmental features or existing development patterns do 
not support those densities.  

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

 
Policy 1.3: Within the USA and within land use categories permitting 4 du/ga or greater, new 
rezoning approvals for residential development of less than 75% of the allowable density of the 
land use category will be permitted only in cases where one or more of the following criteria are 
found to be meet:  
 

 Development at a density of 75% of the category or greater would not be compatible (as 
defined in Policy 1.4) and would adversely impact with the existing development pattern 
within a 1,000 foot radius of the proposed development;  

 Infrastructure (Including but not limited to water, sewer, stormwater and transportation) 
is not planned or programmed to support development.  

 Development would have an adverse impact on environmental features on the site or 
adjacent to the property.  

 The site is located in the Coastal High Hazard Area. 
 The rezoning is restricted to agricultural uses and would not permit the further subdivision 
for residential lots. 

 
 Policy 1.4: Compatibility is defined as the characteristics of different uses or activities or design 

which allow them to be located near or adjacent to each other in harmony. Some elements 
affecting compatibility include the following: height, scale, mass and bulk of structures, pedestrian 
or vehicular traffic, circulation, access and parking impacts, landscaping, lighting, noise, odor and 
architecture. Compatibility does not mean “the same as.” Rather, it refers to the sensitivity of 
development proposals in maintaining the character of existing development. 

 
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.   
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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:  

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  
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Policy 13.6: The County shall protect significant wildlife habitat, and shall prevent any further net 
loss of essential wildlife habitat in Hillsborough County, consistent with the policies in the 
Conservation and Aquifer Recharge Element and Land Development Code. 
 
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 and protect neighborhoods and communities, all new 
development must conform to the following policies. 

 
Policy 16.1: Established and planned neighborhoods and communities shall be protected by 
restricting incompatible land uses through mechanisms such as:   

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

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

a) the creation of like uses; or 
b) creation of complementary uses; or 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections 

 
Policy 16.7: Residential neighborhoods shall be designed to include an efficient system of internal 
circulation and street stub-outs to connect adjacent neighborhoods together. 
 
Policy 16.8: The overall density and lot sizes of new residential projects shall reflect the character 
of the surrounding area, recognizing the choice of lifestyles described in this Plan.  
 
Policy 16.10: Any density increase shall be compatible with existing, proposed, or planned 
surrounding development. Compatibility is defined as the characteristics of different uses or 
activities or design which allow them to be located near or adjacent to each other in harmony. 
Some elements affecting compatibility include the following: height, scale, mass and bulk of 
structures, pedestrian or vehicular traffic, circulation, access and parking impacts, landscaping, 
lighting, noise, odor and architecture. Compatibility does not mean “the same as.” Rather, it refers 
to the sensitivity of development proposals in maintaining the character of existing development. 
 
Policy 16.15: Single family detached, single family attached, and townhome residential 
development of 50 units or greater shall include gathering places in accordance with requirements 
of the Land Development Code. Community gathering places shall be provided in a proportionate 
manner based on the size of the project, density of dwelling units, amount of private open space 
in the project or other similar manner. A minimum square footage shall be established ensuring a 
functional gathering place for residential developments at or near the threshold of 50 units. 
Community gathering places shall not be required in residential subdivisions with platted lot sizes 
of 1/3 acre or greater. To ensure minimum density policies can be achieved or greater, minimum 
lot size reductions may be considered. Incentives for a higher quality of design of the gathering 
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places should be provided. The Land Development Code should address the location of gathering 
places to ensure compatibility with adjacent uses. Most community gathering places that do not 
require parking should be within walking distance of residences. The Land Development Code 
should include a process such as but not limited to variances or waivers to consider reductions in 
the gathering place requirement. 
 
Community Design Component 
 
Goal 1:  Plan a pattern of compact, livable and walkable neighborhoods and communities within 
the urban service area which are supported by locally-oriented employment, goods and services. 
(Continued) 
 
Objective 1-2:  Promote a variety of uses in order to create vitality and bring many activities of 
daily life within walking distances of homes. 
 
Policy 1-2.2: Require a mix of housing types and lot sizes within mixed use neighborhoods, 
emphasizing harmonious design and building type. 
 
5.0 NEIGHBORHOOD LEVEL DESIGN 
  
5.1 COMPATIBILITY  

 
Goal 12: Design neighborhoods which are related to the predominant character of the 
surroundings. 

 
Objective 12-1: New developments should recognize the existing community and be designed in 
a way that is compatible (as defined in FLUE policy 1.4) 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. 
 
ENVIRONMENTAL & SUSTAINABILITY SECTION 
 
Objective 3.5: Apply adopted criteria, standards, methodologies and procedures to manage and 
maintain wetlands and/or other surface waters for optimum fisheries and other environmental 
values in consultation with EPC. 
 
Policies: 3.5.1 Collaborate with the EPC to conserve and protect wetlands and/or other surface 
waters from detrimental physical and hydrological alteration. Apply a comprehensive planning-
based approach to the protection of wetland ecosystems assuring no net loss of ecological values 
provided by the functions performed by wetlands and/or other surface waters authorized for 
projects in Hillsborough County.   
 
3.5.2: Collaborate with the EPC through the land planning and development review processes to 
prohibit unmitigated encroachment into wetlands and/or other surface waters and maintain 
equivalent functions. 
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3.5.4: Regulate and conserve wetlands and/or other surface waters through the application of 
local rules and regulations including mitigation during the development review process. 
 
Objective 3.8: Manage flora, fauna, and uplands to ensure a healthy, functioning environment, 
economy, and quality of life. 
 
Policy 3.8.1:  Protect and conserve Significant Wildlife Habitat and ensure a no net loss of 
Essential Wildlife Habitat. 
 
Policy 3.8.2:  Continue to prohibit unmitigated encroachment into the 100-year floodplain to 
protect and conserve the functions and natural wildlife habitat attributes where they exist within 
the 100-year floodplains of rivers and streams as provided under local rules and regulations 
including mitigation as required. 
 
Policy 3.8.3:  Maintain local wildlife and wildlife habitat protection and management programs to 
protect native plants and wildlife. 
 
Policy 3.8.4:  Continue to apply adopted criteria, standards, methodologies, and procedures that 
require the development and implementation of management plans for Significant or Essential 
Wildlife Habitat determined to provide particularly valuable and manageable habitat qualities. 
 
Policy 3.8.5: Offsite preservation will not be permitted for field verified Significant Wildlife Habitat 
which is capable of being managed or restored onsite as a high-quality native plant community or 
communities, except in cases of overriding public interest (Per Governor and Cabinet Final Order 
AC-93-087). 
 
Objective 3.9: Manage natural preserves to ensure a healthy, functioning environment, economy, 
and quality of life. 
 
Policy 3.9.9:  Protect natural resources, coastal resources, publicly owned, or managed natural 
preserves from adverse impacts attributable to adjacent land uses. Continue to require 
development activities on adjacent properties to comply with adopted criteria, standards, 
methodologies, and procedures to prevent adverse impacts. 
 
Livable Communities Element – Southshore Areawide Systems Plan 
 
Economic Development Objective 
 
The SouthShore community encourages activities that benefits residents, employers, employees, 
entrepreneurs, and businesses that will enhance economic prosperity and improve quality of life. 
 
The community desires to pursue economic development activities in the following areas: 
1. Land Use/ Transportation  

a) Analyze, identify and market lands that are available for economic development, 
including: residential, commercial, office, industrial, agricultural (i.e., lands that 
already have development orders or lands that are not developable.)  

b) Recognize preferred development patterns as described in individual community 
plans and implement the communities’ desires to the greatest extent possible 
(including codification into the land development code). I.e., activity center, 
compatibility, design and form, pedestrian and bicycle/trail connectivity. 
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c) Utilize the Hillsborough County Competitive Sites Program to identify potential 
competitive sites (e.g. SouthShore Park DRI). 

d) Analyze potential new economic sites,(e.g. Port Redwing) based on development 
e) Support the potential Ferry Study and auxiliary services around Port Redwing 
f) Utilize Hillsborough County Post Disaster Redevelopment Plan 

 
LIVABLE COMMUNITIES ELEMENT:  RIVERVIEW COMMUNITY PLAN 
 
Vision Concept 
Physically, Riverview is a diverse community sharing the characteristics of both suburban and 
rural areas, loosely defined by historical development patterns and predominant land uses. The 
Advisory Committee and the Planning Team addressed these issues and illustrated their vision 
graphically by developing the “Riverview District Concept Map”.  See attached figure 10.  
It identifies distinct visions for the Riverfront, Downtown, Highway 301, Residential, Industrial, 
Open Space, and Mixed Use districts. These unique districts reflect community assets and guide 
development.  
 
1.  Highway 301 Corridor District Vision 
Visitors and residents know they have arrived in Riverview as they pass through gateway 
entrances. This is a mixed-use area with high densities and a variety of businesses.  The 
gateways are the beginning of a pleasant drive or walk along well-maintained, tree lined streets 
with center medians, bike lanes, sidewalks, crosswalks, adequate lighting and traffic signals.  
Strict traffic laws are enforced to protect the pedestrian and bicycle-friendly environment. The 
retail and commercial businesses have benefited from the redesign of the US 301 corridor. The 
historical buildings have been marked and maintained to indicate their historical importance. 
 
Goal 2: Reflect the vision of Riverview using the Riverview District Concept Map. The 
Riverview District Concept Map will illustrate the unique qualities and land uses related to 
distinct geographic areas identified as "districts". (see Figure 10) 
 
The following specific districts are incorporated into the Riverview District Concept Map. Require 
future development and redevelopment to comply with the adopted Riverview District Concept 
Map.  

1. Hwy 301 Corridor – Provide a safe, attractive and efficient corridor system that contributes 
to the character and economic well-being of the community and provides a sense of arrival. 

 
Goal 4: Provide safe, attractive, efficient multi-modal transportation, including vehicular, 
bicycle/pedestrian and transit. 
 
Goal 11: Interconnect districts and public places with concepts for walkability, particularly 
schools and parks.  

 Collaborate with private sector developers, government agencies and non-profit 
organizations to provide safe roadway, sidewalk and pathway connections, biking and 
equestrian linkages and other pedestrian amenities.  

 Provide sidewalks, pathways and/or trails wide enough (wider than 5 feet) for people to 
easily pass each other or travel side-by-side. 
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Staff Analysis of Goals Objectives and Policies: 
The  17.04 +/- acre subject site is located north of Symmes Road and east of Brussels Boy 
Lane. The site is located within the Urban Service Area and the limits of the Riverview 
Community Plan and the South Shore Areawide Systems Plan. The applicant is proposing 
a Planned Development for the maximum of 123 units with two development options: 
townhomes or cottage style multi-family. The updated site plan on January 29, 2024 shows 
that the proposed site includes the east 50 feet of parcel 77169.1164 and the east 50 feet 
of parcel 77169.1002. 
 
The subject site is located in the Urban Service Area where according to Objective 1 of the 
Future Land Use Element (FLUE), 80 percent of the county’s growth is to be directed. 
Policy 1.4 requires all new developments to be compatible with the surrounding area, 
noting that “Compatibility does not mean “the same as.” Rather, it refers to the sensitivity 
of development proposals in maintaining the character of existing development.” The 
subject site is proposing 1-2 story townhomes or multi-family residential which is 
consistent with the surrounding area which mostly consists of single-family residential 
and public institutional uses. 
 
The applicant is proposing to utilize the Residential Infill Density Bonus per Policy 23.5. 
The bonus would allow for the Future Land Use categories to be bumped up to the density 
of the next Future Land Use category. However, the underlying SMU-6 and RES-4 Future 
Land Use categories would not change on the site. The site qualifies for the Infill Density 
Bonus as it is within the Urban Service Area and along a collector roadway. There is 
commercial development to the west and south of the site along U.S. Highway 301. Utilizing 
an increase in density on site would result in a development pattern that is compatible to 
existing zoning or development patterns in the immediately surrounding area. Planning 
Commission staff recognizes there are a few large lots further south and west. However, 
the immediate properties to the north, west and east have smaller lot sizes and the 
requested infill density would be compatible. In addition, smaller residential lots are 
located further north, south and west. 75% of the property is over 900 feet from the 
Symmes Road and U.S. Highway 301 and would not meet Commercial Locational Criteria. 
Therefore, the site’s proposed development options of townhomes or multi-family would 
provide a compatible transition moving west from the vacant and commercial uses at the 
Symmes Road and U.S. Highway 301 intersection. 
 
The proposal meets the intent of Objective 8 and Policy 8.1. The subject property is 
designated Residential-4 (RES-4) and Suburban Mixed Use-6 (SMU-6) on the Future Land 
Use Map. The residential infill bonus only applies to 660 feet parallel from Symmes Road, 
which is shown on the site plan dated January 29, 2024.  A condition of approval will 
require that the density bonus only applies to 660 ft of the subject site to meet the 
maximum length requirements of the bonus under Policy 23.5. This condition of approval 
is necessary for Planning Commissions staff’s finding of consistency. 
 
The total site is 17.04 acres. The SMU-6 portion makes up the majority of the site at 16.91 
acres, less than 25% of the SMU-6 portion is wetlands, at 0.40 acres. Thus, the full 16.91 
acres is eligible for density calculations. Out of the total acreage, 7.41 acres is within the 
660 feet for the bonus allowing up to 66 units (7.41 x 9). The remaining 9.5 acres uses the 
based density for SMU-6 of 6 du/a for a total of 57 units (9.5 x 6). The 0.13 RES-4 portion of 
the site is over 25% wetlands at 0.10 acres. Per the Environmentally Sensitive Land Credit 
Policy 13.3, the upland acreage is multiple by 1.25 for density calculations. This would 
leave 0.03 acres of upland for a total of 0.15 units, which is 0 units allowed. (0.03 upland x 
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1.25 X 4). The total units allowed on site are 123 (66 + 57). The site plan lists the maximum 
123 units that are being requested on site. As the site is within the Urban Service Area, 75% 
of the maximum density must be provided, 92 units, to meet the minimum density as stated 
in Policy 1.2. 
 
The January 29, 2024 site plan and December 21, 2023 narrative have conflicting 
calculations for density using the residential infill bonus. The site plan has the correct 
calculations with the exception of the residential yield being broken down into 6 du/a and 
3 du/a. The portion of the site that is requesting the 660 foot infill bonus is allowed up to 9 
du/a and the remaining portions of the site are at the Future Land Use category densities 
of 4 du/a and 6 du/a (RES-4 and SMU-6 categories). Planning Commission staff have 
reviewed and the site plan total showing 123 units maximum for the entire site is correct 
with the breakdown of density calculations as shown above, per the Future Land Use 
Element.  
 
0.50 acres of the site is wetlands; with 0.40 acres in the Residential-4 Future Land Use 
category of the site. The Environmental Protection Commission (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. The Natural Resources Department has reviewed 
and has no objections pending specific conditions of approval being met for the rezoning. 
Any impact to wetlands, other surface waters, Environmentally Sensitive Areas or 
essential wildlife habitat found during the site plan review process will not be supported 
per Objectives 3.5, 3.8 and 3.9 and Policies 3.5.1, 3.5.2, 3.5.4, 3.8.1, 3.8.2, 3.8.3, 3.8.4, 3.8.5 
and 3.9.9 of the Environmental and Sustainability Section. 
 
Objective 16 and its accompanying Policies 16.1, 16.2 and 16.3 seek to protect existing 
neighborhoods and development by ensuring compatibility with the surrounding area 
through various buffering requirements and mitigation techniques. The creation of 
townhomes or multi-family residential lots would be consistent with these policies as the 
use is similar and complementary to the surrounding residential and public institutional 
uses. Policy 16.8 specifically requires the density and lot sizes of the surrounding area to 
be compatible with new development. The existing uses in the area are low density single 
family large lot residential dwellings and public institutional uses. Policy 16.10 states that 
“any density increase shall be compatible with existing, proposed or planned surrounding 
development.” The applicant is proposing a 5 foot type A buffer with a privacy fence on 
the east and west and a 15 foot type B buffer along the Symmes Road frontage. A 
stormwater pond and wetlands on the northern end provides a buffer for the residential 
uses to the north. In this case, the scale of development allowed by the SMU-6 and RES-4 
categories in the Urban Service Area would be compatible with the surrounding area. The 
applicant is also meeting Policy 16.15 by providing a community gathering space of 0.50 
acres on option 1 and 0.54 acres on option 2. The gathering spaces are marked as parks 
on the site plan. 
 
Objective 9, Policy 9.1 and Policy 9.2 require that all development meet or exceed the land 
development regulations in Hillsborough County. The site will provide primary access to 
Symmes Road and secondary access to Missouri Avenue but will not provide a connection 
west to Brussels Road as this is a private road. The applicant is requesting an 
Administrative Variance and two Design Exceptions for Symmes Road and Missouri 
Avenues. At the time of uploading this report, Transportation comments were not yet 
available in Optix and thus were not taken into consideration for analysis of this request. 
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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 proposed use is compatible with the single-family, public institutional, vacant 
HOA /Common Property and multi-family uses in the area. 
 
The subject site meets the intent of the Southshore Areawide Systems Community Plan 
that recognizes the preferred land development pattern of each of its Community Plan. The 
site is also located within the limits of the Riverview Community Plan, specifically within 
the Highway 301 corridor district which anticipates high density residential uses along 
with commercial uses in this area. The proposed townhome or multi-family uses, with the 
residential density bonus, meets the intent of the Community Plan. Goals 4 and 11 also 
have language on providing sidewalks, the proposed will widen the sidewalk to 10 feet 
along the project’s frontage on Symmes Road. Pedestrian access on the east side will be 
provided to preserve existing trees, which meets the intent of Goal 11. Sidewalks and 
access are proposed on both development options. 
 
Overall, the proposed rezoning would allow for the development of this property in a 
manner that is not only consistent with the goals and objectives of the Unincorporated 
Hillsborough County Comprehensive Plan, but that is also comparable to the existing and 
planned development pattern found within the surrounding area. 
 
Recommendation 
Based upon the above considerations, Planning Commission staff finds the proposed Planned 
Development CONSISTENT with the Unincorporated Hillsborough County Comprehensive Plan, 
subject to conditions proposed by the Development Services Department.  
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 2/09/2024 
REVIEWER: Richard Perez, AICP     AGENCY/DEPT: Transportation 
PLANNING AREA/SECTOR:  RV/South   PETITION NO:  PD 23-0992 
  

  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 conditions. 
 
 
CONDITIONS OF APPROVAL 
 The project shall be permitted one access connection on Symmes Rd and one access connection to 

Missouri Ave. as depicted on the PD site plan.   
 
 If PD 23-0992 is approved, the County Engineer will approve a Design Exception (dated February 8, 

2024) which was found approvable by the County Engineer (on February 9, 2024) for Missouri Ave. 
substandard road improvements. As Missouri Ave. is a substandard local roadway, the developer will 
be required to make the following improvements consistent with the approved Design Exception: 

a. Construct a TS-3 urban local roadway section from the project entrance to Poinsettia St. 
with a 5-foot sidewalk along the south side.  

b. Construct 5-foot sidewalk on the south side of the existing roadway section from Poinsettia 
St. to US Hwy 301. 
 

 If PD 23-0992 is approved, the County Engineer will approve a Design Exception (dated February 8, 
2024) which was found approvable by the County Engineer (on February 9, 2024) for Symmes Rd. 
substandard road improvements. As Symmes Rd. is a substandard collector roadway, the developer 
will be required to construct a 10-foot wide sidewalk along the project frontage. 
 

 The existing right of way in the vicinity of the project appears to be sufficient to accommodate the 
future 2-lane enhanced facility identified in the County Corridor Preservation Plan. However, at the 
time of site development, the developer will need to verify if there is sufficient right of way along the 
project's frontage.  If sufficient right of way exists, no additional right of way will be required to be 
preserved. 

 
 The segment of unimproved Missouri Ave, between the project access point and the intersection with 

Poinsettia St., to be improved shall not be accepted for maintenance by the County. As such, the 
developer shall assume maintenance of said segment of roadway in perpetuity. 

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

pedestrian access may be permitted anywhere along the project boundaries. 
 

 Construction access shall be limited to those locations shown on PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each site/construction 
plan submittal which indicates same. 
 

 



OTHER CONDITIONS: 
 Prior to site plan certification, developer replace site plan call outs stating “+/-5.0’ RIGHT-OF-WAY 

CONVEYANCE AREA (SEE CONDITIONS OF APPROVAL)” to “+/-5.0’ RIGHT-OF-WAY 
CORRIDOR PRESERVATION AREA (SEE CONDITIONS OF APPROVAL”. 

 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to rezone several parcels, totaling +/- 17.04 acres, from Planned Development 
(PD) 18-1457, Residential/Single-Family Conventional 6 (RSC-6), and Agricultural Residential (AR) to 
Planned Development to construct 123 multi-family or town home units. The site is located on the north 
side of Symes Rd., approximately 75 feet west of Warren Oaks Pl.  The Future Land Use designation is 
Suburban Mixed Use 6 (SMU-6) and Residential 4 (RES-4).   
 
Trip Generation Analysis 
The applicant submitted a trip generation and site access analysis as required by the Development Review 
Procedures Manual (DRPM).  Staff has prepared a comparison of the trips potentially generated under the 
existing and proposed zoning designations, utilizing a generalized worst-case scenario. Data presented 
below is based on the Institute of Transportation Engineer’s Trip Generation Manual, 11th Edition.  
 
Existing Zoning  

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak     
Hour Trips 

AM PM 
PD: 57 Single-Family Dwelling Units (ITE LUC 210) 538 42 56 
AR: 6 Single-Family Detached Units (ITE Code 210) 57 4 6 
RSC: 1 Single-Family Dwelling Units (ITE LUC 210) 9 1 1 

Subtotal: 604 47 63 

Proposed Rezoning 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak      
Hour Trips 

AM PM 
PD:123 Town Home Units (ITE 215) 887 59 70 

Trip Generation Difference 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak        
Hour Trips 

AM PM 
Difference (+)283 (+)12 (+)7 

The proposed PD rezoning is anticipated to increase the number of trips potentially generated by 
development on the site by 283 average daily trips, 12 a.m. peak hour trips, and 7 p.m. peak hour trips. 
 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
Symmes Road is a 2-lane, undivided, collector roadway characterized by +/- 22 feet of pavement in average 
condition.  The roadway lies within +/- 82 to 100 feet of right of way.  There are no bicycle facilities or 
paved shoulders along Symmes Road in the vicinity of the proposed project.  There are +/- 5 foot wide 
sidewalk along the north side of Symmes Road. 
 
According to the Hillsborough County Transportation Technical Manual a TS-7 rural collector roadway 
typical section has 12-foot lanes with 5-foot paved shoulders and sidewalks on both sides within a 
minimum of 96 feet of right-of-way.  The applicant has submitted a Section 6.04.02.B Administrative 
Variance request to waive improvements to the roadway.  The proposed administrative variance is 
discussed in greater detail under the section titled Requested Administrative Variance herein. 
 



Staff notes that the applicant’s proposed PD site plan proffers a new 10-foot-wide sidewalk, approximately 
520 feet in length, along the project’s frontage on Symmes Rd. 
 
Symmes Rd. is identified in the County Corridor Preservation Plan as a future 2-lane enhanced collector 
roadway.  As such a minimum of 97 feet of right-of-way may be required to construct a future TS-5, Urban 
Collector Roadway plus an 11-foot enhancement.  
 
Missouri Ave. is a 2-lane, substandard, local rural roadway.  The segment of right of way from the project 
access to Poinsettia St. is unimproved. The segment of roadway, from Poinsettia St. to US Hwy 301, is 
characterized by 10-foot wide travel lanes with no curb or paved shoulders, lying within a +/-50 foot right-
of-way width. There are no sidewalks.    
 
According to the Hillsborough County Transportation Technical Manual a TS-7 rural collector roadway 
typical section has 12-foot lanes with 5-foot paved shoulders and sidewalks on both sides within a 
minimum of 96 feet of right-of-way.  The applicant is proposing a design exception to construct the 
unimproved segment to the TS-3, urban local roadway standard, and construct a sidewalk from the project 
entrance to US Hwy 301. The proposed design exception is discussed in greater detail under the section 
titled Requested Design Exception herein. 
 
 
SITE ACCESS AND CONNECTIVITY 
The PD site plan proposes primary access on Symmes Rd. and a secondary access on Missouri Ave. 
 
The PD site plan indicates that the projects internal circulation between project access connection points 
and project residential units will be served by private drives as opposed to roadways. Staff notes that the 
proposed improvements to Missouri Ave., discussed in greater detail, herein include an approximately 160-
foot segment of unimproved County right-of-way. Said improvements will allow the project to take access 
to Missouri Ave. However, pursuant to Hillsborough County Comprehensive Plan Mobility Plan Policy 
4.1.4., the County cannot accept this segment of roadway improvement for maintenance as the 
improvement will only serve the project access and will not connect between two or more roadways defined 
as arterial, collector, or major local roads because the project’s internal circulation will be served by private 
drives.  As such a condition of approval that the developer shall be responsible for maintenance of the 
segment of roadway is proposed. 
 
As demonstrated by the site access analysis submitted by the applicant’s traffic engineer, the project does 
not meet warrants for site access improvements (i.e. turn lanes) at the project’s access connections.  
 
Notwithstanding anything shown in the PD site plan or in the PD conditions to the contrary, pedestrian 
access may be permitted anywhere along the project boundary consistent with the LDC. 
 
 
REQUESTED DESIGN EXCEPTION: MISSOURI AVE. 
As Missouri Ave. is a substandard local roadway, the applicant’s Engineer of Record (EOR) submitted a 
Design Exception request for the roadway (February 8, 2024) to determine the specific improvements that 
would be required by the County Engineer.  Based on factors presented in the Design Exception request, 
the County Engineer found the Design Exception request approvable (on February 9, 2024). The developer 
will be required to make the following improvements consistent with the approved Design Exception: 
 
a. Construct a TS-3 urban local roadway section from the project entrance to Poinsettia St. with a 5-foot 

sidewalk along the south side.  
 

b. Construct 5-foot sidewalk on the south side of the existing roadway section from Poinsettia St. to US 
Hwy 301. 

 
If this zoning is approved, the County Engineer will approve the Design Exception request. 
 



 
 
 
 
REQUESTED DESIGN EXCEPTION:  SYMMES RD. 
As Symmes Rd. is a substandard local roadway, the applicant’s Engineer of Record (EOR) submitted a 
Design Exception request for the roadway (February 8, 2024) to determine the specific improvements that 
would be required by the County Engineer.  Based on factors presented in the Design Exception request, 
the County Engineer found the Design Exception request approvable (on February 9, 2024). The developer 
will be required to construct a 10-foot-wide sidewalk along the project frontage on Symmes Rd. consistent 
with the approved Design Exception. 
 
 

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Missouri Ave. is not a regulated roadway in the Hillsborough County Level of Service (LOS) report. 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS 

SYMMES RD  US HWY 41 US HWY 301 D C 

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

 



From: Williams, Michael [WilliamsM@hcfl.gov]
Sent: Friday, February 9, 2024 3:29 PM
To: Steven Henry [shenry@lincks.com]
CC: brian@serenitycm.com; Elise Batsel [ebatsel@stearnsweaver.com]; Suzanne Walker 
[swalker@stearnsweaver.com]; Follin, Jared [FollinJ@hcfl.gov]; Perez, Richard 
[PerezRL@hcfl.gov]; Tirado, Sheida [TiradoS@hcfl.gov]; De Leon, Eleonor 
[DeLeonE@hcfl.gov]; PW-CEIntake [PW-CEIntake@hcfl.gov]
Subject: FW: RZ PD 23-0992 - Design Exceptions Review
Attachments: 23-0992 DEAdd 02-08-24_2.pdf; 23-0992 DEAdd 02-08-24_1.pdf

Importance: High

Steve,
I have found the attached two Design Exceptions (DE) for PD 23-0992 APPROVABLE.

Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hcfl.gov or 813-307-1707) after the BOCC approves the PD zoning or PD 
zoning modification related to below request. This is to obtain a signed copy of the DE/AV.

If the BOCC denies the PD zoning or PD zoning modification request, staff will request that you withdraw 
the AV/DE. In such instance, notwithstanding the above finding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the finding was predicated on a specific development program 
and site configuration which was not approved).

Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with 
your initial plat/site/construction plan submittal. If the project is already in preliminary review, then you 
must submit the signed document before the review will be allowed to progress. Staff will require 
resubmittal of all plat/site/construction plan submittals that do not include the appropriate signed 
AV/DE documentation.

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hcfl.gov

Mike

Michael J. Williams, P.E.
Director, Development Review
County Engineer
Development Services Department

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

1



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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe

Please note: All correspondence to or from this office is subject to Florida’s Public Records law.

From: Tirado, Sheida <TiradoS@hcfl.gov> 
Sent: Friday, February 9, 2024 1:28 PM
To: Williams, Michael <WilliamsM@hcfl.gov>
Cc: De Leon, Eleonor <DeLeonE@hcfl.gov>; Perez, Richard <PerezRL@hcfl.gov>
Subject: RZ PD 23-0992 - Design Exceptions Review
Importance: High

Hello Mike,

The attached DEs are approvable to me, please include the following people in your response.

shenry@lincks.com
brian@serenitycm.com
ebatsel@stearnsweaver.com
swalker@stearnsweaver.com
follinj@hcfl.gov
perezrl@hcfl.gov

Best Regards,

Sheida L. Tirado, PE (she/her/hers)
Transportation Review Manager
Development Services Department

P: (813) 276-8364
E: tirados@HCFLGov.net
W: HCFLGov.net

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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe

Please note: All correspondence to or from this office is subject to Florida’s Public Records law.
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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 

Symmes Rd. County Collector 
- Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Missouri Ave. County Local - 
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 604 47 63 
Proposed 887 59 70 
Difference (+/-) +283 +12 +7 
*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  None None Meets LDC 
South X None None Meets LDC 
East X 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 
Symmes Rd./Substandard Roadway Design Exception Requested Approvable 
Missouri Ave./Substandard Roadway Design Exception Requested Approvable 
Notes: 

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 See report. 
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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: January 16, 2023 

PETITION NO.: 23-0992 

EPC REVIEWER: Abbie Weeks 

CONTACT INFORMATION: (813) 627-2600 X 1101 

EMAIL:   weeksa@epchc.org  

COMMENT DATE: December 6, 2023 

PROPERTY ADDRESS: 10502 & 10508 Symmes 
Road, Riverview 

FOLIO #: 0770760000, 0771691202, 0771691204 

STR:  29-30S-20E 

REQUESTED ZONING: From AG to PD 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE n/a 
WETLAND LINE VALIDITY Valid through 7/14/2028 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Wetlands appear to be accurately depicted on the 
site plan 

The EPC Wetlands Division has reviewed the proposed rezoning. In the site plan’s current 
configuration, a resubmittal is not necessary. If the zoning proposal changes and/or the site plans 
are altered, EPC staff will need to review the zoning again. 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 



RZ 23-0992 
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

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

must be labeled as "Wetland Conservation Area" pursuant to the Hillsborough County Land 
Development Code (LDC). 

 
 Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change 

pending formal agency jurisdictional determinations of wetland and other surface water 
boundaries and approval by the appropriate regulatory agencies. 

 
INFORMATIONAL COMMENTS: 
The following specific comments are made for informational purposes only and to provide guidance as 
to the EPC review process.  However, future EPC staff review is not limited to the following, regardless 
of the obviousness of the concern as raised by the general site plan and EPC staff may identify other 
legitimate concerns at any time prior to final project approval. 
 

 The site plan depicts wetland impacts that have not been authorized by the Executive Director of the 
EPC. The wetland impacts are indicated for an access road. 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. A revised application for the proposed impacts was submitted to EPC staff on November 27, 
2023 and is currently under review. 
 

 The Hillsborough County Land Development Code (LDC) defines wetlands and other surface 
waters as Environmentally Sensitive Areas. Pursuant to the LDC, wetlands and other surface waters 
are further defined as Conservation Areas or Preservation Areas and these areas must be designated 
as such on all development plans and plats. A minimum setback must be maintained around the 
Conservation/Preservation Area and the setback line must also be shown on all future plan 
submittals. 
 

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

 
aow /  
 
ec: shree.kulkarni@kulkarniproperties.com  

sbatsel@stearnsweaver.com  
brian@serenitycm.com  
ishaan@serenitycm.com 

          
          
 



Connect with Us HillsboroughSchools.org P.O. Box 3408 Tampa, FL 33601-3408 (813) 272-4000
Raymond O. Shelton School Administrative Center 901 East Kennedy Blvd. Tampa, FL 33602-3507

Adequate Facilities Analysis: Rezoning

School Data
Sessums

Elementary
Rodgers
Middle

Spoto
High

FISH Capacity
Total school capacity as reported to the Florida Inventory of School Houses (FISH)

1164 1207 2449

2022-23 Enrollment
K-12 enrollment on 2022-23 40th day of school. This count is used to evaluate school 
concurrency per Interlocal Agreements with area jurisdictions

910 1131 1823

Current Utilization
Percentage of school capacity utilized based on 40th day enrollment and FISH capacity

78% 94% 74%

Concurrency Reservations
Existing concurrency reservations due to previously approved development. Source: 
CSA Tracking Sheet as of 9/15/2023

173 76 491

Students Generated
Estimated number of new students expected in development based on adopted
generation rates. Source: Duncan Associates, School Impact Fee Study for 
Hillsborough County, Florida, Dec. 2019

14 6 9

Proposed Utilization
School capacity utilization based on 40th day enrollment, existing concurrency 
reservations, and estimated student generation for application

94% 100% 95%

Notes: At this time, adequate capacity exists at Sessums Elementary and Spoto High School for the proposed rezoning.  
Although Rodgers Middle school is projected to be at capacity given existing approved development and the proposed 
rezoning, state law requires the school district to consider whether capacity exists in adjacent concurrency service areas 
(i.e., school attendance boundaries). At this time, additional capacity exists in adjacent concurrency service areas at the 
middle school level.

This is an analysis for adequate facilities only and is NOT a determination of school concurrency. A school 
concurrency review will be issued PRIOR TO preliminary plat or site plan approval.

Andrea A. Stingone, M.Ed.
Department Manager, Planning & Siting
Growth Management Department
Hillsborough County Public Schools

Date: 10/4/2023

Jurisdiction: Hillsborough County

Case Number: 23-0992

HCPS #:   RZ 559

Address:  10508 Symmes Road

Parcel Folio Number(s): 077076.0000, 
077169.1202, 077169.1204

Acreage: 16.91 (+/- acres)

Proposed Zoning: Planned Development

Future Land Use: SMU-6

Maximum Residential Units:  122

Residential Type: Single family attached



E: andrea.stingone@hcps.net 
P: 813.272.4429 C: 813.345.6684 



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:    RZ-PD 23-0992  REVIEWED BY:   Clay Walker, E.I. DATE:  1/8/2024 

 
 

FOLIO NO.:       77076.0000, 77169.1202, 77169.1204                                                                

 

WATER 

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

 An existing  12  inch water main is located  (adjacent to the site),  (approximately 
   feet from the site)  and is located south of the subject property within the north Right-
of-Way of Symmes Road . 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. 

 An existing  8  inch wastewater force main is located  (adjacent to the site),  
(approximately      feet from the site)  and is located south of the subject property within 
the north Right-of-Way of Symmes Road . This will be the likely point-of-connection, 
however there could be additional and/or different points-of-connection determined at 
the time of the application for service. This is not a reservation of capacity. 

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

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



From: Carlos Santos
To: Rome, Ashley
Cc: Mike Singer
Subject: RE: RE RZ PD 23-0992
Date: Friday, December 22, 2023 12:48:34 PM
Attachments: image002.png

image003.png

External email: Use caution when clicking on links, opening attachments or replying to this email.

Hello Ashley,

We have no comments on the revised documents/plans for RZ PD 23-0992.

Thank you,
Carlos Santos
Real Estate Specialist
Land Resources Bureau
Southwest Florida Water Management District
2379 Broad Street
Brooksville, FL 34604
(352)269-3911
carlos.santos@swfwmd.state.fl.us

From: Rome, Ashley <RomeA@hillsboroughcounty.org> 
Sent: Thursday, December 21, 2023 3:58 PM
To: Allen, Cari <AllenCA@hillsboroughcounty.org>; Andrea Papandrew
<papandrewa@plancom.org>; Andrea Stingone <andrea.stingone@hcps.net>; Blinck, Jim
<BlinckJ@HillsboroughCounty.ORG>; Bose, Swati <BoseS@HillsboroughCounty.ORG>; Bryant,
Christina <BryantC@epchc.org>; Bryce Fehringer <fehringerb@plancom.org>; Cabrera, Richard
<CabreraR@HillsboroughCounty.ORG>; Carlos Santos <Carlos.Santos@swfwmd.state.fl.us>; Cruz,
Kimberly <CruzKi@hillsboroughcounty.org>; Curll, Ryan <CurllRy@hillsboroughcounty.org>; Dalfino,
Jarryd <DalfinoJ@hillsboroughcounty.org>; Santos, Daniel <daniel.santos@dot.state.fl.us>; David
Skrelunas <David.Skrelunas@dot.state.fl.us>; Franklin, Deborah <FranklinDS@hcfl.gov>; DeWayne
Brown <brownd2@gohart.org>; dickersonr <dickersonr@hillsboroughcounty.org>; Glorimar
Belangia <Glorimar.Belangia@hcps.net>; Greenwell, Jeffry <GreenwellJ@hillsboroughcounty.org>;
Greg Colangelo <colangeg@plancom.org>; Hamilton, Mona <HamiltonM@hillsboroughcounty.org>;
Hansen, Raymond <HansenR@hillsboroughcounty.org>; Holman, Emily - PUD
<HolmanE@HillsboroughCounty.ORG>; Hummel, Christina <HummelC@hillsboroughcounty.org>;
Impact Fees <ImpactFees@hillsboroughcounty.org>; James Hamilton



You don't often get email from romea@hillsboroughcounty.org. Learn why this is important

<jkhamilton@tecoenergy.com>; Jennifer Reynolds <jreynolds@teamhcso.com>; Jesus Peraza Garcia
<perazagarciaj@gohart.org>; Jillian Massey <masseyj@plancom.org>; kaiserb
<kaiserb@hillsboroughcounty.org>; Karla Llanos <llanosk@plancom.org>; Katz, Jonah
<KatzJ@hillsboroughcounty.org>; Kyle Brown <kyle.brown@myfwc.com>; landuse-
zoningreviews@tampabaywater.org; Mineer, Lindsey <Lindsey.Mineer@dot.state.fl.us>; Lindstrom,
Eric <LindstromE@hillsboroughcounty.org>; Mackenzie, Jason
<MackenzieJ@hillsboroughcounty.org>; McGuire, Kevin <McGuireK@HillsboroughCounty.ORG>;
Melanie Ganas <mxganas@tecoenergy.com>; Melissa Lienhard <lienhardm@plancom.org>; Perez,
Richard <PerezRL@hillsboroughcounty.org>; Petrovic, Jaksa <PetrovicJ@HillsboroughCounty.ORG>;
Pezone, Kathleen <PezoneK@hillsboroughcounty.org>; Ratliff, James
<RatliffJa@hillsboroughcounty.org>; Hessinger, Rebecca <HessingerR@hillsboroughcounty.org>;
Renee Kamen <renee.kamen@hcps.net>; Revette, Nacole <RevetteN@HillsboroughCounty.ORG>;
Carroll, Richard <CarrollR@HillsboroughCounty.ORG>; Rodriguez, Dan <RodriguezD@gohart.org>;
RP-Development <RP-Development@hillsboroughcounty.org>; Salisbury, Troy
<SalisburyT@hillsboroughcounty.org>; Sanchez, Silvia <sanchezs@epchc.org>; Shelton, Carla
<SheltonC@HillsboroughCounty.ORG>; Steady, Alexander <SteadyAl@hillsboroughcounty.org>;
Tony Mantegna <tmantegna@tampaairport.com>; Turbiville, John (Forest)
<TurbivilleJ@HillsboroughCounty.ORG>; Walker, Clarence <WalkerCK@hillsboroughcounty.org>;
Wally Gallart <GallartW@plancom.org>; Weeks, Abbie <weeksa@epchc.org>;
WetlandsPermits@epchc.org; Woodard, Sterlin <Woodard@epchc.org>
Cc: Grady, Brian <GradyB@HillsboroughCounty.ORG>; Follin, Jared
<FollinJ@hillsboroughcounty.org>; Timoteo, Rosalina <TimoteoR@HillsboroughCounty.ORG>
Subject: RE RZ PD 23-0992
 

[EXTERNAL SENDER] Use caution before opening.
Good Day All,
 
Please be advised, we have received and uploaded to Optix revised documents/plans for the above
mentioned application. Please review and comment.
 
For further information regarding the change/update please contact the assigned planner.
 
Planner assigned:
Planner:  Jared Follin
Contact:  follinj@hillsboroughcounty.org
 
 
Have a good one,
 
Ashley Rome
Planning & Zoning Technician
Development Services Dept.

P: (813) 272-5595
E: romea@hillsboroughcounty.org



W: HCFLGov.net
 

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

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



    AGENCY COMMENT SHEET 
 
 
TO: Zoning/Code Administration, Development Services Department  
 
FROM: Reviewer: Carla Shelton Knight Date:  December 19, 2023 

 
Agency:  Natural Resources  Petition #: 23-0992 

   
(  ) 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. 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. 

 
2. 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. 
 
3. Any interim agricultural operations shall not result in the destruction of trees or 
 the natural plant community vegetation on the property. Any application to  
 conduct land alteration activities on the property must be submitted to the Natural 
 Resources Team of the Planning and Growth Management Department for review 
 and approval. Use of the agricultural exemption provision to the Land Alteration 
 regulations is prohibited. 

 
4. 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.  
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5. 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.  

 
6. 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. 

 
 

 
 
 
 
 



           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

Shree Kulkarni

10502 & 10508 Symmes Rd

77076.0000 77169.1202  77169.1204

12/04/2023

23-0992

Townhouse (Fee estimate is based                                  Multi-family  (Fee estimate is based on a  
Mobility: $6,661      on a 1,500 s.f., 1-2 Story)                Moiblity: $6,661            1,200 s.f., 1-2 story) 
Parks: $1,957                                                                        Parks: $1,555                      
School: $7,027                                                                      School: $3,891 
Fire: $249                                                                              Fire: $249     
Total per Townhouse: $15,894                                         Total per unit Multi-family: $12,356 

Single Family Detached (Fee estimate  
Mobility: $9,183                    is based on a 2,000 s.f.)           
Parks: $2,145     
School: $8,227             
Fire: $335                        
Total per House: $19,890

Urban Mobility, Central Parks, South Fire - option 1 - townhomes 2 story; option 2 - multi-family 
1 story (however 1 & 2 unit buildings may be subject to Single Family rates per building code) 

Folios: 3583.0000, 3591.0000, 3592.0000, 3592.0100, 3589.0000 



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 18 Oct. 2023 

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 
APPLICANT:   Elise Batsel PETITION NO:  RZ-PD 23-0992 
LOCATION:   Not listed 

FOLIO NO:   77076.0000, 77169.1202, 77169.1204 SEC:         TWN:         RNG:       
 

 

 

  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:        . 

 
 



ENVIRONMENTAL SERVICES DIVISION
PO Box 1110  

Tampa, FL 33601-1110

Agency Review Comment Sheet
NOTE:  Wellhead Resource Protection Areas (WRPA), Potable Water Wellfield Protection 
Areas (PWWPA), and Surface Water Resource Protection Areas (SWRPA) reviews are based 
on the most current available data on the Hillsborough County maps, as set forth in Part 
3.05.00 of the Land Development Code.

TO: Zoning Review, Development Services REQUEST DATE: 9/13/2023

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 9/20/2023

APPLICANT: Shree Kulkarni PID: 23-0992

LOCATION: 10502 Symmes Road Riverview, FL 33578
10508 Symmes Road Riverview, FL 33578

FOLIO NO.: 77076.0000, 77169.1202, 77169.1204

AGENCY REVIEW COMMENTS:

Based on the most current data, the proposed project is not located within a Wellhead Resource 
Protection Area (WRPA), Surface Water Resource Protection Area (SWRPA) and/or a Potable 
Water Wellfield Protection Area (PWWPA), as defined in Part 3.05.00 of the Land Development 
Code (LDC).  

Hillsborough County Environmental Services Division has no objection.
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·1· · · · · · MS. HEINRICH:· Our next application is Item D.8,

·2· PD Rezoning 23-0992.· The applicant is requesting to rezone

·3· property zoned AR, PD and RSC-6 with a mobile home overlay to

·4· plan development.· That will be corrected on the agenda.· The

·5· RSC-6 was accidently left off.· Another correction to be made

·6· would be for the acreage, which is 17.04, which was also a typo

·7· that will be corrected.· Jared Follin with Development Services

·8· will present Staff findings.· And he did submit a revised staff

·9· report that you should have received.

10· · · · · · HEARING MASTER:· I did.

11· · · · · · MS. HEINRICH:· And in that revision, it made a few

12· corrections.· The number of parcels from three to five,

13· corrected the acreage 17.04.· So now that will be in agreement

14· with the revised agenda.· And also added condition number two,

15· which has to do with the limits of the in-fill density provision

16· that the Planning Commission asked to be included.

17· · · · · · HEARING MASTER:· All right.· Thank you so much.

18· · · · · · Is the applicant here.· Good evening.

19· · · · · · MS. BATSEL:· Good evening Elise Batsel, Stearns,

20· Weaver on behalf of the applicant.

21· · · · · · Before we start, Madam Chair, I do have documents to

22· submit to the record.

23· · · · · · HEARING MASTER:· Okay.

24· · · · · · MS. BATSEL:· We provided a copy of the presentation as

25· well as the professional resumes of our consulting team.
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·1· · · · · · This property is 17.04 acres.· It is on Sims Road, 820

·2· feet west of US 301.· It is within the urban service area and

·3· it's within the Riverview Community Planning area.· As you can

·4· see, it is SMU-6.· And there's a very small portion at the very

·5· southwest corner that is actually R-4.· We've added that in to

·6· improve the alignment of the access point to the south.

·7· · · · · · The current zoning is AR, PD, which allows

·8· single-family currently.· That 0.25 acres of RSC-6 mobile home,

·9· the surrounding zoning, of course, are various residential uses,

10· as well as commercial along 301.

11· · · · · · So there are two options.· The residential development

12· options that we're proposing before you tonight are either

13· 123· townhomes or 123 cottages.· The small detached or detached

14· dwellings, but multi-family in nature under your Land

15· Development Code.· We are utilizing the Policy 23.5, the

16· residential in-fill bonus and we're accessing off of Sims and

17· Missouri.· There are no waivers or variations requested as part

18· of this application.

19· · · · · · So quickly, just to walking through the site plan,

20· it's a little difficult to see.· As we mentioned, 103 -- 23

21· townhomes.· There is a 20-foot perimeter setback, as well as a

22· maximum height for this particular option of 27 feet.· There's

23· a -- a five-foot Type A buffer on the perimeter.· And then along

24· Sims Road, there's a 15-foot Type B buffer.

25· · · · · · For the second development option, it's very similar

ZHM Hearing
February 20, 2024

U.S. LEGAL SUPPORT
www.uslegalsupport.com

ZHM Hearing
February 20, 2024 197

U.S. LEGAL SUPPORT
www.uslegalsupport.com

YVer1f



·1· with the exception of it's 123 cottage multi-family units.· And

·2· you'll see that the maximum -- the maximum height here is

·3· 20 feet.· These are one story dwellings.· The remainder of the

·4· development and dimensional standards are the same.

·5· · · · · · As we mentioned, access is provided on Sims Road.· We

·6· have aligned that with downs loop in conjunction with staff

·7· comments.· And a secondary access to the east off of Missouri.

·8· · · · · · There are two design exceptions that are found

·9· approvable by transportation and Steve Henry is here if you have

10· any questions about those.

11· · · · · · I'm really quickly going to turn it over to David

12· Smith just to talk about consistency with a comprehensive plan

13· and how we meet 23.5.

14· · · · · · MR. SMITH:· Thank you.· David Smith, director of

15· development and zoning for Stearns, Weaver, Miller, 401 Easat

16· Jackson, Street, 33601.

17· · · · · · As indicated, this project utilizes the residential

18· in-fill bonus.· In the comprehensive plan, there's criteria that

19· must be met in order to qualify.· While the Planning Commission

20· has found us consistent with those requirements, I did feel that

21· it was necessary for us to at least go through them.

22· · · · · · So when you're looking at the -- the graphic here,

23· the -- the project qualifies for the density bonus for several

24· factors.· One, it is within the urban service boundary.· It's

25· located along Sims Road, which is a collector roadway.· There's
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·1· also transit emphasis quarter in this area.· In order to

·2· qualify, you must further look at the area and determine, you

·3· know, is this -- is there a threat for non-residential

·4· development to occur down Sims?· What this graphic shows in the

·5· yellow is the project, which is SMU-6.· And under the

·6· comprehension plan policies, could be considered for office and

·7· other types of limited non-residential development as part of

·8· its development plan.· Across the street, there are existing

·9· non-residential uses.· At the corner of Sims and 301, there's

10· also an existing commercial development and new commercial

11· development on the northwest corner.· Further down to the west,

12· there's a large storage facility actually it's like a junkyard

13· per se and some vacant property.

14· · · · · · So looking at this area, this pro -- property

15· definitely satisfied the criteria and to give an alternative to

16· further strip non-commercial development along the quarter.· The

17· increased density is compatible with the surrounding area.· We

18· have limited the heights to 20 and 27 feet, which is consistent

19· with the heights that would be allowed in the adjacent

20· residential community and we provided access and sidewalk

21· improvements that will be connected -- connecting this with the

22· adjacent properties.

23· · · · · · The comprehensive plan consistency and compatibility

24· has been well laid out by the Planning Commission report.· But

25· when you look at just the -- really the highlights, we're --
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·1· we're in the USA.· We meet the minimum density requirements.

·2· The SMU-6 permits the uses and densities and intensities that we

·3· are proposing.· A neighborhood protection is achieved by the use

·4· types that are proposed, the buffering provided and the

·5· connectivity that's being provided, pedestrian and vehicular.

·6· · · · · · We're compatible with the intensity because the -- the

·7· uses range from RSC-6 mobile home to RS -- RSC-9 a mobile home

·8· on either side of this.· This provides a nice transition between

·9· the uses and still is low intensity relative to what could

10· otherwise put the -- be put there with a different multi-family

11· product.

12· · · · · · ·The community plan, it visualizes this area is really

13· a -- an opportunity to provide a diversity of housing types.

14· This accomplishes that goal.· We also in looking at the plan --

15· in the 301 quarter, it calls for higher densities.· While we are

16· achieving about seven units per acre density with the bonus.· We

17· believe that fulfills objective of along the 301 quarter in this

18· comprehensive plan category and in the community plan to develop

19· this project at this density and intensity.· Zoning Planning

20· Commission found this project consistent with comprehensive

21· plan, compatible with the surrounding area and existing proposed

22· development.

23· · · · · · Transportation staff has found the DEs approval and

24· the request that you recommend to the Board of County

25· Commissioners, that the BOCC approve the proposed development as
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·1· conditioned by Staff.

·2· · · · · · I'm here to answer any questions.

·3· · · · · · HEARING MASTER:· No questions at this time.

·4· · · · · · MR. SMITH:· Thank you.

·5· · · · · · HEARING MASTER:· Thank you.· Ms. Batsel, does that

·6· conclude your presentation?

·7· · · · · · MS. BATSEL:· It does.· As a housekeeping matter, I

·8· think that the same errors were on the Planning Commission

·9· reports, so if we can just update those for the record as well.

10· · · · · · HEARING MASTER:· Absolutely.

11· · · · · · MS. BATSEL:· Thank you.

12· · · · · · HEARING MASTER:· Thank you.

13· · · · · · Development Services.· Good evening.

14· · · · · · MR. FOLLIN:· Good evening, Jared Follin with

15· Development Services.

16· · · · · · So as you heard, this is a request to rezone 17.04

17· acre property from agriculture rural PD 18-1457 and RSC-6 MH to

18· plan development 23-0992 to facilitate a multi-family

19· development of up to 123 units or 7.2 delling per acre.

20· · · · · · The applicant is utilizing the (indiscernible) density

21· bonus that allows them an additional three dwelling units per

22· acre in the portion of land 660 feet from the frontage road.

23· The subject property is located at 10508 Sims Road in the

24· Riverview Community.· The surrounding area is residential in

25· nature and primarily consists of single-family conventional and
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·1· mobile homes.· Adjacent zonings include RSC-6 MH, RSC-4 and

·2· other plan developments that allow single-family residential.

·3· Nearby to the east, commercial uses can be found at the

·4· intersection of Sims and US Highway 30 -- 301, which includes

·5· convenience stores, supermarkets, restaurants and other

·6· supporting uses.· This plan development is proposing two

·7· development options.· Option one, is townhome multi-family

·8· development with maximum height of 27 feet or two stories.

·9· These townhome structures will be built to have four to six

10· townhome units and would include garages.· With this option, the

11· property would be subdivided to -- to have each unit on its own

12· lot with the minimum lot size of 1,440 feet or 16 by 90.

13· · · · · · Option two propose a cottage style multi-family

14· development.· These would be freestanding structures with one to

15· the two units in each building with a maximum height of 20 feet

16· or one-story.· These units would have either one, two or three

17· bedrooms and have their own fence backyard connected by

18· sidewalks.· With this option, the property would be developed as

19· a whole and would not be subdivided.

20· · · · · · For both options, a minimum 20-foot building set back

21· to be required along all property lines.· As for buffer and

22· screening, a five-foot Type A buffer shall be required along the

23· perimeter of the site and will include a six-foot high privacy

24· fence.· However, the south -- the southern border -- sorry,

25· southern boundary along Sims Road will be a 15 Type B buffer.
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·1· · · · · · Given the residential nature of the surrounding area

·2· and the close proximity of commercial uses to the east, we find

·3· a proposed multi-family is appropriate to the area and does not

·4· pose a negative impact to adjacent single-family residential

·5· uses.· Along with the proposed development standards of the

·6· project, we do not have any compatibility concerns with the

·7· proposed plan development and find the application approvable.

·8· · · · · · HEARING MASTER:· Thank you so much.· I appreciate it.

·9· · · · · · Planning Commission.

10· · · · · · MS. MASSEY:· Jillian Massey, Planning Commission.

11· · · · · · Just to repeat what Ms. Batsel had said about the

12· planning commission report, there is a typo on page two that

13· mentions 122 units when it should say 123.· It is correct in the

14· analysis section.· And then it seems as though this -- this

15· small portion of land that was in the southwestern portion that

16· was added, that zoning district is not mentioned here.· So it

17· should also mentioned RSC-6 mobile.

18· · · · · · HEARING MASTER:· Thank you for that.

19· · · · · · MS. MASSEY:· The subject site is a designated

20· residential-4 and suburban mixed use 26 on the Future Land Use

21· Map.· It's in the urban service area and within the limits of

22· the Riverview Community Plan and south shore area wide systems

23· plan.

24· · · · · · The applicant is proposing to utilize a residential

25· in-fill density bonus per Policy 23.5.· The site qualified for
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·1· this bonus as it's in the urban service area and along a

·2· collector roadway.· There is commercial development to the west

·3· and south of the site along US Highway 301, utilizing an

·4· increase in density and on site would result in a development

·5· pattern that is compatible to the existing zoning or development

·6· patterns in the immediately surrounding area.

·7· · · · · · Planning Commission Staff recognizes that there are a

·8· few large lots further south and west.· However, the

·9· immediately -- the immediate properties to the north, west and

10· east have smaller lot sizes an the requested in-fill density

11· would be compatible.

12· · · · · · In addition, smaller residential lots are located

13· further north, south and west.· 75 percent of the property is

14· over 900 feet from Sims Road and US Highway 301.· It would not

15· meet locational criteria.· Therefore, the site's proposed

16· development options of townhomes or multi-family or cottage

17· style would provide a compatible transition moving west from the

18· vacant and commercial uses at the Sims Road and 301

19· intersection.

20· · · · · · A condition of approval will require that the density

21· bonus only apply to 660 feet off the subject site to meet the

22· maximum length requirements of the bonus under Policy 23.55.

23· And its condition is necessary for Planning Commission Staff's

24· consistency finding.· Objective 16 and it's associated policies

25· seeks to protect existing neighborhoods and development by
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·1· ensuring compatibility with the surrounding area through various

·2· buffering and buffering requirements and mitigation techniques.

·3· The creation of town homes or multi-family residential lots

·4· would be consistent with these policies as the use is similar

·5· and complimentary to the surrounding residential and public

·6· institutional uses.

·7· · · · · · Finally, the subject site meets the intent of the

·8· south shore area wide systems community plan that recognizes the

·9· preferred land development pattern of its -- of each of its

10· community plan.· The site is also located within the limits of

11· the Riverview Community Plan, specifically within the Highway

12· 301 corridor district, which anticipates high density

13· residential uses along with commercial uses in this area.· The

14· proposed townhome or multi-family use with the residential

15· density bonus meets the intent of the community plan.

16· · · · · · Goals 4 and 11 also have language on providing

17· sidewalks and the proposed -- the -- the proposal widen the

18· sidewalk to ten feet along project's frontage on Sims Road.

19· Pedestrian access on the east side will be provided to preserve

20· existing trees, which needs the intent of Goal 11 and sidewalks

21· and access are proposed on both development options.

22· · · · · · And based on these considerations, Planning Commission

23· Staff finds the proposed planned development consistent with the

24· Comprehensive Plan subject to the conditions proposed by the

25· Development Services Department.
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·1· · · · · · HEARING MASTER:· All right.· Thank you so much.· Is

·2· there anyone in the room or on that would like to speak in

·3· support?· Anyone in favor?· I'm seeing no one.

·4· · · · · · Anyone in opposition to this request?· No one.

·5· · · · · · All right.· Ms. Heinrich, anything else?

·6· · · · · · MS. HEINRICH:· No, ma'am.

·7· · · · · · HEARING MASTER:· Ms. Batsel.

·8· · · · · · MS. BATSEL:· Nothing.

·9· · · · · · HEARING MASTER:· All right.· Then with that, we'll

10· close Rezoning 23-0992 and go to the next case.

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25
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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
· · · · · · · · · · · · · · ·Land Use Hearing Master
·

· · · · · · · DATE:· · · · · Tuesday, January 16, 2024

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 7:48 p.m.
·

·

· · · · · · · · · LOCATION:· ·Hillsborough County BOCC
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · Tampa, Florida 33601

·

·

·

·

·

· · Reported by:
· · Diane DeMarsh, AAERT No. 1654
·

·
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·1· the February 20, 2024 Zoning Hearing Master Hearing.

·2· · · · · · Item· A.16, Rezoning PD 23-0918.· This application is

·3· out of order to be heard and is being continued to the

·4· March 25, 2024 Zoning Hearing Master Hearing.

·5· · · · · · Item A.17, Major Mod Application 23-0951.· This

·6· application is out of order to be heard and is being continued

·7· to the February 20, 2024 Zoning Hearing Master Hearing.

·8· · · · · · Item A.18, Specially Use General 23-0955.· This

·9· application is out of order to be heard and is being continued

10· to the February 20, 2024 Zoning Hearing Master Hearing.

11· · · · · · Item A.19, Rezoning PD 23-0992.· This application is

12· being continued by Staff to the February 20, 2024 Zoning Hearing

13· Master Hearing.

14· · · · · · Item A.20, Rezoning PD 23-0993.· This application is

15· out of order to be heard and is being continued to the

16· February 20, 2024 Zoning Hearing Master Hearing.

17· · · · · · Item A.21, Rezoning PD 23-0994.· This application is

18· being continued by the applicant to the February 20, 2024 Zoning

19· Hearing Master Hearing.

20· · · · · · Item A.22, Rezoning PD 23-0997.· This application is

21· out of order to be heard and is being continued to the

22· February 20, 2024 Zoning Hearing Master Hearing.

23· · · · · · Item A.23, Major Mod Application 24-0029.· This

24· application is out of order to be heard and is being continued

25· to the February 2024 Zoning Hearing Master Hearing.
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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, December 18, 2023

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 8:18 p.m.
·

·

·

· · · · · · · · · LOCATION:· ·Hillsborough County BOCC
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · 26th Floor Boardroom
· · · · · · · · · · · · · · · Tampa, Florida 33601
·

·

·

· · Reported by:
· · Diane DeMarsh, AAERT No. 1654
·

·

·
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·1· 2024 ZHM hearing.

·2· · · · · · Item A.24, Special Use 23-0955.· This application is

·3· out of order to be heard and is being continued to the January

·4· 16, 2024 ZHM hearing.

·5· · · · · · Item A -- or Agenda item A.25, PD 23-0992.· This

·6· application is out of order to be heard and is being continued

·7· to the January 16, 2024 ZHM hearing.

·8· · · · · · Item A.26, PD 23-0993.· This application is out of

·9· order to be heard and is being continued to the January 16, 2024

10· ZHM hearing.

11· · · · · · Item A.27, PD 23-0994.· This application is out of

12· order to be heard and is being continued to the January 16, 2024

13· ZHM hearing.

14· · · · · · Item A.28, PD 23-0997.· This application is being

15· continued by the applicant to the January 16, 2024, ZHM hearing.

16· · · · · · Item A.29, Standard Rezoning 23-1041.· This

17· application is out of order to be heard and is being continued

18· to the January 16, 2024 ZHM hearing.

19· · · · · · Item A30, Standard Rezoning 24-0074.· This application

20· is being continued by staff to the January 16, 2024, ZHM

21· hearing.

22· · · · · · And that concludes our continuances.

23· · · · · · HEARING MASTER:· Thank you so much.· I appreciate it.

24· · · · · · Let me start by going over our hearing procedures for

25· tonight's hearing.· Our hearing today consists of agenda items
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F:\Groups\WPODOCS\Zoning\Hearing Forms\Hearing – Exhibit List 

APPLICATION # SUBMITTED BY EXHIBITS SUBMITTED HRG. MASTER 
YES OR NO 

RZ 23-0776 Rosa Timoteo 1. Revised Staff Report - Email Yes (Copy) 

RZ 23-0783 Rosa Timoteo 1. Revised Staff Report - Email Yes (Copy)  

RZ 23-0993 Julian Massey 1. Planning Commission revised map Yes (Copy) 

RZ 23-0993 Rosa Timoteo 2. Revised Staff Report Yes (Copy) 

RZ 24-0142 Michael Brooks 1. Applicant Presentation Packet No 

RZ 24-0142  Bradford Monroe 2. Opponent Presentation Packet No 

RZ 24-0142 Mike Mezrah 3. Opponent Letter No 

RZ 24-0142 Kenneth Tinklor 4. Proponent Presentation Packet No 

RZ 24-0146 Rosa Timoteo 1.       Revised Staff Report - Email Yes (Copy) 

RZ 24-0146 Kami Corbett 2. Applicant Presentation Packet – thumb drive No 

RZ 24-0074 Todd Pressman 1. Applicant Presentation Packet – thumb drive No 

RZ 24-0195 Todd Pressman 1. Applicant Presentation Packet – thumb drive No 

RZ 23-0472 Rosa Timoteo 1. Revised Staff Report - Email Yes (Copy) 

RZ 23-0472 Todd Pressman 2. Applicant Presentation Packet – thumb drive No 

RZ 23-0472 Julie Hirst 3.   Opponent Presentation Packet No 

RZ 23-0472 Suisan Pritchard 4.   Opponent Presentation Packet No 

RZ 23-0472 Jennifer Fontana 5.   Opponent Presentation Packet No 

RZ 23-0785 Ryan Manasse 1.   Applicant Presentation Packet No 

MM 23-0951 Todd Pressman 1.   Applicant Presentation Packet – thumb drive No 

MM 23-0951 Kris Bryant 2.   Proponent Presentation Packet No 

MM 23-0951  Todd Pressman 3.   Applicant Letter No 

MM 23-0951 Kristen Barrett 4.   Opponent Petitions No 

RZ 23-0992 Rosa Timoteo 1. Revised Staff Report - Email Yes (Copy) 

RZ 23-0992 Elise Batsel 2.   Applicant Presentation Packet Yes (Copy) 

RZ 24-0033 Kevin Reali 1.   Applicant Presentation Packet No 
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Rezoning Application: PD 23-0992  
Zoning Hearing Master Date: February 20, 2024  

BOCC Land Use Meeting Date: April 9, 2024  

 

Page 1 of 17 
Template created 8-17-21 

Development Services Department 

1.0 APPLICATION SUMMARY  

Applicant: Shree Kulkarni 
 

FLU Category: SMU-6 

Service Area: Urban 

Site Acreage: 17.04 

Community Plan Area: Riverview 

Overlay:  None 

 
Introduction Summary: 
This is a request to rezone three five parcels to Planned Development (PD) to develop multi-family housing on the 
property. Two development options with differing residential dwelling types are proposed in the request to give the 
applicant flexibility. Option one proposes townhome dwellings, each on their own platted lot and option two proposes 
Cottage-Style multifamily dwellings developed on a single lot. The applicant will utilize the Residential Infill Density 
Bonus described in Objective 23 of the Future Land Use Plan to allow for a total of 123 dwelling units.  

 
Zoning: Existing  Proposed 
District(s) AR PD 18-1457 RSC-6 MH PD 23-0992 

Typical General Use(s) Single-Family 
Residential/Agricultural 

Single-Family 
Residential 

(Conventional Only) 

Single-Family Residential 
(Conventional/Mobile 

Home) 
Multi-family residential 

Acreage ~6.8 ~9.6 ~.50 ~16.9117.04 

Density/Intensity 217,800 sf / DU 5.93 DU/GA 7,000 sf / DU 7.21 DU/GA 
Mathematical 
Maximum*  1 DU 57 DU 0 DU 1232 DU 

*number represents a pre-development approximation  
 

Development 
Standards: Existing  Proposed 

District(s) AR PD 18-1457 RSC-6 MH PD 23-0992 
Townhomes 

PD 23-0992 
Cottage Style Multi-Family 

Lot Size / Lot Width 217,800 sf / 
150’  5,000 sf / 50’ 7,000 sf 1,440 sf / 16’ N/A 

Setbacks/Buffering 
and Screening 

50’ Front 
50’ Rear  
25’ Sides 

20’ Front 
20’ Rear 
5’ Sides 

25’ Front 
7.5’ Side 
25’ Front 

20’ Front 
15’ Rear 
5’ Sides 

20’ Front 
15’ Rear 
5’ Sides 

Height 50’ 35’ 35’ 27’ 20’ 
 

Additional Information:  
PD Variation(s) None requested as part of this application 
Waiver(s) to the Land Development Code None requested as part of this application 
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Planning Commission Recommendation: 
Consistent 

Development Services Recommendation: 
Approvable, subject to proposed conditions 

 
2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

 

Context of Surrounding Area: 
The 16.9117.04 +/- acre site is located on the north side of Symmes Road and is approximately 820 feet to west of US 
Highway 301. The site is in the Urban Service Area and within the Riverview Community Planning Area. It is primarily 
surrounded by mobile homes, single-family homes, and commercial uses located at the intersection of Symmes and 
US Highway 301 to the east. Adjacent to the east lies a stormwater pond maintained by Florida Department of 
Transportation (FDOT).  
 
 

 
 
 
 
 



APPLICATION NUMBER: PD 23-0992 
ZHM HEARING DATE: February 20, 2024 
BOCC LUM MEETING DATE: April 9, 2024 Case Reviewer: Jared Follin   

  

Page 3 of 17 

2.0 LAND USE MAP SET AND SUMMARY DATA  

2.2 Future Land Use Map 

 

 

Subject Site Future Land Use Category: Suburban Mixed Use- 6 (SMU- 6) 

Maximum Density/F.A.R.: 6.0 dwelling units per gross acre 

Typical Uses: 

Residential, suburban scale neighborhood commercial, office uses, 
research corporate park uses, light industrial multi-purpose and clustered 
residential and/or mixed-use projects at appropriate locations. 
Neighborhood Commercial uses shall meet locational criteria or be part of 
larger mixed use planned development. Office uses are not subject to 
locational criteria.  
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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 PD 02-1239 90 dwelling units (3.81 
du/acre) 

Single-family 
conventional, mobile 

homes 
single-family conventional 

South 
AS- 1,  

RSC- 3,  
PD 13-0121 

1.0 du/acre 
.33 du/acre 

188 dwelling units 
(4.28 du/acre) 

Single-family 
conventional, mobile 

homes 

Single-family conventional, 
mobile home, church 

East  
RSC-6 (MH) 
RSC-9 (MH) 

AR 

.16 du/acre 

.11 du/acre 

.20 du/acre 

Single-family 
conventional, mobile 

homes 
Mobile Homes 

West RSC-6 (MH) .16 du/acre 
Single-family 

conventional, mobile 
homes 

Mobile Homes 
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2.0 LAND USE MAP SET AND SUMMARY DATA  
2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan) 

 

Development Option 1 - Townhomes 
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Development Option 2 – Cottage-Style Homes 
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT)  

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

Symmes Rd. County Collector - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Missouri Ave. County Local - 
Rural 

8 Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

Project Trip Generation 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 604 47 63 
Proposed 887 59 70 
Difference (+/1) +283 +12 +7 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North  None None Meets LDC 
South x None None Meets LDC 
East x None None Meets LDC 
West  None None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance 
Road Name/Nature of Request Type Finding 
Symmes Rd./Substandard Roadway Design Exception Requested Approvable 
Missouri Ave./Substandard Roadway Design Exception Requested Approvable 
Notes: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No 

 

Natural Resources  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

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

Credit        
 Wellhead Protection Area                       
 Surface Water Resource Protection Area  

 Potable Water Wellfield Protection Area 
 Significant Wildlife Habitat  
 Coastal High Hazard Area 
 Urban/Suburban/Rural Scenic Corridor 
 Adjacent to ELAPP property 
 Other _________________________ 

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

See Report 

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 
Townhouse (Fee estimate is based on a 1,500 s.f., 1-2 Story)                                                   
Mobility: $6,661       
Parks: $1,957                                                                         
School: $7,027                                                                       
Fire: $249                                                                               
Total per Townhouse: $15,894   
 
Multi-family (Fee estimate is based on a 1,200 s.f., 1-2 story)               
Mobility: $6,661  
Parks: $1,555                      
School: $3,891 
Fire: $249     



APPLICATION NUMBER: PD 23-0992 
ZHM HEARING DATE: February 20, 2024 
BOCC LUM MEETING DATE: April 9, 2024 Case Reviewer: Jared Follin   

  

Page 9 of 17 

Total per unit Multi-family: $12,356 
 
Single Family Detached (Fee estimate is based on a 2,000 s.f.)           
Mobility: $9,183                     
Parks: $2,145     
School: $8,227             
Fire: $335                        
Total per House: $19,890 

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  
 
This is a request to rezone a 17.04-acre tract from Planned Development 18-1457, Residential Single-Family 
Conventional-6 MH (RSC-6 MH), and Agricultural Rural (AR) to a Planned Development to allow the construction of a 
multi-family development. This application includes two development options to permit residential townhomes or 
cottage-style multi-family at 6.0 dwelling units per acre. The Residential Infill Density bonus has been applied to the 
project to allow up to 123 units or 7.2 dwelling units per acre.  
 
The subject property is located at 10508 Symmes Road and is within the Riverview Community Plan. The surrounding 
area is primarily residential in nature consisting of single-family conventional homes and mobile home neighborhoods 
at various densities. Commercial uses lie nearby to the east along US Highway 301 which includes convenience stores, 
a supermarket, restaurants, and other commercial uses.  
 
The property is located within the Urban Service Area. 
 
The applicant’s Planned Development proposes two development options for multi-family development at a maximum 
of 123 dwelling units. Option one would develop townhomes on the property with a maximum height of 27’ or 2-
stories. Townhome buildings would have up to 4 or 6 townhome units and would include garages. With this option, the 
property would be subdivided with a minimum lot size of 16’ x 90’. Option two would be to develop Cottage-style 
homes. These would be free-standing structures and be either 1-, 2-, or 3-bedroom units at maximum building height 
of 20’ or 1-story. Structures would include either one or two units, but the property would not be subdivided and 
would be developed as one property. Each cottage would have their own fenced backyard and be connected to 
sidewalks. For both options, a minimum 20’ building setback will be required along each property line.  
 
The buffer and screening requirements proposed for the development follow the typical code requirements for multi-
family developments and no variations or waivers were requested. The north, east, and western boundaries will have a 
5’ Type A buffer and screening and the south boundary will have a 15’ Type B buffer along Symmes Road. 
 
The subject property is designated as SMU-6 on the Future Land Use Plan. The proposed zoning is consistent with the 
Future Land Use Plan and is being supported by Planning Commission. Development Services does not have any 
compatibility concerns with the proposed Planned Development. The proposed residential density is appropriate to 
the area and is supported by nearby commercial uses. We find the buffer yard and screening standards will protect the 
adjacent residential uses from the proposed higher density development and will negate any potential negative 
impacts. The proposed maximum height for Development Option 1 is 27’. While the 2:1 setback requirement is not 
being met with this development option, the height is less than all standard residential zoning districts and represents 
the max height of the roofline. The applicant states the eaves of the structures will be lower. This will ensure the 
surrounding uses are not impacted by towering structures. In addition, the 2:1 setback requirement is being met in 
Development Option 2, which will have a maximum height of 20’.   
 
5.2 Recommendation      
 
Based on the above considerations, staff finds the proposed Planned Development district, subject to the conditions, 
approvable.  
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6.0 PROPOSED CONDITIONS  
 
Requirements prior to Certification: 

1. In the Lot Development Standards table, setbacks and building separations for corner lots shall be amended to 
match the front yard setback. 

2. Prior to site plan certification, developer replace site plan call outs stating “+/-5.0’ RIGHT-OF-WAY 
CONVEYANCE AREA (SEE CONDITIONS OF APPROVAL)” to “+/-5.0’ RIGHT-OF-WAY CORRIDOR PERSERVATION 
AREA (SEE CONDTIONS OF APPROVAL)”. 

 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
January 29th, 2024. 
 

1. The site shall be permitted two development options. Option one is approved for 123 multi-family townhome 
units; Option two is approved for 123 cottage-style multi-family units. The site shall be developed in 
accordance with the following design standards: 

 
a. Option One – Townhomes 

  
Minimum Front Setback 20 feet 
Minimum Side Setback 5 feet 
Minimum Rear Setback 15 feet 
Minimum Building Perimeter Setback  20 feet 
Minimum Lot Size  1,440 square feet 
Minimum Lot Width 16 feet 
Maximum Building Height 27 feet 

 
b. Option Two – Cottage-Style Multi-Family*  

 
Minimum Front Building Separation 15 feet 
Minimum Side Building Separation 10 feet 
Minimum Rear Building Separation 20 feet 
Minimum Building Perimeter Setback  20 feet 
Minimum Lot Size  NA 
Minimum Unit Size 550 square feet 
Maximum Building Height 20 feet 

*Cottage-Style Multi-Family shall be defined as free-standing units consisting of one, two, and three-bedroom 
units, with either one or two units attached. These cottages are not platted within individual lots and there is 
no minimum lot width or lot coverage standards; however, minimum building separation standards are 
included.  
 

2. The Residential Infill Density bonus shall only apply to the south 660 feet of the subject site parallel to Symmes 
Road.   

2.3. The development shall adhere to the following buffer and screening standards: 
a. A 5’ Type A buffer shall be provided along the perimeter of the site, except along the southern 

boundary. Buffer shall include a 6’ privacy fence.  
b. A 15’ Type B Buffer shall be provided along Symmes Road 

3.4. All setbacks and buffers along the southern boundary will be taken from the ROW preservation line, including 
the 15’ landscape buffer.  
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4.5. Buffers will not be platted as part of the lots and will be a separate tract owned and maintained by the HOA or 
similar entity.  

5.6. The project shall be permitted one access connection on Symmes Rd and one access connection to Missouri 
Ave. as depicted on the PD site plan.  

6.7. If PD 23-0992 is approved, the County Engineer will approve a Design Exception (dated February 8, 2024) 
which was found approvable by the County Engineer (on February 9, 2024) for Missouri Ave. substandard road 
improvements. As Missouri Ave. is a substandard local roadway, the developer will be required to make the 
following improvements consistent with the approved Design Exception: 

a. Construct a TS-3 urban local roadway section from the project entrance to Poinsettia St. with a 5-foot 
sidewalk along the south side. 

b. Construct 5-foot sidewalk on the south side of the existing roadway section from Poinsettia St. to US 
Hwy 301.  

7.8. If PD 23-0992 is approved, the County Engineer will approve a Design Exception (dated February 8, 2024) 
which was found approvable by the County Engineer (on February 9, 2024) for Symmes Rd. substandard road 
improvements. As Symmes Rd. is a substandard collector roadway, the developer will be required to construct 
a 10-foot wide sidewalk along the project frontage. 

8.9. The existing right of way in the vicinity of the project appears to be sufficient to accommodate the future 2-
lane enhanced facility identified in the County Corridor Preservation Plan. However, at the time of site 
development, the developer will need to verify if there is sufficient right of way along the project’s frontage. If 
sufficient right of way exists, no additional right of way will be required to be preserved.  

9.10. The segment of unimproved Missouri Ave, between the project access point and the intersection with 
Poinsettia St., to be improved shall not be accepted for maintenance by the County. As such, the developer 
shall assume maintenance of said segment of roadway in perpetuity.  

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

11.12. Construction access shall be limited to those locations shown on PD site plan which are also proposed 
vehicular access connections. The developer shall include a note in each site/constructions plan submittal 
which indicates same.  

12.13. The presence of the wetlands to the northwest will not allow screening to be placed within them. 
Existing vegetation can be used to meet screening requirements, or if no vegetation or insufficient vegetation, 
screening to be placed outside of the wetland setback.  

13.14. The subject property shall be subject to the parking requirements of Section 6.05.02 of the 
Hillsborough County Land Development Code.  

14.15. 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.  

15.16. 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. 

16.17. Any interim agricultural operations shall not result in the destruction of trees or the natural plant 
community vegetation on the property. Any application to conduct land alteration activities on the property 
must be submitted to the Natural Resources Team of the Planning and Growth Management Department for 
review and approval. Use of the agricultural exemption provision to the Land Alteration regulations is 
prohibited. 

17.18. 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 
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vested right to environmental approvals. 
18.19. The construction and location of any proposed environmental impacts are not approved by this 

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

19.20. 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.  

20.21. 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.  

21.22. 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).  

22.23. 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. 

23.24. If the notes and/or graphics on the site plan are in conflict with specific zoning conditions and/or the 
Land Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically 
conditioned otherwise.  References to development standards of the LDC in the above-stated conditions shall 
be interpreted as the regulations in effect at the time of preliminary site plan/plat approval. 

24.25. The development of the project shall proceed in strict accordance with the terms and conditions 
contained in the Development Order, the General Site Plan, the land use conditions contained herein, and all 
applicable rules, regulations, and ordinances of Hillsborough County. 

25.26. 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:  

J. Brian Grady
Mon Feb 12 2024 11:25:04

J. Brian Grady
Tue Feb 20 2024 15:52:09

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

1. The development is utilizing the Residential Infill Density bonus described in the Future Land Use Plan. The 
density bonus will allow them to calculate the number of dwelling units at a higher density within the area that 
is 660’ from the frontage of Symmes Road. Future Land Use designation SMU-6 allows up to 6 dwelling units 
per acre; however, the density bonus gives an additional 3 dwelling units per acre within the described area. 
This will allow them to add an additional 22 units to the project for a maximum 123 units.   
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 2/09/2024 
REVIEWER: Richard Perez, AICP     AGENCY/DEPT: Transportation 
PLANNING AREA/SECTOR:  RV/South   PETITION NO:  PD 23-0992 
  

  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 conditions. 
 
 
CONDITIONS OF APPROVAL 
 The project shall be permitted one access connection on Symmes Rd and one access connection to 

Missouri Ave. as depicted on the PD site plan.   
 
 If PD 23-0992 is approved, the County Engineer will approve a Design Exception (dated February 8, 

2024) which was found approvable by the County Engineer (on February 9, 2024) for Missouri Ave. 
substandard road improvements. As Missouri Ave. is a substandard local roadway, the developer will 
be required to make the following improvements consistent with the approved Design Exception: 

a. Construct a TS-3 urban local roadway section from the project entrance to Poinsettia St. 
with a 5-foot sidewalk along the south side.  

b. Construct 5-foot sidewalk on the south side of the existing roadway section from Poinsettia 
St. to US Hwy 301. 
 

 If PD 23-0992 is approved, the County Engineer will approve a Design Exception (dated February 8, 
2024) which was found approvable by the County Engineer (on February 9, 2024) for Symmes Rd. 
substandard road improvements. As Symmes Rd. is a substandard collector roadway, the developer 
will be required to construct a 10-foot wide sidewalk along the project frontage. 
 

 The existing right of way in the vicinity of the project appears to be sufficient to accommodate the 
future 2-lane enhanced facility identified in the County Corridor Preservation Plan. However, at the 
time of site development, the developer will need to verify if there is sufficient right of way along the 
project's frontage.  If sufficient right of way exists, no additional right of way will be required to be 
preserved. 

 
 The segment of unimproved Missouri Ave, between the project access point and the intersection with 

Poinsettia St., to be improved shall not be accepted for maintenance by the County. As such, the 
developer shall assume maintenance of said segment of roadway in perpetuity. 

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

pedestrian access may be permitted anywhere along the project boundaries. 
 

 Construction access shall be limited to those locations shown on PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each site/construction 
plan submittal which indicates same. 
 

 



OTHER CONDITIONS: 
 Prior to site plan certification, developer replace site plan call outs stating “+/-5.0’ RIGHT-OF-WAY 

CONVEYANCE AREA (SEE CONDITIONS OF APPROVAL)” to “+/-5.0’ RIGHT-OF-WAY 
CORRIDOR PRESERVATION AREA (SEE CONDITIONS OF APPROVAL”. 

 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to rezone several parcels, totaling +/- 17.04 acres, from Planned Development 
(PD) 18-1457, Residential/Single-Family Conventional 6 (RSC-6), and Agricultural Residential (AR) to 
Planned Development to construct 123 multi-family or town home units. The site is located on the north 
side of Symes Rd., approximately 75 feet west of Warren Oaks Pl.  The Future Land Use designation is 
Suburban Mixed Use 6 (SMU-6) and Residential 4 (RES-4).   
 
Trip Generation Analysis 
The applicant submitted a trip generation and site access analysis as required by the Development Review 
Procedures Manual (DRPM).  Staff has prepared a comparison of the trips potentially generated under the 
existing and proposed zoning designations, utilizing a generalized worst-case scenario. Data presented 
below is based on the Institute of Transportation Engineer’s Trip Generation Manual, 11th Edition.  
 
Existing Zoning  

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak     
Hour Trips 

AM PM 
PD: 57 Single-Family Dwelling Units (ITE LUC 210) 538 42 56 
AR: 6 Single-Family Detached Units (ITE Code 210) 57 4 6 
RSC: 1 Single-Family Dwelling Units (ITE LUC 210) 9 1 1 

Subtotal: 604 47 63 

Proposed Rezoning 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak      
Hour Trips 

AM PM 
PD:123 Town Home Units (ITE 215) 887 59 70 

Trip Generation Difference 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak        
Hour Trips 

AM PM 
Difference (+)283 (+)12 (+)7 

The proposed PD rezoning is anticipated to increase the number of trips potentially generated by 
development on the site by 283 average daily trips, 12 a.m. peak hour trips, and 7 p.m. peak hour trips. 
 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
Symmes Road is a 2-lane, undivided, collector roadway characterized by +/- 22 feet of pavement in average 
condition.  The roadway lies within +/- 82 to 100 feet of right of way.  There are no bicycle facilities or 
paved shoulders along Symmes Road in the vicinity of the proposed project.  There are +/- 5 foot wide 
sidewalk along the north side of Symmes Road. 
 
According to the Hillsborough County Transportation Technical Manual a TS-7 rural collector roadway 
typical section has 12-foot lanes with 5-foot paved shoulders and sidewalks on both sides within a 
minimum of 96 feet of right-of-way.  The applicant has submitted a Section 6.04.02.B Administrative 
Variance request to waive improvements to the roadway.  The proposed administrative variance is 
discussed in greater detail under the section titled Requested Administrative Variance herein. 
 



Staff notes that the applicant’s proposed PD site plan proffers a new 10-foot-wide sidewalk, approximately 
520 feet in length, along the project’s frontage on Symmes Rd. 
 
Symmes Rd. is identified in the County Corridor Preservation Plan as a future 2-lane enhanced collector 
roadway.  As such a minimum of 97 feet of right-of-way may be required to construct a future TS-5, Urban 
Collector Roadway plus an 11-foot enhancement.  
 
Missouri Ave. is a 2-lane, substandard, local rural roadway.  The segment of right of way from the project 
access to Poinsettia St. is unimproved. The segment of roadway, from Poinsettia St. to US Hwy 301, is 
characterized by 10-foot wide travel lanes with no curb or paved shoulders, lying within a +/-50 foot right-
of-way width. There are no sidewalks.    
 
According to the Hillsborough County Transportation Technical Manual a TS-7 rural collector roadway 
typical section has 12-foot lanes with 5-foot paved shoulders and sidewalks on both sides within a 
minimum of 96 feet of right-of-way.  The applicant is proposing a design exception to construct the 
unimproved segment to the TS-3, urban local roadway standard, and construct a sidewalk from the project 
entrance to US Hwy 301. The proposed design exception is discussed in greater detail under the section 
titled Requested Design Exception herein. 
 
 
SITE ACCESS AND CONNECTIVITY 
The PD site plan proposes primary access on Symmes Rd. and a secondary access on Missouri Ave. 
 
The PD site plan indicates that the projects internal circulation between project access connection points 
and project residential units will be served by private drives as opposed to roadways. Staff notes that the 
proposed improvements to Missouri Ave., discussed in greater detail, herein include an approximately 160-
foot segment of unimproved County right-of-way. Said improvements will allow the project to take access 
to Missouri Ave. However, pursuant to Hillsborough County Comprehensive Plan Mobility Plan Policy 
4.1.4., the County cannot accept this segment of roadway improvement for maintenance as the 
improvement will only serve the project access and will not connect between two or more roadways defined 
as arterial, collector, or major local roads because the project’s internal circulation will be served by private 
drives.  As such a condition of approval that the developer shall be responsible for maintenance of the 
segment of roadway is proposed. 
 
As demonstrated by the site access analysis submitted by the applicant’s traffic engineer, the project does 
not meet warrants for site access improvements (i.e. turn lanes) at the project’s access connections.  
 
Notwithstanding anything shown in the PD site plan or in the PD conditions to the contrary, pedestrian 
access may be permitted anywhere along the project boundary consistent with the LDC. 
 
 
REQUESTED DESIGN EXCEPTION: MISSOURI AVE. 
As Missouri Ave. is a substandard local roadway, the applicant’s Engineer of Record (EOR) submitted a 
Design Exception request for the roadway (February 8, 2024) to determine the specific improvements that 
would be required by the County Engineer.  Based on factors presented in the Design Exception request, 
the County Engineer found the Design Exception request approvable (on February 9, 2024). The developer 
will be required to make the following improvements consistent with the approved Design Exception: 
 
a. Construct a TS-3 urban local roadway section from the project entrance to Poinsettia St. with a 5-foot 

sidewalk along the south side.  
 

b. Construct 5-foot sidewalk on the south side of the existing roadway section from Poinsettia St. to US 
Hwy 301. 

 
If this zoning is approved, the County Engineer will approve the Design Exception request. 
 



 
 
 
 
REQUESTED DESIGN EXCEPTION:  SYMMES RD. 
As Symmes Rd. is a substandard local roadway, the applicant’s Engineer of Record (EOR) submitted a 
Design Exception request for the roadway (February 8, 2024) to determine the specific improvements that 
would be required by the County Engineer.  Based on factors presented in the Design Exception request, 
the County Engineer found the Design Exception request approvable (on February 9, 2024). The developer 
will be required to construct a 10-foot-wide sidewalk along the project frontage on Symmes Rd. consistent 
with the approved Design Exception. 
 
 

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Missouri Ave. is not a regulated roadway in the Hillsborough County Level of Service (LOS) report. 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS 

SYMMES RD  US HWY 41 US HWY 301 D C 

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

 



From: Williams, Michael [WilliamsM@hcfl.gov]
Sent: Friday, February 9, 2024 3:29 PM
To: Steven Henry [shenry@lincks.com]
CC: brian@serenitycm.com; Elise Batsel [ebatsel@stearnsweaver.com]; Suzanne Walker 
[swalker@stearnsweaver.com]; Follin, Jared [FollinJ@hcfl.gov]; Perez, Richard 
[PerezRL@hcfl.gov]; Tirado, Sheida [TiradoS@hcfl.gov]; De Leon, Eleonor 
[DeLeonE@hcfl.gov]; PW-CEIntake [PW-CEIntake@hcfl.gov]
Subject: FW: RZ PD 23-0992 - Design Exceptions Review
Attachments: 23-0992 DEAdd 02-08-24_2.pdf; 23-0992 DEAdd 02-08-24_1.pdf

Importance: High

Steve,
I have found the attached two Design Exceptions (DE) for PD 23-0992 APPROVABLE.

Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hcfl.gov or 813-307-1707) after the BOCC approves the PD zoning or PD 
zoning modification related to below request. This is to obtain a signed copy of the DE/AV.

If the BOCC denies the PD zoning or PD zoning modification request, staff will request that you withdraw 
the AV/DE. In such instance, notwithstanding the above finding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the finding was predicated on a specific development program 
and site configuration which was not approved).

Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with 
your initial plat/site/construction plan submittal. If the project is already in preliminary review, then you 
must submit the signed document before the review will be allowed to progress. Staff will require 
resubmittal of all plat/site/construction plan submittals that do not include the appropriate signed 
AV/DE documentation.

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hcfl.gov

Mike

Michael J. Williams, P.E.
Director, Development Review
County Engineer
Development Services Department

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

1



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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe

Please note: All correspondence to or from this office is subject to Florida’s Public Records law.

From: Tirado, Sheida <TiradoS@hcfl.gov> 
Sent: Friday, February 9, 2024 1:28 PM
To: Williams, Michael <WilliamsM@hcfl.gov>
Cc: De Leon, Eleonor <DeLeonE@hcfl.gov>; Perez, Richard <PerezRL@hcfl.gov>
Subject: RZ PD 23-0992 - Design Exceptions Review
Importance: High

Hello Mike,

The attached DEs are approvable to me, please include the following people in your response.

shenry@lincks.com
brian@serenitycm.com
ebatsel@stearnsweaver.com
swalker@stearnsweaver.com
follinj@hcfl.gov
perezrl@hcfl.gov

Best Regards,

Sheida L. Tirado, PE (she/her/hers)
Transportation Review Manager
Development Services Department

P: (813) 276-8364
E: tirados@HCFLGov.net
W: HCFLGov.net

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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe

Please note: All correspondence to or from this office is subject to Florida’s Public Records law.
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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 

Symmes Rd. County Collector 
- Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Missouri Ave. County Local - 
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 604 47 63 
Proposed 887 59 70 
Difference (+/-) +283 +12 +7 
*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  None None Meets LDC 
South X None None Meets LDC 
East X 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 
Symmes Rd./Substandard Roadway Design Exception Requested Approvable 
Missouri Ave./Substandard Roadway Design Exception Requested Approvable 
Notes: 

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 See report. 
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