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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Chelsea D. Hardy, Director of 
Land Acquisition, Lennar

FLU Category: Suburban Mixed Use – 6 (SMU-6)
Service Area: Urban

Site Acreage: 227.78 (208.67 Upland)
Community Plan Area: Apollo Beach

Overlay: None

Introduction Summary
The applicant is requesting a rezoning from Agricultural, Rural (AR) to Planned Development (PD) to accommodate 
the development of up to 750 single-family attached and detached dwellings on 227.78 acres located approximately 
550 feet north of the 30th Street NE and Waterset Boulevard intersection in the Apollo Beach Community Planning 
Area.

Zoning Existing Proposed
District AR PD

Typical General Use(s) Single-Family Residential/Agricultural Residential, Single-Family Detached and Attached

Acreage 227.78 227.78

Density/Intensity 1 unit per 5 acres 3.3 units per gross acre

Mathematical Maximum* 45 units 750 units
*number represents a pre-development approximation
Development 
Standards Existing Proposed

District AR
PD

Single-Family, Attached Single-Family Detached
Lot Size / Lot 
Width

5 acres / 
150’ 1,760 SF / 20’ 4,800 SF / 40’ (50’ on 

corner lots)
6,000 SF / 50’; (60’ on 
corner lots)

6,600 SF / 60’ (70’ on 
corner lots)

Setbacks/
Buffering and 
Screening

Front: 50’
Rear: 50’
Sides: 15’

Front: 20’
Front, functioning as a 

side: 10’
Garages from R/W: 20’

Rear: 10’
Interior Unit Sides: 0’

End Unit Side: 10’

Front: 10’
Front, functioning as 

a side: 15’
Garages from R/W: 

20’
Rear: 15’
Sides: 5’

Front: 20’
Front, functioning as a 

side: 15’
Garages from R/W: 

20’
Rear: 15’
Sides: 5’

Front: 20’
Front, functioning as a 

side: 15’
Garages from R/W: 

20’
50’ Rear: 50’
5’ Sides: 5’

Maximum 
Building 
Coverage

NA 75% 75% 75% 75%

Minimum 
Building 
Separation

NA 20’ 10’ 10’ 10’

Height 50’ 35’ 35’ 35’ 35’
Additional Information
PD Variation(s) None requested as part of this application
Waivers to the Land Development Code None requested as part of this application
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Planning Commission Recommendation: 
Inconsistent 

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

2.1 Vicinity Map

Context of Surrounding Area: The subject property is located in the Apollo Beach Community Planning Area between 
a 130-foot CSX right-of-way to the west and a 367-foot wide TECO utility right-of-way to the east. The predominate 
uses in the area are single-family residential with a limited amount of commercial development located along US 
Highway 41 to the west.
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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/FAR
6 dwelling units per acre / Suburban scale neighborhood commercial: 
0.25; Office uses, research corporate park, light industrial: 0.35; and 
light industrial uses may achieve an FAR up to 0.50.

Typical Uses Residential, suburban scale neighborhood commercial, office, research 
corporate park, light industrial multi-purpose, and mixed use.
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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/FAR 

Permitted by Zoning District Allowable Use Existing Use

North PD 14-0815 6 DU per GA/FAR: 0.25 Single-Family Residential, 
Regional Sports Complex Single-Family

South PD 14-0815 6 DU per GA/FAR: 0.25 Single-Family Residential Single-Family

West

M NA/FAR: 0.75

Manufacturing, processing
or assembling, intensive 
commercial and other 

industrial as appropriate

CSX R/W
Mixed-Use Warehouse

PD 22-0444 NA/FAR: 0.62 Mini Warehousing, 
Enclosed Vehicle Storage

CSX R/W
Undeveloped

AI 1 DU per GA/FAR: NA Agricultural and related.
CSX R/W

Food, packaging, processing 
warehouse, and distribution.

East PD 14-0815 NA
Single-Family Residential, 
Regional Sports Complex, 

Utilities

TECO ROW Outparcel, 
Transmission Lines

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

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

30th Street 
County 
Collector - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
Site Access Improvements 
 Substandard Road Improvements 
 Other   

Milestone Drive County Local - 
Urban 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements 
 Other   

Bellido Lane County Local - 
Urban 

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 848 36 47
Proposed 6,321 451 612 
Difference (+/-) +5,837 +415 +565
*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 Vehicular & 
Pedestrian None Meets LDC 

South Vehicular & 
Pedestrian None Meets LDC 

East X Vehicular & 
Pedestrian

Vehicular & 
Pedestrian Meets LDC 

West None None Meets LDC 
Notes:

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

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

Notes:
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments

Environmental Protection Commission   Yes 
 No

 Yes 
 No 

 Yes 
 No

Natural Resources  Yes 
 No

 Yes 
 No 

 Yes 
 No

Conservation & Environ. Lands Mgmt. Yes
 No

Yes
 No 

Yes
 No 

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

Credit 
 Wellhead Protection Area        
 Surface Water Resource Protection Area 

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

Public Facilities: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments
Transportation 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

Impact/Mobility Fees
Single Family Detached (Fee estimate is based on 2,000 square feet) 
Mobility: $  9,183 * 750 = $  6,887,250 
Parks:       $  2,145 * 750 = $  1,608,750 
School:      $  8,227 * 750 = $  6,170,250 
Fire:       $     335 * 750 = $     251,250 
Total per House:  $19,890 * 750 = $14,917,500 

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 
Staff finds the proposed single-family detached and single-family attached uses are compatible with the residential 
developments to the immediate north and south of the property, which consists of single-family, detached and single-
family, attached development. Moreover, staff finds that although multi-family development exists in the area and could 
be considered a compatible use of the property, that the existence of multi-family development precludes neither single-
family, detached, nor single-family attached as compatible uses of the property.  

Staff finds the request will have minimal impact and finds the request compatible with the surrounding zoning and 
development pattern. 

5.2 Recommendation      
Based on the considerations herein, staff finds he request approvable, subject to conditions. 



APPLICATION NUMBER: PD 23-0997
ZHM HEARING DATE: MAY 4, 2024
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL

Page 10 of 18

6.0 PROPOSED CONDITIONS

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

1. Revise 30th Street to depict a 110-foot right-of-way.

2. Label the northern east/west project road “Road A” and the southern east/west project road “Road B” on the site 
plan. Please see the following figure:

Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
April 16 , 2024.

1. Development shall be limited to 750 attached and detached single-family dwellings such that at least 25% of the 
total dwelling units shall be fee simple townhomes.

2. Buildings shall not exceed 35 feet in height above finished floor elevation.

3. Building coverage shall not exceed 75%.

4. Single-family, detached, corner lots shall be at least 50 feet wide.
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5. All single-family detached lots developed at a width less than 50 feet and corner lots with a width of 50 feet or less
shall comply with the following:

A. Setbacks shall be as follows, unless otherwise required:

Front: 10 feet; front-facing garages must be setback a minimum of 20 feet.

Front, functioning as a side: 15 feet; front-facing garages must be setback a minimum of 20 feet.

Rear: 15 feet

Sides: 5 feet

B. Single-family detached units shall provide a 2-car garage with a minimum 18-foot-wide driveway.

1) Garages shall be permitted to extend a maximum of 5 feet in front of the primary residential structure if an 
entry feature over the primary entrance facing the street is provided. The minimum garage setback shall be 
20 feet. The non-garage portion of the primary residential structure setback shall be a minimum of 25 feet.
The offset created by these two setbacks shall be occupied by an entry feature and the offset amount shall 
serve as the minimum depth required of the entry feature. The entry feature shall be permitted to extend 
further into the front yard at minimum setback of 10 feet. The entry feature shall consist of, but not be 
limited to, a covered stoop, a covered porch or other architectural feature. If no entry feature is provided,
the garage shall not be flush or placed closer to the street than any portion of the front facade.

2) Should garages be located behind the front plane of the primary residential structure, the primary residential 
structure shall provide a minimum 10-foot front yard setback and the garage shall provide a minimum 20-
foot front yard setback. The offset between these setbacks shall be a minimum of 10 feet. This offset shall 
not require the use of any entry feature or covered porch. Should an entry feature or covered porch be 
provided, the minimum front yard setback of 10 feet shall apply.

C. Garage doors shall not account for more than 60% of the width of the street facing building facade.

D. All driveways shall be located in an alternating pattern on the left or right side of the unit’s front facade. Homes
shall not have the same driveway location (left or right side) as the adjacent home. The alternating pattern may 
be adjusted at corner lots as necessary.

E. Street trees may include alternating shade and ornamental trees, subject to the review and approval of Natural 
Resources staff.

F. Each unit’s primary entrance door shall face the roadway.

G. A maximum of 40% of the units on lots under 50 feet in width shall be 1-story in height. A minimum of 60% of 
the units on lots under 50 feet in width shall be 2-stories in height. If the project will be platted by pod or phase,
individual pods or phases shall meet this requirement for each individual pod or phase submitted for plat review.
If these percentages will be blended throughout the PD, each plat shall provide a table providing the number 
and percentage of 1- story and 2-story units proposed and approved within the entire PD. If when blended an 
individual pod or phase at platting will exceed the 1-story height percentage maximum, the permissibility for 1- 
story units will be restricted accordingly elsewhere in the PD.

H. All 2-story units shall provide a transition between the first and second floor to break up the facade by using one
or more of the following:

1) A roof feature with a minimum projection of 1 foot from the wall surface. The projection shall consist of 
overhangs or other roof elements.

2) A horizontal raised banding of 6 to 8 inches in height.

3) A change in materials between the first and second floors.
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6. Building setbacks for townhome and single-family, detached lots 50 feet or wider shall be as follows.

Townhomes

Front: 20 feet 

Front, functioning as a side: 10 feet; garages must be setback a minimum of 20 feet. 

Rear: 10 feet 

Sides, not attached: 10 feet 

The additional two to one setback for buildings taller than 20 feet shall not apply. 

Single-family, detached, lots in excess of 50 feet wide. 

Front: 20 feet 

Front, functioning as a side: 15 feet; front facing garages must be setback a minimum of 20 feet. 

Rear: 15 feet 

Sides: 5 feet 

7. Notwithstanding anything shown on the Site Development Plan to the contrary, bicycle and pedestrian access may 
be permitted anywhere along the PD boundaries.

8. The project shall be served by and limited the following four (4) vehicular access connections as follows:

A. One (1) north-south local roadway which connects to Milestone Drive on the north project boundary at a
location shown on the Site Development Plan; and 

B. One (1) north-south local roadway which connects to Bellido Lane on the south project boundary at a location 
shown on the Site Development Plan; and 

C. One (1) east-west roadway local roadway, with a minimum right-of-way width of sixty (60) feet, which connects
to 30th Street on the east project boundary at a location shown on the Site Development Plan (“Road A”); and 

D. One (1) east-west roadway local roadway which connects to 30th Street on the east project boundary at the
location shown on the Site Development Plan near the south property boundary (“Road B”).

The roadway connection to Milestone Drive shall not be made until the North Segment has been substantially 
completed for beneficial use. The roadway connection to Bellido Lane shall not be made until the South Segment 
has been substantially completed for beneficial use. 

9. Construction access shall be limited to locations along the 30th Street Connection. The developer shall include a 
note in each site/construction plan submittal which indicates same.

10. Prior to or concurrent with the initial increment of development, the developer shall construct a north/south 
collector road along the eastern boundary of the project as generally shown on the Site Development Plan (“30th 
Street Connection”).

E. The 30th Street Connection shall be designed and permitted as a two (2) lane collector roadway (expandable to 
4-lanes on the inside lane) that connects at the project’s north and south property boundaries with existing
right-of-way and roadway improvements for 30th Street constructed as part of the Waterset Development of 
Regional Impact (DRI).

F. The developer shall dedicate and convey to Hillsborough County the following public right-of-way along the
project’s eastern boundary: (a) a minimum of 110-feet to accommodate the 30th Street Connection as generally 
shown on the Site Development Plan, and (b) an additional minimum 11-feet as necessary to accommodate the 
Site Access Improvements specified in Conditions 5.b. and 5.c., below. Although not warranted by impacts of 
this development, developer may elect to additionally dedicate and convey to Hillsborough County the land 
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located between the project’s eastern boundary and the eastern boundary of the above-described right-of-way 
for the 30th Street Connection. 

G. The develop may elect to construct the 30th Street Connection in two (2) phases consisting of a North Segment
(which shall extend from the project’s north property boundary to Road A) and a South Segment (which shall 
extend from the project’s south property boundary to Road A). The North and South Segments shall include the
respective Site Access Improvements described in Condition 5 below.

H. No building permits shall be issued until the 30th Street Connection has been designed and permitted, and 
construction has commenced on the North Segment and/or the South Segment, subject to the following:

no more than 700 building permits shall be issued for dwelling units within the project prior to 
Hillsborough County approval of a traffic signal design for the intersection of 30th Street and Paseo 
Al Mar Boulevard; provided, this limitation shall not be applicable if a warrant analysis does not 
demonstrate the need for a traffic signal at the subject intersection within the time period provided 
for in Condition 12.C. 

I. No occupancy of any buildings will be permitted, and no certificates of occupancy shall be issued, temporary or
otherwise, until such time the North Segment or the South Segment has been substantially completed for
beneficial use, subject to the following:

1) no more than 300 certificates of occupancy for dwelling units within the project shall be issued for the 
project prior to the entire 30th Street Connection being substantially completed for beneficial use; and 

2) no more than 700 certificates of occupancy for dwelling units within the project shall be issued prior to a 
traffic signal being designed, permitted, and substantially completed for beneficial use at the intersection of 
30th Street and Paseo Al Mar Boulevard; provided, this limitation shall not be applicable if a warrant analysis
does not demonstrate the need for a traffic signal at the subject intersection within the time period provided 
for in Condition 12.C.

11. Prior to or concurrent with the initial increment of development the developer shall construct the following Site 
Access Improvements:

A. A northbound to westbound left turn lane at 30th Street and Road A; and 
B. A southbound to westbound right turn lane at 30th Street and Road A; and 
C. A southbound to westbound right turn lane at 30th Street and Road B.

12. Although not warranted by impacts of this development, the developer has agreed to provide signal warrant
analyses to Hillsborough County for the intersection of 30th Street and Paseo Al Mar Boulevard as follows:

A. No later ninety (90) days after the 30th Street Connection has been completed and accepted for maintenance
by Hillsborough County, creating an uninterrupted collector roadway connection between Paseo Al Mar
Boulevard (to the north) and 19th Avenue (to the south), the developer agrees to prepare and submit a signal 
warrant analysis for the subject intersection based on existing and projected traffic volume. If the signal warrant
analysis reasonably demonstrates that a traffic signal will be warranted at the subject intersection in the future,
the developer shall design and permit, or alternatively cause a third-party to design and permit (in accordance 
with preexisting requirements), a traffic signal for the subject intersection.

B. With each subsequent increment of development (unless otherwise approved by Hillsborough County), or upon 
request by Hillsborough County, the developer further agrees to prepare and submit an updated signal warrant
analysis for the subject intersection based on existing traffic volume at that time. If signal warrant analysis
demonstrates that a traffic signal is warranted at the subject intersection, the developer shall construct, or
alternatively causes a third-party to construct, a traffic signal for the intersection (in accordance with preexisting
requirements).



APPLICATION NUMBER: PD 23-0997 
ZHM HEARING DATE: MAY 4, 2024 
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL 

Page 14 of 18

C. In the event a warrant analysis does not demonstrate the need for a traffic signal at the subject intersection,
based on existing traffic volumes, within three (3) years following substantial completion of the 30th Street
Connection or substantial buildout of the project (defined as issuance of a certificate of occupancy for the 700th 
dwelling unit in the project), whichever is later, the developer shall have (a) no further obligations under this
Condition 12, (b) no further limitations on building permits under Condition 10.H, and (c) no further limitations
on certificates of occupancy under Condition F.I.

D. All signal warrant analyses under this condition shall be reviewed and approved by the Hillsborough County 
Public Works Department. In event the developer elects to design and permit, or alternatively causes a third-
party to design and permit (in accordance with preexisting requirements), a traffic signal for the subject
intersection based on a signal warrant analysis using existing and projected traffic volume, such construction 
plans may be subject to additional review and/or re-permitting in event construction of the traffic signal is not
commenced within two (2) years from the date of approval at the sole discretion of Hillsborough County.

E. Notwithstanding the foregoing, this Condition 12 shall not be interpreted to (a) supersede any pre-existing
obligation to design, permit, and/or construct a traffic signal at the subject intersection under any other zoning
approval or development order, nor (b) affect the eligibility of such pre-existing obligation for impact fee offsets
consistent with The Hillsborough County Consolidated Impact Assessment Program Ordinance, regardless of 
whether the traffic signal is designed, permitted, and/or constructed by a third-party, or in cooperation with 
developer, under such pre-existing obligation.

13. Project roadways shall be constructed to TS-3 standards. In addition, the developer shall construct Road A as a 60-
foot right-of-way with a 10-foot-wide sidewalk or multi-use path along one side of the roadway. No dwelling units 
shall be permitted to take direct driveway access to Road A.

14. Notwithstanding anything shown on the Site Development Plan or herein these conditions to the contrary, the 
developer shall construct traffic calming features at the intersections identified on the Site Development Plan in 
order to calm traffic and minimize the potential for cut-through traffic. All such traffic calming features shall be 
approved by Hillsborough County Public Works. Eligible traffic calming features which satisfy this requirement shall 
include installation and use of roundabouts, mini-roundabouts, chicanes, use of neckdowns/flares/street
narrowing/intersection throating (as further described in Sec. 5.08.09.E.) and/or other measures which help mitigate
speeding issues created by uninterrupted grid patterns with long runs (as is shown on the Site Development Plan). 
Installation of traditional speed bumps shall not satisfy this requirement.

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. 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.

17. 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.

18. 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.



APPLICATION NUMBER: PD 23-0997 
ZHM HEARING DATE: MAY 4, 2024 
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL

Page 15 of 18

19. 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.

20. 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).

21. 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.

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

23. 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.

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
Minimum Density Policy 1.2 provides for an exception to minimum density to allow for environmental features and 
existing development patterns that do not support those densities. Exception criteria to Policy 1.3 also include 
insufficient infrastructure, density compatibility within 1,000 feet of the development, adverse impacts on 
environmental features, Coastal High Hazard Area within the development, and rezonings that are restricted to 
agricultural uses. Approximately 55 acres, on the western portion of the property, are constrained by the presence of 
wetlands, floodplains and coastal high hazard area. Pursuant to Policy 1.3, these constraints are contributing factors to 
the proposed project density being below the minimum density for the proposed product type (single-family and 
townhomes).

Areas shaded in green and blue include wetlands, wetland setbacks, coastal high hazard areas and floodplains. 



APPLICATION NUMBER: PD 23-0997 
ZHM HEARING DATE: MAY 4, 2024 
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL 

Page 17 of 18

8.0 PROPOSED SITE PLAN (FULL) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



AGENCY REVIEW COMMENT SHEET

TO: Zoning Technician, Development Services Department DATE: 5/6/2024 

REVIEWER: Alex Steady, AICP AGENCY/DEPT: Transportation 
PLANNING AREA/SECTOR:  Apollo Beach / South PETITION NO: PD RZ 23-0997 

This agency has no comments.

This agency has no objection. 

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

This agency objects for the reasons set forth below.

CONDITION OF APPROVAL 
1. Notwithstanding anything shown on the Site Development Plan to the contrary, bicycle and

pedestrian access may be permitted anywhere along the PD boundaries.

2. The project shall be served by and limited the following four (4) vehicular access connections as
follows:

a. One (1) north-south local roadway which connects to Milestone Drive on the north
project boundary at a location shown on the Site Development Plan; and

b. One (1) north-south local roadway which connects to Bellido Lane on the south project
boundary at a location shown on the Site Development Plan; and

c. One (1) east-west roadway local roadway, with a minimum right-of-way width of sixty
(60) feet, which connects to 30th Street on the east project boundary at a location shown
on the Site Development Plan (“Road A”); and

d. One (1) east-west roadway local roadway which connects to 30th Street on the east
project boundary at the location shown on the Site Development Plan near the south
property boundary (“Road B”).

2.1 The roadway connection to Milestone Drive shall not be made until the North Segment 
has been substantially completed for beneficial use. The roadway connection to Bellido Lane shall 
not be made until the South Segment has been substantially completed for beneficial use. 

3. Construction access shall be limited to locations along the 30th Street Connection. The developer
shall include a note in each site/construction plan submittal which indicates same.

4. Prior to or concurrent with the initial increment of development, the developer shall construct a
north/south collector road along the eastern boundary of the project as generally shown on the Site
Development Plan (“30th Street Connection”).

4.1 The 30th Street Connection shall be designed and permitted as a two (2) lane collector
roadway (expandable to 4-lanes on the inside lane) that connects at the project’s north and south
property boundaries with existing right-of-way and roadway improvements for 30th Street
constructed as part of the Waterset Development of Regional Impact (DRI).



4.2 The developer shall dedicate and convey to Hillsborough County the following public 
right-of-way along the project’s eastern boundary: (a) a minimum of 110-feet to accommodate the 
30th Street Connection as generally shown on the Site Development Plan, and (b) an additional 
minimum 11-feet as necessary to accommodate the Site Access Improvements specified in 
Conditions 5.b. and 5.c., below. Although not warranted by impacts of this development, developer 
may elect to additionally dedicate and convey to Hillsborough County the land located between 
the project’s eastern boundary and the eastern boundary of the above-described right-of-way for 
the 30th Street Connection. 
 
4.3 The develop may elect to construct the 30th Street Connection in two (2) phases consisting 
of a North Segment (which shall extend from the project’s north property boundary to Road A) 
and a South Segment (which shall extend from the project’s south property boundary to Road A). 
The North and South Segments shall include the respective Site Access Improvements described 
in Condition 5 below. 
 
4.4 No building permits shall be issued until the 30th Street Connection has been designed and 
permitted, and construction has commenced on the North Segment and/or the South Segment, 
subject to the following: 
 

a. no more than 700 building permits shall be issued for dwelling units within the 
project prior to Hillsborough County approval of a traffic signal design for the intersection 
of 30th Street and Paseo Al Mar Boulevard; provided, this limitation shall not be applicable 
if a warrant analysis does not demonstrate the need for a traffic signal at the subject 
intersection within the time period provided for in Condition 6.3. 

 
4.5 No occupancy of any buildings will be permitted, and no certificates of occupancy shall 
be issued, temporary or otherwise, until such time the North Segment or the South Segment has 
been substantially completed for beneficial use, subject to the following: 

 
a. no more than 300 certificates of occupancy for dwelling units within the project 
shall be issued for the project prior to the entire 30th Street Connection being substantially 
completed for beneficial use; and 

 
b. no more than 700 certificates of occupancy for dwelling units within the project 
shall be issued prior to a traffic signal being designed, permitted, and substantially 
completed for beneficial use at the intersection of 30th Street and Paseo Al Mar Boulevard; 
provided, this limitation shall not be applicable if a warrant analysis does not demonstrate 
the need for a traffic signal at the subject intersection within the time period provided for 
in Condition 6.3. 
 

5. Prior to or concurrent with the initial increment of development the developer shall construct the 
following Site Access Improvements: 

 
a. A northbound to westbound left turn lane at 30th Street and Road A; and 
 
b. A southbound to westbound right turn lane at 30th Street and Road A; and 
 
c. A southbound to westbound right turn lane at 30th Street and Road B. 

 
6. Although not warranted by impacts of this development, the developer has agreed to provide signal 

warrant analyses to Hillsborough County for the intersection of 30th Street and Paseo Al Mar 
Boulevard as follows: 
 
6.1 No later ninety (90) days after the 30th Street Connection has been completed and accepted 
for maintenance by Hillsborough County, creating an uninterrupted collector roadway connection 
between Paseo Al Mar Boulevard (to the north) and 19th Avenue (to the south), the developer 



agrees to prepare and submit a signal warrant analysis for the subject intersection based on existing 
and projected traffic volume. If the signal warrant analysis reasonably demonstrates that a traffic 
signal will be warranted at the subject intersection in the future, the developer shall design and 
permit, or alternatively cause a third-party to design and permit (in accordance with preexisting 
requirements), a traffic signal for the subject intersection. 
 
6.2 With each subsequent increment of development (unless otherwise approved by 
Hillsborough County), or upon request by Hillsborough County, the developer further agrees to 
prepare and submit an updated signal warrant analysis for the subject intersection based on existing 
traffic volume at that time. If signal warrant analysis demonstrates that a traffic signal is warranted 
at the subject intersection, the developer shall construct, or alternatively causes a third-party to 
construct, a traffic signal for the intersection (in accordance with preexisting requirements). 
 
6.3 In the event a warrant analysis does not demonstrate the need for a traffic signal at the 
subject intersection, based on existing traffic volumes, within three (3) years following substantial 
completion of the 30th Street Connection or substantial buildout of the project (defined as issuance 
of a certificate of occupancy for the 700th dwelling unit in the project), whichever is later, the 
developer shall have (a) no further obligations under this Condition 6, (b) no further limitations on 
building permits under Condition 4.4, and (c)  no further limitations on certificates of occupancy 
under Condition 4.5. 
 
6.4 All signal warrant analyses under this condition shall be reviewed and approved by the 
Hillsborough County Public Works Department. In event the developer elects to design and permit, 
or alternatively causes a third-party to design and permit (in accordance with preexisting 
requirements), a traffic signal for the subject intersection based on a signal warrant analysis using 
existing and projected traffic volume, such construction plans may be subject to additional review 
and/or re-permitting in event construction of the traffic signal is not commenced within two (2) 
years from the date of approval at the sole discretion of Hillsborough County. 
 
6.5 Notwithstanding the foregoing, this Condition 6 shall not be interpreted to (a) supersede 
any pre-existing obligation to design, permit, and/or construct a traffic signal at the subject 
intersection under any other zoning approval or development order, nor (b) affect the eligibility of 
such pre-existing obligation for impact fee offsets consistent with The Hillsborough County 
Consolidated Impact Assessment Program Ordinance, regardless of whether the traffic signal is 
designed, permitted, and/or constructed by a third-party, or in cooperation with developer, under 
such pre-existing obligation. 
 

7. Project roadways shall be constructed to TS-3 standards. In addition, the developer shall construct 
Road A as a 60-foot right-of-way with a 10-foot-wide sidewalk or multi-use path along one side 
of the roadway. No dwelling units shall be permitted to take direct driveway access to Road A.   
 

8. Notwithstanding anything shown on the Site Development Plan or herein these conditions to the 
contrary, the developer shall construct traffic calming features at the intersections identified on the 
Site Development Plan in order to calm traffic and minimize the potential for cut-through traffic.  
All such traffic calming features shall be approved by Hillsborough County Public Works. Eligible 
traffic calming features which satisfy this requirement shall include installation and use of 
roundabouts, mini-roundabouts, chicanes, use of neckdowns/flares/street narrowing/intersection 
throating (as further described in Sec. 5.08.09.E.) and/or other measures which help mitigate 
speeding issues created by uninterrupted grid patterns with long runs (as is shown on the Site 
Development Plan). Installation of traditional speed bumps shall not satisfy this requirement. 

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

 Revise 30th Street to depict a 110-foot right-of-way. 
 Label the northern east/west project road “Road A” and the southern east/west project road “Road 

B” on the site plan.  Please see the following figure: 



 
 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to rezone one parcel, totaling +/- 227.73 ac., from Agricultural Rural (AR) to 
Planned Development (PD).  The proposed PD is seeking entitlements to permit up to 750 Residential 
Dwelling Units.  The existing future land use of the properties is Suburban Mixed Use – 6 (SMU-6). 

As required by the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis.  Staff has prepared a comparison of the trips potentially generated under 
the existing and proposed zoning designations, utilizing a generalized worst-case scenario.  The 
information below is based on data from the Institute of Transportation Engineer’s Trip Generation Manual, 
11th Edition. 

Existing Zoning:  

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

Total Peak           
Hour Trips

AM PM
AR, 45 Single Family Dwelling Units
(ITE LUC 210) 484 36 47 

Proposed Zoning: 

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

Total Peak           
Hour Trips

AM PM
PD, 563 Single Family Dwelling Units 
(ITE LUC 210) 4,947 359 504 

PD, 187 Townhome Dwelling Units  
(ITE LUC 215) 1,374 92 108 

Total 6,321 451 612 

Trip Generation Difference: 

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

Total Peak           
Hour Trips

AM PM
Difference +5,837 +415 +565



TRANSPORTATION INFRASTRUCTURE SERVING THE SITE

The site will have access to 30th St NE, Milestone Dr and Bellido Lane. 30th St NE is a s a two-lane, divided, 
Hillsborough County maintained collector roadway. It is characterized by +/- 11-foot travel lanes and lies 
within +/- 110ft of right of way in the immediate vicinity of the proposed project. There are sidewalks and 
bike facilities on both sides of the roadway. Milestone Drive is a two-lane, undivided, Hillsborough County 
maintained local roadway. It is characterized by +/- 01-foot travel lanes and lies within +/- 50ft of right of 
way in the immediate vicinity of the proposed project. There are sidewalks on both sides of the roadway. 
Bellido Lane 30th St NE is a two-lane, undivided, Hillsborough County maintained local roadway. It is 
characterized by +/- 10-foot travel lanes and lies within +/- 50ft of right of way in the immediate vicinity 
of the proposed project. There are sidewalks on both sides of the roadway. 
 
SITE ACCESS AND CONNECTIVITY
The project shall be served by and limited to the following four (4) vehicular access connections as follows:

 
a. One (1) north-south local roadway which connects to Milestone Drive on the north project 

boundary at a location shown on the Site Development Plan; and 
 

b. One (1) north-south local roadway which connects to Bellido Lane on the south project 
boundary at a location shown on the Site Development Plan; and 

 
c. One (1) east-west roadway local roadway, with a minimum right-of-way width of sixty (60) 

feet, which connects to 30th Street on the east project boundary at a location shown on the Site 
Development Plan (“Road A”); and 

 
d. One (1) east-west roadway local roadway which connects to 30th Street on the east project 

boundary at the location shown on the Site Development Plan near the south property boundary 
(“Road B”). 

 
The roadway connection to Milestone Drive shall not be made until the North Segment has been 
substantially completed for beneficial use. The roadway connection to Bellido Lane shall not be made until 
the South Segment has been substantially completed for beneficial use. 
 
As a result of the submitted transportation analysis, the developer shall construct the following additional 
site-access improvements: 

 A northbound to westbound left turn lane at 30th Street and Road A; and 
 A southbound to westbound right turn lane at 30th Street and Road A; and 
 A southbound to westbound right turn lane at 30th Street and Road B. 

 
HILLSBOROUGH COUNTY CORRIDOR PRESERVATION PLAN AND 2045 LRTP 
Both 19th Avenue and Apollo Beach Boulevards are Depicted as 4- lane roadways in the County’s 2045 
Long Range Transportation Plan. 
 
30th Street is designated as a four-lane roadway on the Hillsborough County Corridor Preservation Plan, 
and once completed, it will create a continuous, uninterrupted connection between these two roadways.  
 
Signalization of the Apollo Beach Boulevard and 30th Street intersection will increase operational capacity 
and the level of service compared to the unsignalized condition. 
 
 
ROAD A 
Project roadways shall be constructed to TS-3 standards. The developer shall construct the main east/west 
internal roadway “Road A” as a 60-foot right-of-way with a 10-foot-wide sidewalk or multi-use path along 
one side of the roadway. No dwelling units shall be permitted to take direct driveway access to Road A.   
 



SIGNALIZATION CONDITION
Although not warranted by impacts of this development, the developer has agreed to provide signal warrant 
analyses to Hillsborough County for the intersection of 30th Street and Paseo Al Mar Boulevard. 

 
No later ninety (90) days after the 30th Street Connection has been completed and accepted for maintenance 
by Hillsborough County, creating an uninterrupted collector roadway connection between Paseo Al Mar 
Boulevard (to the north) and 19th Avenue (to the south), the developer agrees to prepare and submit a signal 
warrant analysis for the subject intersection based on existing and projected traffic volume. If the signal 
warrant analysis reasonably demonstrates that a traffic signal will be warranted at the subject intersection 
in the future, the developer shall design and permit, or alternatively cause a third-party to design and 
permit (in accordance with preexisting requirements), a traffic signal for the subject intersection.  
 
With each subsequent increment of development (unless otherwise approved by Hillsborough County), or 
upon request by Hillsborough County, the developer further agrees to prepare and submit an updated signal 
warrant analysis for the subject intersection based on existing traffic volume at that time. If signal warrant 
analysis demonstrates that a traffic signal is warranted at the subject intersection, the developer shall 
construct, or alternatively causes a third-party to construct, a traffic signal for the intersection (in 
accordance with preexisting requirements).  
 
In the event a warrant analysis does not demonstrate the need for a traffic signal at the subject intersection, 
based on existing traffic volumes, within three (3) years following substantial completion of the 30th Street 
Connection or substantial buildout of the project (defined as issuance of a certificate of occupancy for the 
700th dwelling unit in the project), whichever is later, the developer shall have (a) no further obligations 
under this Condition 6, (b) no further limitations on building permits under Condition 4.4, and (c)  no 
further limitations on certificates of occupancy under Condition 4.5.  
 
All signal warrant analyses under this condition shall be reviewed and approved by the Hillsborough 
County Public Works Department. In event the developer elects to design and permit, or alternatively 
causes a third-party to design and permit (in accordance with preexisting requirements), a traffic signal 
for the subject intersection based on a signal warrant analysis using existing and projected traffic volume, 
such construction plans may be subject to additional review and/or re-permitting in event construction of 
the traffic signal is not commenced within two (2) years from the date of approval at the sole discretion of 
Hillsborough County. 

 
Notwithstanding the foregoing, this Condition 6 shall not be interpreted to (a) supersede any pre-existing 
obligation to design, permit, and/or construct a traffic signal at the subject intersection under any other 
zoning approval or development order, nor (b) affect the eligibility of such pre-existing obligation for 
impact fee offsets consistent with The Hillsborough County Consolidated Impact Assessment Program 
Ordinance, regardless of whether the traffic signal is designed, permitted, and/or constructed by a third-
party, or in cooperation with developer, under such pre-existing obligation. 
 
TRAFFIC CALMING PER HILLSBOROUGH COUNTY LDC 
The developer shall construct traffic calming features at the intersections identified on the Site 
Development Plan in order to calm traffic and minimize the potential for cut-through traffic.  All such 
traffic calming features shall be approved by Hillsborough County Public Works. Eligible traffic calming 
features which satisfy this requirement shall include installation and use of roundabouts, mini-
roundabouts, chicanes, use of neckdowns/flares/street narrowing/intersection throating (as further 
described in Sec. 5.08.09.E.) and/or other measures which help mitigate speeding issues created by 
uninterrupted grid patterns with long runs (as is shown on the Site Development Plan). Installation of  
traditional speed bumps shall not satisfy this requirement. 
 
30TH STREET CONNECTION 
Prior to or concurrent with the initial increment of development, the developer shall construct a north/south 
collector road along the eastern boundary of the project as generally shown on the Site Development Plan 



(“30th Street Connection”). The 30th Street Connection shall be designed and permitted as a two (2) lane 
collector roadway (expandable to 4-lanes on the inside lane) that connects at the project’s north and south 
property boundaries with existing right-of-way and roadway improvements for 30th Street constructed as 
part of the Waterset Development of Regional Impact (DRI). 

The developer shall dedicate and convey to Hillsborough County the following public right-of-way along 
the project’s eastern boundary: (a) a minimum of 110-feet to accommodate the 30th Street Connection as 
generally shown on the Site Development Plan, and (b) an additional minimum 11-feet as necessary to 
accommodate the Site Access Improvements specified in Conditions 5.b. and 5.c., below. Although not 
warranted by impacts of this development, developer may elect to additionally dedicate and convey to 
Hillsborough County the land located between the project’s eastern boundary and the eastern boundary of 
the above-described right-of-way for the 30th Street Connection. 

 
The develop may elect to construct the 30th Street Connection in two (2) phases consisting of a North 
Segment (which shall extend from the project’s north property boundary to Road A) and a South Segment 
(which shall extend from the project’s south property boundary to Road A). The North and South Segments 
shall include the respective Site Access Improvements described in Condition 5 below. 

 
No building permits shall be issued until the 30th Street Connection has been designed and permitted, and 
construction has commenced on the North Segment and/or the South Segment, subject to the following: 
no more than 700 building permits shall be issued for dwelling units within the project prior to Hillsborough 
County approval of a traffic signal design for the intersection of 30th Street and Paseo Al Mar Boulevard; 
provided, this limitation shall not be applicable if a warrant analysis does not demonstrate the need for a 
traffic signal at the subject intersection within the time period provided for in Condition 6.3. 

 
No occupancy of any buildings will be permitted, and no certificates of occupancy shall be issued, 
temporary or otherwise, until such time the North Segment or the South Segment has been substantially 
completed for beneficial use, subject to the following: no more than 300 certificates of occupancy for 
dwelling units within the project shall be issued for the project prior to the entire 30th Street Connection 
being substantially completed for beneficial use; and no more than 700 certificates of occupancy for 
dwelling units within the project shall be issued prior to a traffic signal being designed, permitted, and 
substantially completed for beneficial use at the intersection of 30th Street and Paseo Al Mar Boulevard; 
provided, this limitation shall not be applicable if a warrant analysis does not demonstrate the need for a 
traffic signal at the subject intersection within the time period provided for in Condition 6.3. 
 
TRANSIT FACILITIES 
Consistent with Sections 6.02.17 and 6.03.09 of the LDC, transit facilities are not required for the subject 
project. 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

30th St NE was not included in the 2020 Level of Service Report. 



Transportation Comment Sheet  
 

 

 

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

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

30th Street  
County 
Collector - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

Corridor Preservation Plan  
Site Access Improvements 
 Substandard Road Improvements  
Other   

Milestone Drive County Local - 
Urban 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
Other   

Bellido Lane County Local - 
Urban 

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 848 36 47
Proposed 6,321 451 612
Difference (+/-) +5,837 +415 +565
*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  Vehicular & Pedestrian None Meets LDC
South  Vehicular & Pedestrian None Meets LDC
East X Vehicular & Pedestrian Vehicular & Pedestrian Meets LDC
West  None None Meets LDC
Notes:
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
 Choose an item. Choose an item.
 Choose an item. Choose an item.
Notes:

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 Staff Report. 



 
 

COUNTY OF HILLSBOROUGH 
ZONING HEARING MASTER’S RECOMMENDATION 

 
 
Application number: RZ-PD 23-0997 

Hearing date: May 14, 2024 

Applicant: Chelsea D. Hardy 

Request: Rezone to Planned Development 

Location: North of the 30th Street NE and Waterset Boulevard 
intersection and south of the 30th Street NE and 
Paseo Al Mar Boulevard intersection, Apollo Beach 

Parcel size: 227.78 acres +/- 

Existing zoning: AR 

Future land use designation: SMU-6 (6 du/ga; 0.25/0.35/0.5 FAR) 

Service area: Urban Services Area 

Community planning area: Apollo Beach Community Plan and  

Southshore Areawide Systems Plan 
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A. APPLICATION REVIEW 
 

DEVELOPMENT SERVICES STAFF REPORT 
APPLICATION REVIEW SUMMARY AND RECOMMENDATION 
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Rezoning Application: PD 23-0997
Zoning Hearing Master Date: May 4, 2024

BOCC Land Use Meeting Date: July 9, 2024

Created 8-17-21

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Chelsea D. Hardy, Director of 
Land Acquisition, Lennar

FLU Category: Suburban Mixed Use – 6 (SMU-6)
Service Area: Urban

Site Acreage: 227.78 (208.67 Upland)
Community Plan Area: Apollo Beach

Overlay: None

Introduction Summary
The applicant is requesting a rezoning from Agricultural, Rural (AR) to Planned Development (PD) to accommodate 
the development of up to 750 single-family attached and detached dwellings on 227.78 acres located approximately 
550 feet north of the 30th Street NE and Waterset Boulevard intersection in the Apollo Beach Community Planning 
Area.

Zoning Existing Proposed
District AR PD

Typical General Use(s) Single-Family Residential/Agricultural Residential, Single-Family Detached and Attached

Acreage 227.78 227.78

Density/Intensity 1 unit per 5 acres 3.3 units per gross acre

Mathematical Maximum* 45 units 750 units
*number represents a pre-development approximation
Development 
Standards Existing Proposed

District AR
PD

Single-Family, Attached Single-Family Detached
Lot Size / Lot 
Width

5 acres / 
150’ 1,760 SF / 20’ 4,800 SF / 40’ (50’ on 

corner lots)
6,000 SF / 50’; (60’ on 
corner lots)

6,600 SF / 60’ (70’ on 
corner lots)

Setbacks/
Buffering and 
Screening

Front: 50’
Rear: 50’
Sides: 15’

Front: 20’
Front, functioning as a 

side: 10’
Garages from R/W: 20’

Rear: 10’
Interior Unit Sides: 0’

End Unit Side: 10’

Front: 10’
Front, functioning as 

a side: 15’
Garages from R/W: 

20’
Rear: 15’
Sides: 5’

Front: 20’
Front, functioning as a 

side: 15’
Garages from R/W: 

20’
Rear: 15’
Sides: 5’

Front: 20’
Front, functioning as a 

side: 15’
Garages from R/W: 

20’
50’ Rear: 50’
5’ Sides: 5’

Maximum 
Building 
Coverage

NA 75% 75% 75% 75%

Minimum 
Building 
Separation

NA 20’ 10’ 10’ 10’

Height 50’ 35’ 35’ 35’ 35’
Additional Information
PD Variation(s) None requested as part of this application
Waivers to the Land Development Code None requested as part of this application
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APPLICATION NUMBER: PD 23-0997 
ZHM HEARING DATE: MAY 4, 2024
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL 

Planning Commission Recommendation: 
Inconsistent 

Development Services Recommendation: 
Approvable, subject to proposed conditions 
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APPLICATION NUMBER: PD 23-0997
ZHM HEARING DATE: MAY 4, 2024
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL

2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Context of Surrounding Area: The subject property is located in the Apollo Beach Community Planning Area between 
a 130-foot CSX right-of-way to the west and a 367-foot wide TECO utility right-of-way to the east. The predominate 
uses in the area are single-family residential with a limited amount of commercial development located along US 
Highway 41 to the west.

5 of 24



APPLICATION NUMBER: PD 23-0997
ZHM HEARING DATE: MAY 4, 2024
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL

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/FAR
6 dwelling units per acre / Suburban scale neighborhood commercial: 
0.25; Office uses, research corporate park, light industrial: 0.35; and 
light industrial uses may achieve an FAR up to 0.50.

Typical Uses Residential, suburban scale neighborhood commercial, office, research 
corporate park, light industrial multi-purpose, and mixed use.

6 of 24



APPLICATION NUMBER: PD 23-0997
ZHM HEARING DATE: MAY 4, 2024
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL

2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

Adjacent Zonings and Uses

Location Zoning
Maximum Density/FAR 

Permitted by Zoning District Allowable Use Existing Use

North PD 14-0815 6 DU per GA/FAR: 0.25 Single-Family Residential, 
Regional Sports Complex Single-Family

South PD 14-0815 6 DU per GA/FAR: 0.25 Single-Family Residential Single-Family

West

M NA/FAR: 0.75

Manufacturing, processing
or assembling, intensive 
commercial and other 

industrial as appropriate

CSX R/W
Mixed-Use Warehouse

PD 22-0444 NA/FAR: 0.62 Mini Warehousing, 
Enclosed Vehicle Storage

CSX R/W
Undeveloped

AI 1 DU per GA/FAR: NA Agricultural and related.
CSX R/W

Food, packaging, processing 
warehouse, and distribution.

East PD 14-0815 NA
Single-Family Residential, 
Regional Sports Complex, 

Utilities

TECO ROW Outparcel, 
Transmission Lines

Sports Complex
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APPLICATION NUMBER: PD 23-0997
ZHM HEARING DATE: MAY 4, 2024
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL

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)
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APPLICATION NUMBER: PD 23-0997 
ZHM HEARING DATE: MAY 4, 2024 
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL 
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 

30th Street 
County 
Collector - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
Site Access Improvements 
 Substandard Road Improvements 
 Other   

Milestone Drive County Local - 
Urban 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements 
 Other   

Bellido Lane County Local - 
Urban 

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 848 36 47
Proposed 6,321 451 612 
Difference (+/-) +5,837 +415 +565
*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 Vehicular & 
Pedestrian None Meets LDC 

South Vehicular & 
Pedestrian None Meets LDC 

East X Vehicular & 
Pedestrian

Vehicular & 
Pedestrian Meets LDC 

West None None Meets LDC 
Notes:

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

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

Notes:
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APPLICATION NUMBER: PD 23-0997 
ZHM HEARING DATE: MAY 4, 2024 
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL 

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 

INFORMATION/REVIEWING AGENCY 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments

Environmental Protection Commission  Yes 
 No

 Yes 
 No 

 Yes 
 No

Natural Resources  Yes 
 No

 Yes 
 No 

 Yes 
 No

Conservation & Environ. Lands Mgmt. Yes
 No

Yes
 No 

Yes
 No 

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

Credit 
 Wellhead Protection Area        
 Surface Water Resource Protection Area 

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

Public Facilities: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments
Transportation 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

Impact/Mobility Fees
Single Family Detached (Fee estimate is based on 2,000 square feet) 
Mobility: $  9,183 * 750 = $  6,887,250 
Parks:       $  2,145 * 750 = $  1,608,750 
School:      $  8,227 * 750 = $  6,170,250 
Fire:       $     335 * 750 = $     251,250 
Total per House:  $19,890 * 750 = $14,917,500 

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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APPLICATION NUMBER: PD 23-0997 
ZHM HEARING DATE: MAY 4, 2024 
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL 

5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility 
Staff finds the proposed single-family detached and single-family attached uses are compatible with the residential 
developments to the immediate north and south of the property, which consists of single-family, detached and single-
family, attached development. Moreover, staff finds that although multi-family development exists in the area and could 
be considered a compatible use of the property, that the existence of multi-family development precludes neither single-
family, detached, nor single-family attached as compatible uses of the property.  

Staff finds the request will have minimal impact and finds the request compatible with the surrounding zoning and 
development pattern. 

5.2 Recommendation      
Based on the considerations herein, staff finds he request approvable, subject to conditions. 
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APPLICATION NUMBER: PD 23-0997
ZHM HEARING DATE: MAY 4, 2024
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL

6.0 PROPOSED CONDITIONS

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

1. Revise 30th Street to depict a 110-foot right-of-way.

2. Label the northern east/west project road “Road A” and the southern east/west project road “Road B” on the site
plan. Please see the following figure:

Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
April 16 , 2024.

1. Development shall be limited to 750 attached and detached single-family dwellings such that at least 25% of the 
total dwelling units shall be fee simple townhomes.

2. Buildings shall not exceed 35 feet in height above finished floor elevation.

3. Building coverage shall not exceed 75%.

4. Single-family, detached, corner lots shall be at least 50 feet wide.
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APPLICATION NUMBER: PD 23-0997 
ZHM HEARING DATE: MAY 4, 2024 
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL 

5. All single-family detached lots developed at a width less than 50 feet and corner lots with a width of 50 feet or less
shall comply with the following:

A. Setbacks shall be as follows, unless otherwise required:

Front: 10 feet; front-facing garages must be setback a minimum of 20 feet.

Front, functioning as a side: 15 feet; front-facing garages must be setback a minimum of 20 feet.

Rear: 15 feet

Sides: 5 feet

B. Single-family detached units shall provide a 2-car garage with a minimum 18-foot-wide driveway.

1) Garages shall be permitted to extend a maximum of 5 feet in front of the primary residential structure if an 
entry feature over the primary entrance facing the street is provided. The minimum garage setback shall be 
20 feet. The non-garage portion of the primary residential structure setback shall be a minimum of 25 feet.
The offset created by these two setbacks shall be occupied by an entry feature and the offset amount shall 
serve as the minimum depth required of the entry feature. The entry feature shall be permitted to extend 
further into the front yard at minimum setback of 10 feet. The entry feature shall consist of, but not be
limited to, a covered stoop, a covered porch or other architectural feature. If no entry feature is provided,
the garage shall not be flush or placed closer to the street than any portion of the front facade.

2) Should garages be located behind the front plane of the primary residential structure, the primary residential
structure shall provide a minimum 10-foot front yard setback and the garage shall provide a minimum 20-
foot front yard setback. The offset between these setbacks shall be a minimum of 10 feet. This offset shall 
not require the use of any entry feature or covered porch. Should an entry feature or covered porch be
provided, the minimum front yard setback of 10 feet shall apply.

C. Garage doors shall not account for more than 60% of the width of the street facing building facade.

D. All driveways shall be located in an alternating pattern on the left or right side of the unit’s front facade. Homes
shall not have the same driveway location (left or right side) as the adjacent home. The alternating pattern may
be adjusted at corner lots as necessary.

E. Street trees may include alternating shade and ornamental trees, subject to the review and approval of Natural
Resources staff.

F. Each unit’s primary entrance door shall face the roadway.

G. A maximum of 40% of the units on lots under 50 feet in width shall be 1-story in height. A minimum of 60% of
the units on lots under 50 feet in width shall be 2-stories in height. If the project will be platted by pod or phase,
individual pods or phases shall meet this requirement for each individual pod or phase submitted for plat review.
If these percentages will be blended throughout the PD, each plat shall provide a table providing the number
and percentage of 1- story and 2-story units proposed and approved within the entire PD. If when blended an
individual pod or phase at platting will exceed the 1-story height percentage maximum, the permissibility for 1-
story units will be restricted accordingly elsewhere in the PD.

H. All 2-story units shall provide a transition between the first and second floor to break up the facade by using one
or more of the following:

1) A roof feature with a minimum projection of 1 foot from the wall surface. The projection shall consist of
overhangs or other roof elements.

2) A horizontal raised banding of 6 to 8 inches in height.

3) A change in materials between the first and second floors.
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APPLICATION NUMBER: PD 23-0997 
ZHM HEARING DATE: MAY 4, 2024 
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL 

6. Building setbacks for townhome and single-family, detached lots 50 feet or wider shall be as follows.

Townhomes

Front: 20 feet 

Front, functioning as a side: 10 feet; garages must be setback a minimum of 20 feet. 

Rear: 10 feet 

Sides, not attached: 10 feet 

The additional two to one setback for buildings taller than 20 feet shall not apply. 

Single-family, detached, lots in excess of 50 feet wide. 

Front: 20 feet 

Front, functioning as a side: 15 feet; front facing garages must be setback a minimum of 20 feet. 

Rear: 15 feet 

Sides: 5 feet 

7. Notwithstanding anything shown on the Site Development Plan to the contrary, bicycle and pedestrian access may
be permitted anywhere along the PD boundaries.

8. The project shall be served by and limited the following four (4) vehicular access connections as follows:

A. One (1) north-south local roadway which connects to Milestone Drive on the north project boundary at a
location shown on the Site Development Plan; and

B. One (1) north-south local roadway which connects to Bellido Lane on the south project boundary at a location
shown on the Site Development Plan; and

C. One (1) east-west roadway local roadway, with a minimum right-of-way width of sixty (60) feet, which connects
to 30th Street on the east project boundary at a location shown on the Site Development Plan (“Road A”); and

D. One (1) east-west roadway local roadway which connects to 30th Street on the east project boundary at the
location shown on the Site Development Plan near the south property boundary (“Road B”).

The roadway connection to Milestone Drive shall not be made until the North Segment has been substantially 
completed for beneficial use. The roadway connection to Bellido Lane shall not be made until the South Segment 
has been substantially completed for beneficial use. 

9. Construction access shall be limited to locations along the 30th Street Connection. The developer shall include a 
note in each site/construction plan submittal which indicates same.

10. Prior to or concurrent with the initial increment of development, the developer shall construct a north/south
collector road along the eastern boundary of the project as generally shown on the Site Development Plan (“30th 
Street Connection”).

E. The 30th Street Connection shall be designed and permitted as a two (2) lane collector roadway (expandable to
4-lanes on the inside lane) that connects at the project’s north and south property boundaries with existing
right-of-way and roadway improvements for 30th Street constructed as part of the Waterset Development of
Regional Impact (DRI).

F. The developer shall dedicate and convey to Hillsborough County the following public right-of-way along the
project’s eastern boundary: (a) a minimum of 110-feet to accommodate the 30th Street Connection as generally
shown on the Site Development Plan, and (b) an additional minimum 11-feet as necessary to accommodate the
Site Access Improvements specified in Conditions 5.b. and 5.c., below. Although not warranted by impacts of
this development, developer may elect to additionally dedicate and convey to Hillsborough County the land
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ZHM HEARING DATE: MAY 4, 2024 
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL 

located between the project’s eastern boundary and the eastern boundary of the above-described right-of-way 
for the 30th Street Connection. 

G. The develop may elect to construct the 30th Street Connection in two (2) phases consisting of a North Segment
(which shall extend from the project’s north property boundary to Road A) and a South Segment (which shall
extend from the project’s south property boundary to Road A). The North and South Segments shall include the
respective Site Access Improvements described in Condition 5 below.

H. No building permits shall be issued until the 30th Street Connection has been designed and permitted, and
construction has commenced on the North Segment and/or the South Segment, subject to the following:

no more than 700 building permits shall be issued for dwelling units within the project prior to 
Hillsborough County approval of a traffic signal design for the intersection of 30th Street and Paseo 
Al Mar Boulevard; provided, this limitation shall not be applicable if a warrant analysis does not 
demonstrate the need for a traffic signal at the subject intersection within the time period provided 
for in Condition 12.C. 

I. No occupancy of any buildings will be permitted, and no certificates of occupancy shall be issued, temporary or
otherwise, until such time the North Segment or the South Segment has been substantially completed for
beneficial use, subject to the following:

1) no more than 300 certificates of occupancy for dwelling units within the project shall be issued for the 
project prior to the entire 30th Street Connection being substantially completed for beneficial use; and

2) no more than 700 certificates of occupancy for dwelling units within the project shall be issued prior to a 
traffic signal being designed, permitted, and substantially completed for beneficial use at the intersection of
30th Street and Paseo Al Mar Boulevard; provided, this limitation shall not be applicable if a warrant analysis
does not demonstrate the need for a traffic signal at the subject intersection within the time period provided
for in Condition 12.C.

11. Prior to or concurrent with the initial increment of development the developer shall construct the following Site 
Access Improvements:

A. A northbound to westbound left turn lane at 30th Street and Road A; and
B. A southbound to westbound right turn lane at 30th Street and Road A; and
C. A southbound to westbound right turn lane at 30th Street and Road B.

12. Although not warranted by impacts of this development, the developer has agreed to provide signal warrant
analyses to Hillsborough County for the intersection of 30th Street and Paseo Al Mar Boulevard as follows:

A. No later ninety (90) days after the 30th Street Connection has been completed and accepted for maintenance
by Hillsborough County, creating an uninterrupted collector roadway connection between Paseo Al Mar
Boulevard (to the north) and 19th Avenue (to the south), the developer agrees to prepare and submit a signal
warrant analysis for the subject intersection based on existing and projected traffic volume. If the signal warrant
analysis reasonably demonstrates that a traffic signal will be warranted at the subject intersection in the future,
the developer shall design and permit, or alternatively cause a third-party to design and permit (in accordance
with preexisting requirements), a traffic signal for the subject intersection.

B. With each subsequent increment of development (unless otherwise approved by Hillsborough County), or upon
request by Hillsborough County, the developer further agrees to prepare and submit an updated signal warrant
analysis for the subject intersection based on existing traffic volume at that time. If signal warrant analysis
demonstrates that a traffic signal is warranted at the subject intersection, the developer shall construct, or
alternatively causes a third-party to construct, a traffic signal for the intersection (in accordance with preexisting
requirements).

15 of 24



APPLICATION NUMBER: PD 23-0997 
ZHM HEARING DATE: MAY 4, 2024 
BOCC LUM MEETING DATE: JULY 9, 2024 CASE REVIEWER: SAM BALL 

C. In the event a warrant analysis does not demonstrate the need for a traffic signal at the subject intersection,
based on existing traffic volumes, within three (3) years following substantial completion of the 30th Street
Connection or substantial buildout of the project (defined as issuance of a certificate of occupancy for the 700th
dwelling unit in the project), whichever is later, the developer shall have (a) no further obligations under this
Condition 12, (b) no further limitations on building permits under Condition 10.H, and (c) no further limitations
on certificates of occupancy under Condition F.I.

D. All signal warrant analyses under this condition shall be reviewed and approved by the Hillsborough County
Public Works Department. In event the developer elects to design and permit, or alternatively causes a third-
party to design and permit (in accordance with preexisting requirements), a traffic signal for the subject
intersection based on a signal warrant analysis using existing and projected traffic volume, such construction
plans may be subject to additional review and/or re-permitting in event construction of the traffic signal is not
commenced within two (2) years from the date of approval at the sole discretion of Hillsborough County.

E. Notwithstanding the foregoing, this Condition 12 shall not be interpreted to (a) supersede any pre-existing
obligation to design, permit, and/or construct a traffic signal at the subject intersection under any other zoning
approval or development order, nor (b) affect the eligibility of such pre-existing obligation for impact fee offsets
consistent with The Hillsborough County Consolidated Impact Assessment Program Ordinance, regardless of
whether the traffic signal is designed, permitted, and/or constructed by a third-party, or in cooperation with
developer, under such pre-existing obligation.

13. Project roadways shall be constructed to TS-3 standards. In addition, the developer shall construct Road A as a 60-
foot right-of-way with a 10-foot-wide sidewalk or multi-use path along one side of the roadway. No dwelling units
shall be permitted to take direct driveway access to Road A.

14. Notwithstanding anything shown on the Site Development Plan or herein these conditions to the contrary, the 
developer shall construct traffic calming features at the intersections identified on the Site Development Plan in
order to calm traffic and minimize the potential for cut-through traffic. All such traffic calming features shall be
approved by Hillsborough County Public Works. Eligible traffic calming features which satisfy this requirement shall 
include installation and use of roundabouts, mini-roundabouts, chicanes, use of neckdowns/flares/street
narrowing/intersection throating (as further described in Sec. 5.08.09.E.) and/or other measures which help mitigate
speeding issues created by uninterrupted grid patterns with long runs (as is shown on the Site Development Plan).
Installation of traditional speed bumps shall not satisfy this requirement.

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. 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.

17. 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.

18. 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.
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19. 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.

20. 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).

21. 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.

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

23. 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.

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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B. HEARING SUMMARY 
 

This case was heard by the Hillsborough County Zoning Hearing Master on May 14, 2024. 
Ms. Michelle Heinrich of the Hillsborough County Development Services Department 
introduced the petition. 
 
Applicant 
Ms. Rebecca Kert spoke on behalf of the applicant. Ms. Kert introduced the rezoning 
request, responded to the Zoning Hearing Master’s questions, and provided testimony as 
reflected in the hearing transcript. 
 
Mr. Stephen Sposato AICP, Level Up Consulting, provided expert witness testimony 
related to the proposed rezoning, and responded to the Zoning Hearing Master’s 
questions as reflected in the hearing transcript. 
 
Mr. Steve Henry PE, Lincks Associates, provided expert witness testimony on 
transportation issues related to the proposed rezoning as reflected in the hearing 
transcript. 
 
Ms. Kert and Mr. Sposato provided testimony related to consistency with the 
comprehensive plan’s minimum density policies as reflected in the hearing transcript. 
 
Development Services Department 
Mr. Sam Ball, Hillsborough County Development Services Department, presented a 
summary of the findings and analysis as detailed in the revised staff report previously 
submitted to the record.  
 
Planning Commission 
Ms. Melissa Lienhard, Hillsborough County City-County Planning Commission, presented 
a summary of the findings and analysis as detailed in the Planning Commission report 
previously submitted into the record.  
 
Proponents 
The hearing officer asked whether there was anyone at the hearing in person or online to 
speak in support of the application. There were none. 
 
Opponents 
The hearing officer asked whether there was anyone at the hearing in person or online to 
speak in opposition to the application. There were none. 
 
Development Services Department 
Ms. Heinrich stated the Development Services Department had nothing further. 
 
Applicant Rebuttal 
Mr. Michael Brooks provided rebuttal testimony and responded to the Zoning Hearing 
Master’s questions as reflected in the hearing transcript. 
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Mr. Sposato responded to the Zoning Hearing Master’s question related to the density 
and number of townhome units the applicant has proposed for its planned development. 
 
The hearing officer closed the hearing on RZ-PD 23-0997. 
 

C. EVIDENCE SUMBITTED 
Mr. Stephen Sposato submitted to the record at the hearing a copy of the applicant’s 
presentation packet.  
 

D. FINDINGS OF FACT 
 
1. The Subject Property consists of approximately 227.78 acres of undeveloped 

agricultural land located north of the 30th Street Northeast and Waterset Boulevard 
intersection and south of the 30th Street Northeast and Paseo Al Mar Boulevard 
intersection in Apollo Beach.  
 

2. The Subject Property is zoned AR and is designated SMU-6 on the comprehensive 
plan Future Land Use Map. The Subject Property is in the Urban Services Area 
and is within the boundaries of the Apollo Beach Community Plan and Southshore 
Areawide Systems Plan.  
 

3. The general area surrounding the Subject Property consists of residential single-
family uses to the north and south, commercial uses to the west along U.S. 
Highway 41, and a sports complex to the east. Adjacent properties include a 
single-family residential subdivision and Waterset Central CDD properties to the 
north; a single-family residential subdivision and Waterset South CDD properties 
zoned PD to the south; a CSX railroad right-of-way and properties zoned AI, PD, 
and M with mini-storage and vegetable processing and packing uses to the west; 
and a TECO transmission line corridor and county-owned sports complex to the 
east. 
 

4. Approximately 22.69 acres of the Subject Property is wetland, and an area in the 
west of the Subject Property is within the Coastal High Hazard Area. 

 
5. The applicant is requesting to rezone the Subject Property to Planned 

Development to accommodate development of up to 750 single-family attached 
and detached dwellings, with at least 25 percent of the dwelling units being fee-
simple townhomes.  
 

6. The Subject Property is situated between the current north and south terminal 
points of 30th Street Northeast. The applicant’s site plan shows approximately 10.6 
acres will be dedicated to extend the 30th Street Northeast public right-of-way along 
the Subject Property’s east boundary. 
 

7. The applicant’s site plan shows a minimum lot size of 1,760 square feet for 
townhome lots and 4,800 square feet for single-family detached lots. The site plan 
shows a maximum building height of 35 feet. 
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8. Development Services Department staff found the proposed planned development 

compatible with the residential developments to the immediate north and south of 
the Subject Property, will have minimal impact, and would be compatible with the 
surrounding zoning and development pattern. Staff found the rezoning request 
approvable, subject to conditions stated in the Development Services Department 
staff report based on the applicant’s general site plan submitted April 16, 2024. 
 

9. Transportation staff had no objections subject to conditions specified in the staff 
report. Transportation conditions include extension of 30th Street Northeast, 
connections to Milestone Drive on the north and Bellido Lane on the south, and 
other roadway improvements and dedications. Transportation conditions require a 
minimum of 100 feet to accommodate the 30th Street NE extension. 
 

10. Planning Commission staff found the proposed planned development meets the 
neighborhood development policies of FLU Objective 16 since the proposed 
single-family detached and attached dwellings complement the existing range of 
residential development in the area, and includes an open space and amenity area, 
appropriate buffers, setbacks, and connections to adjacent developments to the 
north and south. 
 

11. Planning Commission staff also found the proposed planned development meets 
the Community Design Component of the FLU element, which requires new 
development to be designed in a way that is compatible to the surrounding area 
and related to the predominant character of the area. Staff found there are single-
family uses to the north and south of the Subject Property, and the proposed 
development will appear similar in nature. 
 

12. Planning Commission staff found the proposed planned development does not 
meet the minimum density requirement of Future Land Use (FLU) policy 1.2 and 
does not meet the criteria of FLU policy 1.3 for an exception to the minimum density 
requirements.  
 

13. Future Land Use policy 1.2 states: 
 

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. 

 
14. Future Land Use Policy 1.3 provides exceptions to the minimum density 

requirements of FLU policy 1.2, and states: 
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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 met:   
 

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. 
 

15. Planning Commission staff found the proposed planned development does not 
meet the intent of FLU policy 1.4 compatibility requirements. Staff found the 
Subject Property is surrounded by single-family attached and detached residential 
developments that are typically one to two stories in height, on lots varying from 
0.10 acres to 0.17 acres. Staff found the proposed site plan shows detached 
single-family residential on lots varying from 0.11 acres to 0.15 acres. Staff found 
the proposed planned development would introduce lot sizes that are comparable 
to surrounding uses but that are of a low density that is not envisioned for the SMU-
6 Future Land Use category. 
 

16. Future Land Use policy 1.4 states: 
 

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. 

 
17. Planning Commission staff found the proposed planned development does not 

meet the intent of the SMU-6 future land use category and FLU policy 8.1 because 
the SMU-6 category is intended for areas that are of urban and suburban density 
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and the proposed density of 3.3 dwelling units per gross acre is low density and 
nonurban in scale. 
 

18. Future Land Use policy 8.1 states: 
 

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. 
 

19. Planning Commission staff found the Apollo Beach Community Plan seeks to 
incorporate a range of housing choices, including multi-family and live-work units 
in and around town centers, and the Waterset Town Center is less than one-half 
mile from the Subject Property. Staff concluded a multifamily housing option would 
be appropriate and the proposed planned development includes only single-family 
detached and attached units. 
 

20. At the hearing the applicant introduced expert witness testimony of certified 
planner Stephen Sposato. Mr. Sposato testified that the proposed planned 
development seeks to balance compatibility with adjacent residential 
developments to the Subject Property’s north and south, the comprehensive plan’s 
minimum density policies, and issues that reduce the Subject Property’s 
developable area including environmental features, floodplain compensation areas, 
and roadway dedication requirements. Mr. Sposato testified that 1,025 units would 
be required to meet the minimum density policy, and a project with that number of 
units on the Subject Property’s limited developable area would not be consistent 
with other policies that require compatibility with existing development. Mr. 
Sposato testified a project of 1,025 units on the Subject Property’s limited 
developable area would not be compatible with the character of development in 
existing residential communities adjacent to the Subject Property’s north and south. 
Mr. Sposato testified the proposed development is already at a higher density than 
the adjacent residential developments, and that the pattern of the proposed 
development and floodplain compensation areas coincides with the adjacent 
development. Mr. Sposato testified that the Waterset community contemplates 
higher density residential and commercial nodes at the town center and mixed-use 
areas and south of those areas is lower density. 
  

21. At the hearing the applicant introduced expert witness testimony of professional 
engineer Trent Stephenson. Mr. Stephenson testified he is the applicant’s engineer 
and he conducted analysis on the Subject Property’s environmental features and 
required floodplain compensation areas. Mr. Stephenson displayed a graphic 
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illustrating areas of the Subject Property that are required for floodplain 
compensation or wetland preservation and are not developable. 
 

22. The record shows the applicant submitted competent, substantial evidence 
demonstrating development at a density of 75 percent of that allowed under the 
SMU-6 land use category, or 1,025 dwelling units, would not be compatible with 
and would adversely impact the existing development pattern within a 1,000-foot 
radius of the proposed development. 
 

23. The record shows the applicant submitted competent, substantial evidence 
demonstrating development at a density of 75 percent of that allowed under the 
SMU-6 land use category, or 1,025 dwelling units, would have an adverse impact 
on environmental features on the Subject Property or adjacent properties, and that 
a portion of the Subject Property is located in the Coastal High Hazard Area. 
 

24. The record shows the applicant submitted competent, substantial evidence 
demonstrating the proposed planned development would be compatible with 
surrounding development in terms of height, scale, mass and bulk of structures, 
pedestrian or vehicular traffic, circulation, and access, and would be sensitive to 
maintaining the character of existing development adjacent to the Subject Property. 
Further, the record shows Planning Commission staff found the proposed 
development of detached and attached single-family units would add lot sizes 
comparable to adjacent residential development and would complement the 
existing range of residential development in the area. 
 

E. FINDINGS OF COMPLIANCE OR NON-COMPLIANCE  
WITH COMPREHENSIVE PLAN 

Considering the record as a whole, the evidence demonstrates the proposed Planned 
Development is in compliance with and does further the intent of the Goals, Objectives, 
and Policies of Unincorporated Hillsborough County Comprehensive Plan. 
 

F. CONCLUSIONS OF LAW 
A development order is consistent with the comprehensive plan if “the land uses, densities 
or intensities, and other aspects of development permitted by such order…are compatible 
with and further the objectives, policies, land uses, and densities or intensities in the 
comprehensive plan and if it meets all other criteria enumerated by the local government.” 
§ 163.3194(3)(a), Fla. Stat. (2022). Based on the evidence and testimony submitted in 
the record and at the hearing, including reports and testimony of Development Services 
Staff and Planning Commission staff, applicant’s testimony and evidence, there is 
substantial competent evidence demonstrating the requested Planned Development is 
consistent with the Unincorporated Hillsborough County Comprehensive Plan and does 
comply with the applicable requirements of the Hillsborough County Land Development 
Code. 
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G. SUMMARY
The applicant is requesting to rezone the Subject Property to Planned Development to 
accommodate development of up to 750 single-family attached and detached dwellings, 
with at least 25 percent of the dwelling units being fee-simple townhomes. 

H. RECOMMENDATION
Based on the foregoing Findings of Fact and Conclusions of Law, this recommendation 
is for APPROVAL of the Planned Development rezoning subject to the conditions set out 
in the Development Services Department staff report based on the applicant’s general 
site plan submitted April 16, 2024. 

Pamela Jo Hatley PhD, JD  Date
Land Use Hearing Officer
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June 6, 2024
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Context 
 
 The approximately 227.78 ± acre subject site is located south of Paseo al Mal Boulevard 

between U.S. Highway 41 and Interstate 75. 
 
 The site is located within the Urban Service Area and is within the limits of the Apollo Beach 

Community Plan and SouthShore Areawide Systems Plan.  
 

 The subject site is located within the Suburban Mixed Use-6 (SMU-6) Future Land Use 
category, which can be considered for a maximum density of 6 dwelling units per gross acre 
and a maximum intensity of 0.5 FAR for light industrial uses. The SMU-6 Future Land Use 
category is intended for areas that are urban and suburban in intensity and density of uses. 
Typical uses 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. Neighborhood Commercial uses shall meet 
locational criteria or be part of larger mixed use planned development. Office uses are not 
subject to locational criteria. Agricultural uses may be permitted pursuant to policies in the 
agricultural objective areas of the Future Land Use Element. 

 
 SMU-6 abuts the subject site to the north, east and south. To the west, across the CSX railroad 

is Light Industrial (LI). Residential-6 (RES-6) is located further west, north of U.S. Highway 41.  
 
 The subject site is currently classified as agricultural land by the Hillsborough County Property 

Appraiser. The subject site directly abuts the CSX railroad to the west. Further west and 
northwest, across the CSX rail line is a mixed use building with warehousing and retail uses, 
vacant land, and agricultural land. To the southwest are townhome developments. To the 
north, east and south are single family attached and detached residential neighborhoods that 
are a part of the large Planned Development (PD) called Waterset. There are also parcels of 
public institutional land scattered throughout the area which typically contain preservation 
lands, utility uses and recreational parks.  

 
 The subject property is currently zoned Agricultural Rural (AR). To the north, east, south, and 

southwest is Planned Development (PD) zoning. Manufacturing (M), Agricultural Industrial (AI) 
and PD zoning are located to the west. To the northwest along U.S. Highway 41 is Commercial 
Neighborhood (CN) and Commercial General (CG) zoning. 

 
 An area in the western portion of the site is in the Coastal High Hazard Area (CHHA). There 

are approximately 22.69 acres of wetlands on the site. 
 
 The applicant is requesting to rezone the subject site from Agricultural Rural (AR) to Planned 

Development (PD) to develop 750 dwelling units. 
 
Compliance with Comprehensive Plan: 
The following Goals, Objectives, and Policies apply to this rezoning request and are used as a 
basis for an inconsistency finding. 
 
FUTURE LAND USE ELEMENT 
 
Urban Service Area 
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Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area 
with the goal that at least 80% of all population growth will occur within the USA during the 
planning horizon of this Plan.  Within the Urban Service Area, Hillsborough County will not impede 
agriculture. Building permit activity and other similar measures will be used to evaluate this 
objective.   
 
Policy 1.2: Minimum Density All new residential or mixed use land use categories within the 
USA shall have a density of 4 du/ga or greater unless environmental features or existing 
development patterns do not support those densities.  
 
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.   
  
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.   
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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  

 
Neighborhood/Community Development 

 
Objective 16:  Neighborhood Protection The neighborhood is a functional unit of community 
development.  There is a need to protect existing neighborhoods and communities and those that 
will emerge in the future. To preserve, protect and enhance neighborhoods and communities, all 
new development must conform to the following policies. 
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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 16.8: 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 
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. 
 
Mixed Use Land Use Categories 
 
Objective 19: All development in the mixed use categories shall be integrated and interconnected 
to each other.  
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Policy 19.1 Larger new projects proposed in all mixed use plan categories shall be required to 
develop with a minimum of 2 land uses in accordance with the following:   
 
Requirements for 2 land uses will apply to properties 10 acres or greater in the RMU-35, UMU-
20, and CMU-12 land use categories, and to properties 20 acres or greater in the SMU-6 and 
NMU-4 land use categories.  
 
At least 10% of the total building square footage in the project shall be used for uses other than 
the primary use.  
 
The mix of uses may be horizontally integrated (located in separate building). Horizontal 
integration may also be achieved by utilizing off-site uses of a different type located within ¼ mile 
of the project, on the same side of the street of a collector or arterial roadway connected by a 
continuous pedestrian sidewalk.  
 
The land uses that may be included in a mixed use project include: retail commercial, office, light 
industrial, residential, residential support uses, and civic uses provided that the use is permitted 
in the land use category.   
 
These requirements do not apply within ½ of a mile of an identified Community Activity Centers 
(if other mixed use standards have been adopted for that area or when the project is exclusively 
industrial). 
 
Community Design Component 
 
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 AND SUSTAINABILITY SECTION (ESS) 
 
Objective 3.5: Apply adopted criteria, standards, methodologies and procedures to manage and 
maintain wetlands and/or other surface waters for optimum fisheries and other environmental 
values in consultation with EPC. 
 
Policy 3.5.1: Collaborate with the EPC to conserve and protect wetlands and/or other surface 
waters from detrimental physical and hydrological alteration. Apply a comprehensive planning-
based approach to the protection of wetland ecosystems assuring no net loss of ecological values 
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provided by the functions performed by wetlands and/or other surface waters authorized for 
projects in Hillsborough County.   
 
Policy 3.5.2: Collaborate with the EPC through the land planning and development review 
processes to prohibit unmitigated encroachment into wetlands and/or other surface waters and 
maintain equivalent functions. 
 
Policy 3.5.4: Regulate and conserve wetlands and/or other surface waters through the 
application of local rules and regulations including mitigation during the development review 
process. 
 
LIVABLE COMMUNITIES ELEMENT: Apollo Beach Community Plan 
 
2. Ensure Quality Land Use and Design 

 Incorporate a range of housing choices including multi-family and live-work units in 
and around town centers. 

4. Improve Transportation 
 Require connectivity within new developments and require new developments to 

connect to one another. 
6. Improve and Expand Public Use Facilities 

 Require applicants of rezonings containing 50 or more residential units to consult with 
the Hillsborough County School District regarding potential school sites. 

 
Staff Analysis of Goals, Objectives and Policies: 
The approximately 227.78 ± acre subject site is located south of Paseo al Mal Boulevard 
between U.S. Highway 41 and Interstate 75. The site is located in the Urban Service Area 
and is within the limits of the Apollo Beach Community Plan and SouthShore Areawide 
Systems Plan. The subject site is currently classified as agricultural land by the 
Hillsborough County Property Appraiser. The subject site directly abuts the CSX railroad 
to the west. Further west and northwest, across the CSX rail line is a mixed use building 
with warehousing and retail uses, vacant land, and agricultural land. To the southwest are 
townhome developments. To the north, east and south are single family attached and 
detached residential neighborhoods that are a part of the large Planned Development (PD) 
called Waterset. There are also parcels of public institutional land scattered throughout 
the area which typically contain preservation lands, utility uses and recreational parks. 
The applicant is requesting to rezone the subject site from Agricultural Rural (AR) to 
Planned Development (PD) to develop 750 dwelling units. 
 
The subject site is in the Urban Service Area and per Objective 1 of the Future Land Use 
Element (FLUE), where 80 percent of the County’s growth is to be directed. Per FLUE Policy 
13.3, the site is less than 25% wetlands, and the entire 227.78 acres can be utilized to 
calculate density (16.96 acres x 6 du/ga = 1,366 maximum dwellings). 75% of the allowable 
density would be at least 1,025 dwelling units to meet the required minimum density under 
Policy 1.2. The proposed 750 units do not appear to meet the following criteria for an 
exception per Policy 1.3. First, development at a density of 75% of the category or greater 
would be compatible (as defined in Policy 1.4) and would not adversely impact the existing 
development pattern within a 1,000 foot radius of the proposed development. There are 
single family developments immediately to the north and south of the site, however there 
is a presence of not only single family but also two family attached townhome style. 
Furthermore, there are multifamily and commercial developments to the west and further 
north of Paseo al Mar Boulevard in the Waterset Town Center area. Compatible does not 
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mean the “same as”, therefore a higher density residential development would not 
necessarily be incompatible. The applicant refers to gross densities in their narrative 
(Waterset) averaging 1 to 3 dwelling units per gross acres. The narrative shows these 
densities as individual phases of the Waterset development. However, Waterset is a large 
Development of Regional Impact (DRI) which was permitted to spread its density over a 
much larger area. Therefore, showing each individual phase is not indicative of the 
wholistic picture of the DRI which includes multiple housing types including multifamily 
and commercial uses. Secondly, as the site is in the Urban Service Area, infrastructure is 
planned or programmed to support development. Thirdly, the site is less than 25% 
wetlands. Although there are also floodplains on the site, the applicant has not shown that 
a higher density development would not have an adverse impact on environmental 
features on the site or adjacent to the property. The burden is on the applicant to show 
that a design not meeting minimum density would adversely impact these features. Finally, 
the site partially is in the Coastal High Hazard Area (CHHA), but appears to overlap with 
the wetlands, making up a small portion of the site’s acreage. Less than 25% of the site 
appears to be located within the CHHA boundary. Therefore, the proposal is inconsistent 
with FLUE Policy 1.2 relating to minimum density in the Urban Service Area. The County 
currently has low amounts of developable or redevelopable land within the Urban Service 
Area. Therefore, it is important to maximize the density in areas where it is appropriate, 
per FLUE Objective 1. 
 
FLUE 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 site 
is generally surrounded by single family attached and detached residential developments 
that are typically one to two stories in height. The proposed site plan shows detached 
single-family residential on 0.11 acres to 0.15 acre lot sizes. The residential development 
surrounding the site is also single-family detached with lots of sizes varying from 0.10 
acres to 0.17 acres. The proposed site plan would add lot sizes that are comparable but 
would overall introduce low density residential development that is not envisioned for the 
Suburban Mixed-Use-6 Future Land Use category. Therefore, the proposal does not meet 
the intent of Policy 1.4 in the Future Land Use Element (FLUE). 
 
Per FLUE Objective 8, Future Land Use categories outline the maximum level of intensity 
or density and range of permitted land uses allowed in each category. Appendix A contains 
a description of the character and intent permitted in each of the Future Land Use 
categories. The site is within the Suburban Mixed Use-6 (SMU-6) which is intended for 
areas that are urban and suburban in density of uses. The proposed density of 3.3 dwelling 
units per gross acre is more appropriately categorized as low density or nonurban in scale. 
Therefore, the proposal does not meet the intent of the SMU-6 category and Objective 8, 
Policy 8.1. 
 
The proposal meets the intent of Objective 13 and associated policies in the FLUE and 
Objective 3.5 in the Environmental and Sustainability Section (ESS) as it relates to 
environmental considerations. There are approximately 22.69 acres of wetlands on the site. 
The Environmental Protection Commission Wetlands Division has reviewed the proposed 
site and has determined that a resubmittal is not necessary. Given that there is a separate 
approval process for wetland impacts with the Environmental Protection Commission and 
they currently do not object, Planning Commission staff finds this request consistent with 
the associated policy direction. 
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The subject site is generally surrounded by single family attached and detached residential 
uses. The proposal meets the intent of the neighborhood development policies in 
Objective 16, as the proposed single family detached and attached dwellings complement 
the existing range of residential development in the area. The proposed site plan shows 
an open space and amenity area, appropriate buffers, setbacks and connections to the 
developments north and south of the site. However, at the time of filing this report there 
were no comments in Optix by the Transportation Review Section and these comments 
were not considered during this analysis.  
 
The proposal meets the intent of Objective 19 and Policy 19.1 relating to the requirement 
of two land uses in mixed use land use categories. The proposal includes two housing 
types of single family detached and attached. It proposes a minimum of 25% townhomes, 
with the remainder being single family detached dwellings. 
 
The Community Design Component (CDC) in the FLUE provides policy direction about 
designing neighborhoods that are related to the predominant character of the area. Goal 
12 and Objective 12-1 require new development to be designed in a compatible way to the 
surrounding area. There are existing single family uses to the north and south of the site, 
and the proposed development will appear similar in nature. Overall, the proposal meets 
the intent of the CDC, as it will implement an attached and detached single family 
residential development in a similar manner to some of the existing residential uses in the 
vicinity of this area.  
 
The Apollo Beach Community plan seeks to incorporate a range of housing choices 
including multi-family and live-work units in and around town centers. With the Waterset 
Town Center less than 0.5 miles away from the subject site, it seems a multifamily housing 
option would be appropriate. However, the proposal only includes single family detached 
and attached dwellings. The Plan also requires connectivity within new developments and 
requires new developments to connect to one another. The proposed plan does appear to 
show internal connectivity as well as connections to the north and south. The Plan requires 
applicants of rezonings containing 50 or more residential units to consult with the 
Hillsborough County School District regarding potential school sites. The applicant has 
submitted supporting documentation indicating that they have done so and that the 
School District will not request land for a school site for this rezoning. However, overall, 
the proposal does not meet the intent of the Apollo Beach Community Plan. There are no 
applicable goals or strategies in the SouthShore Areawide Systems Plan relating to this 
request. 
 
Overall, the proposed Planned Development would not allow for development that is 
consistent with the Goals, Objectives and Policies of the Unincorporated Hillsborough 
County Comprehensive Plan relating to minimum density in the Urban Service Area. 
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed Planned 
Development INCONSISTENT with the Unincorporated Hillsborough County Comprehensive 
Plan.  
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 5/6/2024 

REVIEWER: Alex Steady, AICP AGENCY/DEPT: Transportation 
PLANNING AREA/SECTOR:  Apollo Beach / South PETITION NO:  PD RZ 23-0997 

 

 

  This agency has no comments. 
 

  This agency has no objection. 
 

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

  This agency objects for the reasons set forth below. 
 

 
CONDITION OF APPROVAL 

1. Notwithstanding anything shown on the Site Development Plan to the contrary, bicycle and 
pedestrian access may be permitted anywhere along the PD boundaries. 
 

2. The project shall be served by and limited the following four (4) vehicular access connections as 
follows: 

 
a. One (1) north-south local roadway which connects to Milestone Drive on the north 
project boundary at a location shown on the Site Development Plan; and 
 
b. One (1) north-south local roadway which connects to Bellido Lane on the south project 
boundary at a location shown on the Site Development Plan; and 
 
c. One (1) east-west roadway local roadway, with a minimum right-of-way width of sixty 
(60) feet, which connects to 30th Street on the east project boundary at a location shown 
on the Site Development Plan (“Road A”); and 
 
d. One (1) east-west roadway local roadway which connects to 30th Street on the east 
project boundary at the location shown on the Site Development Plan near the south 
property boundary (“Road B”). 

 
2.1 The roadway connection to Milestone Drive shall not be made until the North Segment 
has been substantially completed for beneficial use. The roadway connection to Bellido Lane shall 
not be made until the South Segment has been substantially completed for beneficial use. 

 
3. Construction access shall be limited to locations along the 30th Street Connection. The developer 

shall include a note in each site/construction plan submittal which indicates same. 
 

4. Prior to or concurrent with the initial increment of development, the developer shall construct a 
north/south collector road along the eastern boundary of the project as generally shown on the Site 
Development Plan (“30th Street Connection”).  
 
4.1 The 30th Street Connection shall be designed and permitted as a two (2) lane collector 
roadway (expandable to 4-lanes on the inside lane) that connects at the project’s north and south 
property boundaries with existing right-of-way and roadway improvements for 30th Street 
constructed as part of the Waterset Development of Regional Impact (DRI). 
 



4.2 The developer shall dedicate and convey to Hillsborough County the following public 
right-of-way along the project’s eastern boundary: (a) a minimum of 110-feet to accommodate the 
30th Street Connection as generally shown on the Site Development Plan, and (b) an additional 
minimum 11-feet as necessary to accommodate the Site Access Improvements specified in 
Conditions 5.b. and 5.c., below. Although not warranted by impacts of this development, developer 
may elect to additionally dedicate and convey to Hillsborough County the land located between 
the project’s eastern boundary and the eastern boundary of the above-described right-of-way for 
the 30th Street Connection. 
 
4.3 The develop may elect to construct the 30th Street Connection in two (2) phases consisting 
of a North Segment (which shall extend from the project’s north property boundary to Road A) 
and a South Segment (which shall extend from the project’s south property boundary to Road A). 
The North and South Segments shall include the respective Site Access Improvements described 
in Condition 5 below. 
 
4.4 No building permits shall be issued until the 30th Street Connection has been designed and 
permitted, and construction has commenced on the North Segment and/or the South Segment, 
subject to the following: 
 

a. no more than 700 building permits shall be issued for dwelling units within the 
project prior to Hillsborough County approval of a traffic signal design for the intersection 
of 30th Street and Paseo Al Mar Boulevard; provided, this limitation shall not be applicable 
if a warrant analysis does not demonstrate the need for a traffic signal at the subject 
intersection within the time period provided for in Condition 6.3. 

 
4.5 No occupancy of any buildings will be permitted, and no certificates of occupancy shall 
be issued, temporary or otherwise, until such time the North Segment or the South Segment has 
been substantially completed for beneficial use, subject to the following: 

 
a. no more than 300 certificates of occupancy for dwelling units within the project 
shall be issued for the project prior to the entire 30th Street Connection being substantially 
completed for beneficial use; and 

 
b. no more than 700 certificates of occupancy for dwelling units within the project 
shall be issued prior to a traffic signal being designed, permitted, and substantially 
completed for beneficial use at the intersection of 30th Street and Paseo Al Mar Boulevard; 
provided, this limitation shall not be applicable if a warrant analysis does not demonstrate 
the need for a traffic signal at the subject intersection within the time period provided for 
in Condition 6.3. 
 

5. Prior to or concurrent with the initial increment of development the developer shall construct the 
following Site Access Improvements: 

 
a. A northbound to westbound left turn lane at 30th Street and Road A; and 
 
b. A southbound to westbound right turn lane at 30th Street and Road A; and 
 
c. A southbound to westbound right turn lane at 30th Street and Road B. 

 
6. Although not warranted by impacts of this development, the developer has agreed to provide signal 

warrant analyses to Hillsborough County for the intersection of 30th Street and Paseo Al Mar 
Boulevard as follows: 
 
6.1 No later ninety (90) days after the 30th Street Connection has been completed and accepted 
for maintenance by Hillsborough County, creating an uninterrupted collector roadway connection 
between Paseo Al Mar Boulevard (to the north) and 19th Avenue (to the south), the developer 



agrees to prepare and submit a signal warrant analysis for the subject intersection based on existing 
and projected traffic volume. If the signal warrant analysis reasonably demonstrates that a traffic 
signal will be warranted at the subject intersection in the future, the developer shall design and 
permit, or alternatively cause a third-party to design and permit (in accordance with preexisting 
requirements), a traffic signal for the subject intersection. 
 
6.2 With each subsequent increment of development (unless otherwise approved by 
Hillsborough County), or upon request by Hillsborough County, the developer further agrees to 
prepare and submit an updated signal warrant analysis for the subject intersection based on existing 
traffic volume at that time. If signal warrant analysis demonstrates that a traffic signal is warranted 
at the subject intersection, the developer shall construct, or alternatively causes a third-party to 
construct, a traffic signal for the intersection (in accordance with preexisting requirements). 
 
6.3 In the event a warrant analysis does not demonstrate the need for a traffic signal at the 
subject intersection, based on existing traffic volumes, within three (3) years following substantial 
completion of the 30th Street Connection or substantial buildout of the project (defined as issuance 
of a certificate of occupancy for the 700th dwelling unit in the project), whichever is later, the 
developer shall have (a) no further obligations under this Condition 6, (b) no further limitations on 
building permits under Condition 4.4, and (c)  no further limitations on certificates of occupancy 
under Condition 4.5. 
 
6.4 All signal warrant analyses under this condition shall be reviewed and approved by the 
Hillsborough County Public Works Department. In event the developer elects to design and permit, 
or alternatively causes a third-party to design and permit (in accordance with preexisting 
requirements), a traffic signal for the subject intersection based on a signal warrant analysis using 
existing and projected traffic volume, such construction plans may be subject to additional review 
and/or re-permitting in event construction of the traffic signal is not commenced within two (2) 
years from the date of approval at the sole discretion of Hillsborough County. 
 
6.5 Notwithstanding the foregoing, this Condition 6 shall not be interpreted to (a) supersede 
any pre-existing obligation to design, permit, and/or construct a traffic signal at the subject 
intersection under any other zoning approval or development order, nor (b) affect the eligibility of 
such pre-existing obligation for impact fee offsets consistent with The Hillsborough County 
Consolidated Impact Assessment Program Ordinance, regardless of whether the traffic signal is 
designed, permitted, and/or constructed by a third-party, or in cooperation with developer, under 
such pre-existing obligation. 
 

7. Project roadways shall be constructed to TS-3 standards. In addition, the developer shall construct 
Road A as a 60-foot right-of-way with a 10-foot-wide sidewalk or multi-use path along one side 
of the roadway. No dwelling units shall be permitted to take direct driveway access to Road A.   
 

8. Notwithstanding anything shown on the Site Development Plan or herein these conditions to the 
contrary, the developer shall construct traffic calming features at the intersections identified on the 
Site Development Plan in order to calm traffic and minimize the potential for cut-through traffic.  
All such traffic calming features shall be approved by Hillsborough County Public Works. Eligible 
traffic calming features which satisfy this requirement shall include installation and use of 
roundabouts, mini-roundabouts, chicanes, use of neckdowns/flares/street narrowing/intersection 
throating (as further described in Sec. 5.08.09.E.) and/or other measures which help mitigate 
speeding issues created by uninterrupted grid patterns with long runs (as is shown on the Site 
Development Plan). Installation of traditional speed bumps shall not satisfy this requirement. 

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

 Revise 30th Street to depict a 110-foot right-of-way. 
 Label the northern east/west project road “Road A” and the southern east/west project road “Road 

B” on the site plan.  Please see the following figure: 



  
 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to rezone one parcel, totaling +/- 227.73 ac., from Agricultural Rural (AR) to 
Planned Development (PD).  The proposed PD is seeking entitlements to permit up to 750 Residential 
Dwelling Units.  The existing future land use of the properties is Suburban Mixed Use – 6 (SMU-6). 
 
As required by the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis.  Staff has prepared a comparison of the trips potentially generated under 
the existing and proposed zoning designations, utilizing a generalized worst-case scenario.  The 
information below is based on data from the Institute of Transportation Engineer’s Trip Generation Manual, 
11th Edition. 

Existing Zoning:  

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

Total Peak            
Hour Trips 

AM PM 
AR, 45 Single Family Dwelling Units  
(ITE LUC 210) 484 36 47 

Proposed Zoning: 

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

Total Peak            
Hour Trips 

AM PM 
PD, 563 Single Family Dwelling Units  
(ITE LUC 210) 4,947 359 504 

PD, 187 Townhome Dwelling Units  
(ITE LUC 215) 1,374 92 108 

Total 6,321 451 612 

Trip Generation Difference: 

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

Total Peak           
 Hour Trips 

AM PM 
Difference +5,837 +415 +565 

 

 

 

 



TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

The site will have access to 30th St NE, Milestone Dr and Bellido Lane. 30th St NE is a s a two-lane, divided, 
Hillsborough County maintained collector roadway. It is characterized by +/- 11-foot travel lanes and lies 
within +/- 110ft of right of way in the immediate vicinity of the proposed project. There are sidewalks and 
bike facilities on both sides of the roadway. Milestone Drive is a two-lane, undivided, Hillsborough County 
maintained local roadway. It is characterized by +/- 01-foot travel lanes and lies within +/- 50ft of right of 
way in the immediate vicinity of the proposed project. There are sidewalks on both sides of the roadway. 
Bellido Lane 30th St NE is a two-lane, undivided, Hillsborough County maintained local roadway. It is 
characterized by +/- 10-foot travel lanes and lies within +/- 50ft of right of way in the immediate vicinity 
of the proposed project. There are sidewalks on both sides of the roadway. 
 
SITE ACCESS AND CONNECTIVITY 
The project shall be served by and limited to the following four (4) vehicular access connections as follows: 

 
a. One (1) north-south local roadway which connects to Milestone Drive on the north project 

boundary at a location shown on the Site Development Plan; and 
 

b. One (1) north-south local roadway which connects to Bellido Lane on the south project 
boundary at a location shown on the Site Development Plan; and 

 
c. One (1) east-west roadway local roadway, with a minimum right-of-way width of sixty (60) 

feet, which connects to 30th Street on the east project boundary at a location shown on the Site 
Development Plan (“Road A”); and 

 
d. One (1) east-west roadway local roadway which connects to 30th Street on the east project 

boundary at the location shown on the Site Development Plan near the south property boundary 
(“Road B”). 

 
The roadway connection to Milestone Drive shall not be made until the North Segment has been 
substantially completed for beneficial use. The roadway connection to Bellido Lane shall not be made until 
the South Segment has been substantially completed for beneficial use. 
 
As a result of the submitted transportation analysis, the developer shall construct the following additional 
site-access improvements: 

 A northbound to westbound left turn lane at 30th Street and Road A; and 
 A southbound to westbound right turn lane at 30th Street and Road A; and 
 A southbound to westbound right turn lane at 30th Street and Road B. 

 
HILLSBOROUGH COUNTY CORRIDOR PRESERVATION PLAN AND 2045 LRTP 
Both 19th Avenue and Apollo Beach Boulevards are Depicted as 4- lane roadways in the County’s 2045 
Long Range Transportation Plan. 
 
30th Street is designated as a four-lane roadway on the Hillsborough County Corridor Preservation Plan, 
and once completed, it will create a continuous, uninterrupted connection between these two roadways.  
 
Signalization of the Apollo Beach Boulevard and 30th Street intersection will increase operational capacity 
and the level of service compared to the unsignalized condition. 
 
 
ROAD A 
Project roadways shall be constructed to TS-3 standards. The developer shall construct the main east/west 
internal roadway “Road A” as a 60-foot right-of-way with a 10-foot-wide sidewalk or multi-use path along 
one side of the roadway. No dwelling units shall be permitted to take direct driveway access to Road A.   
 



SIGNALIZATION CONDITION 
Although not warranted by impacts of this development, the developer has agreed to provide signal warrant 
analyses to Hillsborough County for the intersection of 30th Street and Paseo Al Mar Boulevard. 

 
No later ninety (90) days after the 30th Street Connection has been completed and accepted for maintenance 
by Hillsborough County, creating an uninterrupted collector roadway connection between Paseo Al Mar 
Boulevard (to the north) and 19th Avenue (to the south), the developer agrees to prepare and submit a signal 
warrant analysis for the subject intersection based on existing and projected traffic volume. If the signal 
warrant analysis reasonably demonstrates that a traffic signal will be warranted at the subject intersection 
in the future, the developer shall design and permit, or alternatively cause a third-party to design and 
permit (in accordance with preexisting requirements), a traffic signal for the subject intersection.  
 
With each subsequent increment of development (unless otherwise approved by Hillsborough County), or 
upon request by Hillsborough County, the developer further agrees to prepare and submit an updated signal 
warrant analysis for the subject intersection based on existing traffic volume at that time. If signal warrant 
analysis demonstrates that a traffic signal is warranted at the subject intersection, the developer shall 
construct, or alternatively causes a third-party to construct, a traffic signal for the intersection (in 
accordance with preexisting requirements).  
 
In the event a warrant analysis does not demonstrate the need for a traffic signal at the subject intersection, 
based on existing traffic volumes, within three (3) years following substantial completion of the 30th Street 
Connection or substantial buildout of the project (defined as issuance of a certificate of occupancy for the 
700th dwelling unit in the project), whichever is later, the developer shall have (a) no further obligations 
under this Condition 6, (b) no further limitations on building permits under Condition 4.4, and (c)  no 
further limitations on certificates of occupancy under Condition 4.5.  
 
All signal warrant analyses under this condition shall be reviewed and approved by the Hillsborough 
County Public Works Department. In event the developer elects to design and permit, or alternatively 
causes a third-party to design and permit (in accordance with preexisting requirements), a traffic signal 
for the subject intersection based on a signal warrant analysis using existing and projected traffic volume, 
such construction plans may be subject to additional review and/or re-permitting in event construction of 
the traffic signal is not commenced within two (2) years from the date of approval at the sole discretion of 
Hillsborough County. 

 
Notwithstanding the foregoing, this Condition 6 shall not be interpreted to (a) supersede any pre-existing 
obligation to design, permit, and/or construct a traffic signal at the subject intersection under any other 
zoning approval or development order, nor (b) affect the eligibility of such pre-existing obligation for 
impact fee offsets consistent with The Hillsborough County Consolidated Impact Assessment Program 
Ordinance, regardless of whether the traffic signal is designed, permitted, and/or constructed by a third-
party, or in cooperation with developer, under such pre-existing obligation. 
 
TRAFFIC CALMING PER HILLSBOROUGH COUNTY LDC 
The developer shall construct traffic calming features at the intersections identified on the Site 
Development Plan in order to calm traffic and minimize the potential for cut-through traffic.  All such 
traffic calming features shall be approved by Hillsborough County Public Works. Eligible traffic calming 
features which satisfy this requirement shall include installation and use of roundabouts, mini-
roundabouts, chicanes, use of neckdowns/flares/street narrowing/intersection throating (as further 
described in Sec. 5.08.09.E.) and/or other measures which help mitigate speeding issues created by 
uninterrupted grid patterns with long runs (as is shown on the Site Development Plan). Installation of  
traditional speed bumps shall not satisfy this requirement. 
 
30TH STREET CONNECTION 
Prior to or concurrent with the initial increment of development, the developer shall construct a north/south 
collector road along the eastern boundary of the project as generally shown on the Site Development Plan 



(“30th Street Connection”). The 30th Street Connection shall be designed and permitted as a two (2) lane 
collector roadway (expandable to 4-lanes on the inside lane) that connects at the project’s north and south 
property boundaries with existing right-of-way and roadway improvements for 30th Street constructed as 
part of the Waterset Development of Regional Impact (DRI). 

 
The developer shall dedicate and convey to Hillsborough County the following public right-of-way along 
the project’s eastern boundary: (a) a minimum of 110-feet to accommodate the 30th Street Connection as 
generally shown on the Site Development Plan, and (b) an additional minimum 11-feet as necessary to 
accommodate the Site Access Improvements specified in Conditions 5.b. and 5.c., below. Although not 
warranted by impacts of this development, developer may elect to additionally dedicate and convey to 
Hillsborough County the land located between the project’s eastern boundary and the eastern boundary of 
the above-described right-of-way for the 30th Street Connection. 

 
The develop may elect to construct the 30th Street Connection in two (2) phases consisting of a North 
Segment (which shall extend from the project’s north property boundary to Road A) and a South Segment 
(which shall extend from the project’s south property boundary to Road A). The North and South Segments 
shall include the respective Site Access Improvements described in Condition 5 below. 

 
No building permits shall be issued until the 30th Street Connection has been designed and permitted, and 
construction has commenced on the North Segment and/or the South Segment, subject to the following: 
no more than 700 building permits shall be issued for dwelling units within the project prior to Hillsborough 
County approval of a traffic signal design for the intersection of 30th Street and Paseo Al Mar Boulevard; 
provided, this limitation shall not be applicable if a warrant analysis does not demonstrate the need for a 
traffic signal at the subject intersection within the time period provided for in Condition 6.3. 

 
No occupancy of any buildings will be permitted, and no certificates of occupancy shall be issued, 
temporary or otherwise, until such time the North Segment or the South Segment has been substantially 
completed for beneficial use, subject to the following: no more than 300 certificates of occupancy for 
dwelling units within the project shall be issued for the project prior to the entire 30th Street Connection 
being substantially completed for beneficial use; and no more than 700 certificates of occupancy for 
dwelling units within the project shall be issued prior to a traffic signal being designed, permitted, and 
substantially completed for beneficial use at the intersection of 30th Street and Paseo Al Mar Boulevard; 
provided, this limitation shall not be applicable if a warrant analysis does not demonstrate the need for a 
traffic signal at the subject intersection within the time period provided for in Condition 6.3. 
 
TRANSIT FACILITIES 
Consistent with Sections 6.02.17 and 6.03.09 of the LDC, transit facilities are not required for the subject 
project. 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

30th St NE was not included in the 2020 Level of Service Report. 



Transportation Comment Sheet  
 

 

 

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

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

30th Street  
County 
Collector - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Milestone Drive County Local - 
Urban 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Bellido Lane County Local - 
Urban 

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 848 36 47 
Proposed 6,321 451 612 
Difference (+/-) +5,837 +415 +565 
*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  Vehicular & Pedestrian None Meets LDC 
South  Vehicular & Pedestrian None Meets LDC 
East X Vehicular & Pedestrian Vehicular & Pedestrian Meets LDC 
West  None None Meets LDC 
Notes:  
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
 Choose an item. Choose an item. 
 Choose an item. Choose an item. 
Notes: 

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 Staff 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 
 

REZONING 

HEARING DATE: February 20, 2024 

PETITION NO.: 23-0997 

EPC REVIEWER: Abbie Weeks 

CONTACT INFORMATION: (813) 627-2600 X 1101 

EMAIL:  weeksa@epchc.org   

COMMENT DATE: February 7, 2024 

PROPERTY ADDRESS: Apollo Beach, FL 

FOLIO #: 0541690000 

STR:  27-31S-19E 

REQUESTED ZONING: From AR to PD 

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

Wetlands and Other Surface Waters (OSW) exist 
throughout the property and are approximately 
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 
must be labeled as "Wetland Conservation Area" pursuant to the Hillsborough County Land 
Development Code (LDC). 



RZ 23-0997 
February 7, 2024 
Page 2 of 2 
 

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 
 

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

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

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

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

 The site plan depicts Other Surface Water (OSW) impacts that have not been authorized by the 
Executive Director of the EPC. The impacts are indicated for the proposed subdivision development. 
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. It is recommended that a request for 
determination of Noticed Exempt Activities (WEA10 - Exempt Activities in Wetlands (formsite.com) be 
submitted. 

 
 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: Chelsea.hardy@lennar.com 
 stephen@levelupflorida.com  
 ballf@hcfl.gov  
          
          
 



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-Revised

School Data
Doby

Elementary
Eisenhower

Middle
East Bay

High

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

958 1489 2485

2023-24 Enrollment
K-12 enrollment on 2023-24 40th day of school. This count is used to evaluate school 
concurrency per Interlocal Agreements with area jurisdictions

577 1225 1894

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

60% 82% 76%

Concurrency Reservations
Existing concurrency reservations due to previously approved development. Source: 
CSA Tracking Sheet as of 12/4/2023

341 264 362

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

127 57 88

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

109% 104% 94%

Notes: East Bay High school currently has adequate capacity to accommodate the maximum residential impact of the 
proposed rezoning.  Although Doby Elementary, and Eisenhower Middle are projected to be over 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 area at the middle school level, however, there is no adjacent capacity available at the 
elementary level. The applicant is advised to contact the school district for more information.

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

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

Date: 12/6/2023

Jurisdiction: Hillsborough County

Case Number: 23-0997

HCPS #:  RZ557R

Address:  Intersection of 41 and I-75 at 30th Street 
NE

Parcel Folio Number(s): 54169.0000       

Acreage:  227.78 (+/- acres)

Proposed Zoning: Planned Development

Future Land Use: SMU-6

Maximum Residential Units:  525/ 225

Residential Type: Single Family Detached / 
Single Family Attached



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



AGENCY REVIEW COMMENT SHEET 
 

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

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 
APPLICANT:   Stephen Sposato PETITION NO:  RZ-PD 23-0997 
LOCATION:   Apollo Beach, FL  33572 

FOLIO NO:   54169.0000 SEC: 27   TWN: 31   RNG: 19 
 

 

 

  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:        . 

 
 



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   RZ-PD 23-0997  REVIEWED BY:   Clay Walker, E.I. DATE:  2/6/2024 

 
 

FOLIO NO.:     54169.0000                                                                                                              

 

WATER 

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

 A  12  inch water main exists  (adjacent to the site),  (approximately  635  feet 
from the site)  and is located south of the subject property within the south Right-of-Way 
of Waterset Boulevard . This will be the likely point-of-connection, however there could 
be additional and/or different points-of-connection determined at the time of the 
application for service. This is not a reservation of capacity. 

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

WASTEWATER 

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

 A  8  inch wastewater forcemain exists  (adjacent to the site),  (approximately   
475   feet from the site)  and is located south of the subject property within the north 
Right-of-Way of Waterset Boulevard . 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 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. 



    AGENCY COMMENT SHEET 
 
 
TO: Zoning/Code Administration, Development Services Department  
 
FROM: Reviewer: Carla Shelton Knight Date:  December 11, 2023 

 
Agency:  Natural Resources  Petition #: 23-0997 

   
 
(  ) This agency has no comment 

 
  (  ) This agency has no objections 
 

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

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

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

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

 
4. If the notes and/or 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

Chelsea D Hardy, Dir. of Land Acquisition, Lennar

S of Paseo Al Mar Blvd & E of 30th St Extension

54169.0000

12/04/2023

23-0997

Single Family Detached  
(Fee estimate is based on a 2,000 s.f.)      
Mobility: $9,183 * 750 = $6,887,250                          
Parks: $2,145 * 750 = $1,608,750      
School: $8,227 * 750 = $6,170,250              
Fire: $335 * 750 = $251,250                         
Total per House: $19,890 * 750 = $14,917,500 

Urban Mobility, South Park/Fire - up to 48 multi-family units 
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·1· · · · · · MS. HEINRICH:· Our next application is Item D.1, PD

·2· Rezoning 23-0997.· The applicant is Chelsea Hardy, requesting a

·3· reserving from AR to plan development.· Sam Ball with

·4· Development Services will present staff findings after the

·5· applicant's presentation.

·6· · · · · · MS. KERT:· Rebecca Kert, Brooks and Rocha, 400 North

·7· Tampa Street, Suite 1900.· I'm here today on this application.

·8· Thank you.· Here with me, we have -- I'm representing Lennar

·9· Homes and I have Drew Irich (phonetically) with us.· I also have

10· Michael Brooks with me as land use counsel.· Steven Sposato and

11· Trent Stevenson of Level Up Consulting and Steve Henry from

12· Links and Associates.

13· · · · · · The request is to rezone from AR agricultural rural to

14· plan development.· This is the site in question, it's a 227.78

15· acre site.· It is currently undeveloped in agricultural use.

16· We're requesting to rezone it to up to 750 dwelling units,

17· single family, detached and attached.· It's an infill site

18· located in the urban service area.· Our gross density is 3.3

19· dwelling units an acre.· Our net density, we calculated is 4.7

20· dwelling units per an acre and we'll be talking about that

21· further along as we're talking about minimum density.

22· · · · · · At this point, I'm going to turn it over to our

23· planner to explain more about the project.

24· · · · · · MR. SPOSATO:· Good evening.· My name is

25· Steven Sposato.· I'm a certified planner with Level Up
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·1· Consulting here in Tampa.· Thank you.

·2· · · · · · HEARING MASTER:· Good evening.

·3· · · · · · MR. SPOSATO:· The property is designated and

·4· surrounded by the SMU-6 designation and is required to have two

·5· uses.· This is accomplished by a single family and multi-family

·6· residential.· I think I just messed that up.· There we go.

·7· Sorry.

·8· · · · · · In terms of the regional context, it is nearly

·9· surrounded by DRI, which provide historical context to how the

10· adjacent area developed.· The approval process for DRI's was

11· comprehensive especially related to infrastructure.

12· Concentrations of commercial uses are nearby along US 41, along

13· Ben -- Big Bend Road, which has an interchange with I-75.

14· · · · · · In terms of the immediate context, the water set DRI

15· is -- is the most significant.· It's nearly 2,300 acres, 6,500

16· units, 500,000 square feet of commercial and 200,000 square feet

17· of office and it includes designations.· You can see we put --

18· place the PD plan on the aerial showing our project site.· It

19· includes designations for a town center, mixed use areas, retail

20· office, educational and environmental.· Intensity and density is

21· focused at intersections of major roadways or along major

22· roadways.· And the example is the town center designation, which

23· is north of us along Paso El Mar.

24· · · · · · Our project is not at an intersection on major road,

25· but along planned extension of 30th Street, lower densities
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·1· north and south that each have planned interconnections to our

·2· property.· Surrounding land use, the project is contextually

·3· consistent with adjacent development north and south, as I

·4· mentioned, is the single family detached to family with

·5· constructed stubouts.· East is the 30th Street extension, then

·6· the the power line and then southshore sports complex.· West is

·7· the CSX railroad.· And then commercial associated with US 41.

·8· · · · · · In terms of design and density, the overall request

·9· appropriately balances the tension between what has been

10· approved and developed that's adjacent, environmental features

11· on the property comp plan and LDC guidance, as well as market

12· conditions.· The applicant, for example, has agreed to a minimum

13· percentage of townhomes which was 25 percent of -- the locations

14· where townhomes can go are the peach color contrasting with the

15· lighter yellow color.

16· · · · · · There are no impacts to wetlands.· The dark green

17· features and based on the county model, there's significant

18· flood plain on the property.· And the dark blue -- dark blue

19· ponds along the western boundary are flood plain -- are for

20· flood plain compensation.· A small portion of the site is

21· overlaying by the coastal high hazard area.· We have two access

22· points on 30th and two interconnections, as I mentioned.· And

23· the conditions of approval include architectural standards for

24· lots less than 50 feet in width.

25· · · · · · We -- just to show the character of the community,
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·1· we -- we did an illustration of the main amenity located right

·2· near the center.· That's the pink area near the center -- in the

·3· center of the property.· And we're also --

·4· · · · · · HEARING MASTER:· Sorry.· Can I stop you for just a

·5· second?

·6· · · · · · MR. SPOSATO:· Sure.

·7· · · · · · HEARING MASTER:· Be cause you mentioned a part of the

·8· property is in the coastal high hazard area.

·9· · · · · · MR. SPOSATO:· Yes.

10· · · · · · HEARING MASTER:· What -- where is that at on the

11· property?

12· · · · · · MR. SPOSATO:· The -- the coastal high hazard area --

13· yeah.· It overlaps the wetland that is adjacent to our western

14· boundary.

15· · · · · · HEARING MASTER:· Okay.

16· · · · · · ·MR. SPOSATO:· So it sort of conforms to that area.

17· It does not extend into the property beyond where we're showing

18· the development.

19· · · · · · HEARING MASTER:· All right.· So that's -- it looks

20· like about a quarter of the property on the west.

21· · · · · · MR. SPOSATO:· Yeah, that's not all.· That -- that

22· whole area is not coastal high hazard.

23· · · · · · HEARING MASTER:· Okay.

24· · · · · · MR. SPOSATO: But that's where our flood plain

25· mitigations are.· I have a hard time saying that.· Plain
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·1· mitigation ponds.

·2· · · · · · HEARING MASTER:· All right.· Thank you for addressing

·3· that.

·4· · · · · · MR. SPOSATO:· And so we have the main amenity

·5· illustrated to show the character of the quality of development.

·6· And we're also providing a ten-foot sidewalk along Road A, as

·7· you can see on the plan, which again connects that amenity the

·8· center of the community with -- with 30th Street.

·9· · · · · · We also did a little photo study, looking specifically

10· at compatibility.· You can see if we start on the north side

11· where the town center is for water set.· You see garden style

12· apartments across past El Mar.· You see townhouses.· Then you

13· see two family -- single family type product.· And then on the

14· other side, west side to the north is single family detached.

15· On the south, that pond is entirely single family detached.· And

16· then you notice that there's ponds similar to what we're

17· proposing north and south.· So again, you can see the similarity

18· in the design and form of what we are proposing and what is --

19· what is adjacent.· And I will turn it over to --

20· · · · · · HEARING MASTER:· Before you do, could you address

21· Planning Commission's concerns about the -- the density not

22· meeting the minimum density requirements.

23· · · · · · MR. SPOSATO: I -- I think Rebecca is going to address

24· that specifically.

25· · · · · · HEARING MASTER:· What I need his expert testimony on
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·1· the record to address consistency with a comprehensive plan.

·2· And that was a question that was raised.· And that's why I'm

·3· asking the planner.· So are you prepared to speak to that?

·4· · · · · · MR. SPOSATO:· We can.

·5· · · · · · MS. KERT:· We have a full presentation of the issue of

·6· minimum density and then he can come up and -- and add some

·7· expert testimony to that.

·8· · · · · · HEARING MASTER:· Thank you very much.· Yes.

·9· · · · · · MR. HENRY:· Good evening.· Steven Henry, Links and

10· Associates, 5023 West -- let me go back here.

11· · · · · · So one as far as the -- we did the traffic analysis

12· for the project.· But as far as the access, the primary access

13· is indicated as 30th Street, which is on the court of

14· preservation.· 110 feet of right-of-way.· It's actually will be

15· designed as a four lane road constructed as two lanes.· And then

16· the -- we'll build it in two phases.· There's the north portion

17· of it that -- that will be constructed and then also the south.

18· · · · · · In addition to that, there are two accesses to the --

19· one to the north, which is milestone, and then one in connection

20· to the south, which is the Belito Road.· This is -- this

21· particular project has not substandard road connections.· There

22· is traffic calling that will be provided within the project to

23· keep traffic from north south from cutting through.· And then

24· also, I've got here, this is just a trip generation for the

25· project, which is in the packet, which is also a part of our
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·1· traffic analysis.· I'd like to go through that if you'd like to,

·2· but otherwise for time, we'll just leave it in the packet.

·3· · · · · · HEARING MASTER:· That's fine.· Thank you.

·4· · · · · · MR. HENRY:· Thank you.

·5· · · · · · MS. KERT:· Thank you.· Rebecca Kert again.· I'm going

·6· to be giving the main presentation on the minimum density issue.

·7· We do have our planner here, as well as our engineer to address

·8· the specifics from an expert standpoint.

·9· · · · · · So as you know, the minimum density is required in the

10· urban service area to have 75 percent of the allowable density.

11· In this situation, that would be 4.5 dwelling units and acre.

12· We are at 3.3 dwelling units an acre.· Policy 1.3 spells out a

13· number of categories of which we fall into.· One is a

14· compatibility, which Steven has already spoken to, but if -- if

15· you would like additional testimony on that, you can address

16· that further.· But it is comparable and with adverse -- and does

17· it adversely impact the existing development pattern within

18· 1,000 feet.

19· · · · · · The other one is infrastructure.· It's not planned or

20· programmed to support development.· And development would have

21· an adverse impact on environmental features on the site.· We are

22· also within the coastal high hazard area, which is an exception,

23· but we're not solely relying upon that because that is mostly

24· subsumed within our wetland area.

25· · · · · · So this slide is to show you exactly how this site is
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·1· situated within the blue line is the 1,000 feet to show you what

·2· the development pattern is within 1,000 feet, is predominantly,

·3· as Steven already mentioned, single family detached and

·4· townhomes within the waterset DRI.· The gross density of the

·5· adjacent property is roughly 3.3 units per gross acre, more or

·6· less.· To the north of us is the most dense, which is 3.16

·7· acres, which provide the transition to the town center, which is

·8· further north.· Everything else is less than three dwelling

·9· units an acre.· And we ourselves are the highest dwelling unit

10· per acre in this area.

11· · · · · · The Planning Commission report does acknowledge that

12· we are comparable and complement the adjacent densities and

13· uses, but states that we should -- the more appropriate

14· comparator rather than 1,000 feet is the waterset DRI is a

15· whole.· We think that that is respectfully not the appropriate

16· comparator because the plain language says you look within 1,000

17· feet.· To meet the minimum density, the multi-family, we would

18· be required to put a multi-family unit of 275 dwelling units,

19· which we do not believe would be appropriate at this location.

20· Again, our planning can speak to that further.

21· · · · · · The next requirement is the infrastructure exception.

22· We do agree that we are located within the urban service area

23· and benefit from the infrastructure benefits associated with

24· being there.· The Planning Commission report states that because

25· we're in the urban service, we de facto have sufficient
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·1· infrastructure.· However, if that was true, there would be no

·2· reason for the exemption because the policy only applies to

·3· areas within the urban service area.

·4· · · · · · We are actually being required to construct a

·5· substantial segment of the quarter preservation road, which is

·6· the 30th Street extension, which is shown in yellow to the right

·7· of our property.· This will require us to dedicate 10.6 acres

·8· and will connect the Sale El Mar and 19th Street.· And but for

·9· our construction of this major collector roadway, there wouldn't

10· be adequate infrastructure existing or plan to access our

11· property.

12· · · · · · Planning Commission staff does not believe that we

13· should be credited these 10.6 acres against minimum density.

14· However, by not doing that, we believe that our density is

15· the -- the minimum density is artificially inflated by

16· approximately 48 units.

17· · · · · · The next exemption is environmental.· Planning

18· Commission staff, we've had some discussions with them earlier.

19· And there's some -- been disagreement about whether or not

20· environmental features include anything other than wetlands.

21· However, we believe that if the Board of County Commissioners

22· just wanted to limit this to wetlands, then they could have

23· easily have stated that in the exemption.· Instead, it stated as

24· an adverse impact on environmental features.· The

25· Planning Commission focused on the fact that we do not have
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·1· 25 percent of the wetlands on the property, which is in fact

·2· true.· But, again, that is not the applicable analysis.

·3· Floodplains comprise a significant portion of the subject

·4· property and the surrounding areas.· And if you take our

·5· wetlands and our floodplain compensation area and you include

·6· the right-of-way infrastructure that we're dedicating, you get

·7· what we consider to be the net -- the net -- the net area, which

·8· has 4.7 dwelling units an acre, which actually exceeds what

·9· we're looking for.

10· · · · · · And if you do not count the infrastructure and you

11· just count the floodplains and the wetlands, we are -- we

12· meet -- that is 25 percent of our overall acreage and therefore,

13· if -- we don't believe that 25 percent of wetlands is what the

14· standard is, but if it was, we would be meeting that if you

15· included the floodplains.· And again, we are partially located

16· within the coastal high hazard area.

17· · · · · · This is from our rezoning PD plan.· It is our site

18· data table.· And it just more fully explains that if you take

19· the non-impacted floodplain area and you take the area that

20· we're actually -- remove the area that were actually impacting

21· and you move it overlap with the wetlands, that we end up with

22· 4.7 dwelling units an acre.

23· · · · · · Other than Policy 1.2 and Policy 1.3, Policy 1.4 and

24· the policy in the Apollo Beach Community Plan that we are not

25· incorporating multi-family housing, which we do not believe is
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·1· compatible.· The Planning Commission did find that were

·2· consistent with many other provisions of the comprehensive plan.

·3· · · · · · And I did want to mention that Development Services

·4· did find the fact that we did have these environmental features

·5· as something that would substantiate an exemption under policy

·6· 1.3.

·7· · · · · · If you would like to have additional testimony from

·8· the planner on the compatibility or on our floodplain

·9· mitigation, we do have experts available?

10· · · · · · HEARING MASTER:· Ms. Kert, I appreciate your

11· arguments.· And they effectively did address this questions.

12· They're excellent legal arguments and practical arguments.· But

13· competent substantial evidence, attorney's arguments is not

14· competent substantial evidence.

15· · · · · · I need to hear from your expert witnesses about these

16· exact things.· And if you need more time, I will grant you more

17· time, but I need their testimony on the record.

18· · · · · · MS. KERT:· Okay.· I'm happy to do that.

19· · · · · · HEARING MASTER:· Thank you.

20· · · · · · MR. SPOSATO:· Thank you, again.· Steven Sposato.

21· · · · · · In the application, in the narrative that we

22· generated.· So went through the process of basically generating

23· the exhibits that were just referenced here this evening.· And

24· what I was I guess trying to say in the -- in the -- in the

25· looking at the project overall, we were balancing those planning
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·1· goals that both want the density to be -- to be higher in terms

·2· of being in the urban service area and then those policies that

·3· in terms of compatibility and -- and the infrastructure sort of

·4· limit our ability to provide density.· And so when we

·5· balanced -- sorry.· So and that -- that -- that same exhibit

·6· that's in our -- that's in our narrative that we prepared.

·7· · · · · · But in going through the analysis, we believe we hit

·8· that sort of a sweet spot of providing substantial density.· And

·9· I indicated the -- having a minimum percentage of townhomes for

10· example.· And then we all -- and then look -- so you look at

11· that aspect of it.· And then when you subtract out the -- the

12· net usable and I think Ms. Kert went through that exercise, but

13· that exercise is also on our PD plan.· So we define a -- a net

14· usable area because we believe the intent of the comp plan is to

15· look at really what can you do with -- with the property.· And

16· so when you do the exercise, you find out there's less

17· developable land.· And so although it doesn't need the -- the

18· test for the 25 percent threshold for wetlands, when you add the

19· impact of the floodplain compensation, you can see where that

20· limits you know --

21· · · · · · HEARING MASTER:· All right.· Clerk, can you give five

22· more minutes, please to the time?

23· · · · · · And specifically the -- the developable area and in --

24· in this particular slide, it says 1,025 dwelling units would be

25· necessary to meet the 75 percent minimum density requirement.
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·1· So do you agree with that?

·2· · · · · · MR. SPOSATO:· Yeah.

·3· · · · · · HEARING MASTER:· Under the policy in the comp plan.

·4· · · · · · MR. SPOSATO:· Yeah, because the -- the 25 percent

·5· threshold then generates another calculation for density.· We

·6· don't -- wetlands alone, we do not reach that 25 percent

·7· threshold.

·8· · · · · · HEARING MASTER:· So and then taking out the portion of

·9· the property that's undevelopable because --

10· · · · · · MR. SPOSATO:· Right.

11· · · · · · HEARING MASTER:· -- of the environmental conditions on

12· site.· And I understand some, I believe, set aside for right of

13· way maybe or something.

14· · · · · · MR. SPOSATO:· The dedication of -- for right of way

15· necessary to expand 30th Street.· Yes.

16· · · · · · HEARING MASTER:· So that leaves 158.23 acres, is that

17· right?

18· · · · · · MR. SPOSATO:· That's correct.

19· · · · · · HEARING MASTER:· And so, would you -- is it then not

20· possible to put 1,025 dwelling units on that 158.23 acres?

21· · · · · · MR. SPOSATO:· Not in terms of -- I mean, theoretically

22· we could put a higher density product.· But then that would --

23· that rubs against and goes against other policies in the plan

24· which -- which address compatibility.

25· · · · · · HEARING MASTER:· I see.· So then in your expertise,
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·1· would you say that 1,025 dwelling units on that 158.23 acres on

·2· this site would create compatibility issues with surrounding

·3· uses?

·4· · · · · · MR. SPOSATO:· Yes.· The form of the development is

·5· substantially established by the waterset community.· And north

·6· and south of us, they are low density residential.· In fact,

·7· this the graphic shows that we're actually higher density than

·8· what's around it.· So they -- they also show the pattern of

·9· development necessary to provide for that floodplain

10· compensation.· And we unlike the -- where the town center is

11· located or the mixed use designations, this is not shown on

12· this.· Those areas are where the waterset community, based on a

13· larger view of this area, which we're a little piece inside of,

14· contemplates greater, you know, higher density residential as

15· well as commercial nodes.

16· · · · · · We only have -- we only have frontage on 30th Street,

17· and so we feel it's inappropriate to -- to meet that 75 percent

18· standard here based on the limitations on our property.

19· · · · · · HEARING MASTER:· Okay.· Thank you.· Anything further

20· you wanted to add?

21· · · · · · MR. SPOSATO:· I don't think so.· But I'll confirm that

22· with Ms. Kert.

23· · · · · · MS. KERT:· At this point, we'll call up

24· Trent Stephenson, our engineer.· Is it still up?

25· · · · · · HEARING MASTER:· Can we stop the clock just for a
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·1· minute· while we get the slides?· Thank you.

·2· · · · · · MR. STEPHENSON:· Trent Stephenson.· Level Up

·3· Consulting.· 505 East Jackson, Tampa, Florida.

·4· · · · · · So as an engineer of record and we've done an analysis

·5· on this.· As you can see, the red striped area.· And then

·6· there's also a dash line that runs north and south of the

·7· property.· That is the -- the county stormwater model.· And

·8· we've -- we've obtain that and we now analyzed the stormwater

·9· model based on the elevation in the county stormwater model

10· versus the tomography of the land.· And that is the demarcation

11· line of what area lies within the 100 year floodplain based on

12· the Hillsborough County floodplain model.· Therefore, we have

13· encroachments, as you can see from the -- from the picture

14· inside those, 100 year floodplain elevations.· And so, we are

15· providing compensation for those impacts by the -- the darker

16· blue areas on the west side of -- of the development.

17· · · · · · And so, therefore it offsets the volume of impact and

18· it limited -- limits us from our available developable area.

19· And if you have any other questions, I'll be welcome to answer

20· them.

21· · · · · · HEARING MASTER:· All right.· I guess the same -- one

22· of the same questions I had for the prior expert in planning and

23· that is, the overall area of the property lists those -- well, I

24· guess, what's left the developable area.· Do you agree with

25· those numbers, the develop -- the developable area is 158.23
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·1· acres?

·2· · · · · · MR. STEPHENSON:· I do, yes ma'am.

·3· · · · · · HEARING MASTER:· Okay.· And then those -- the slides

·4· that illustrated where the -- the undevelopable area is due to

·5· environmental features, and there you go, the red hashed out

·6· area.· I guess it -- it's your testimony that those areas are

·7· not developable as illustrated here?

·8· · · · · · MR. STEPHENSON:· They are not.

·9· · · · · · HEARING MASTER:· Okay.

10· · · · · · MR. STEPHENSON:· That's correct.

11· · · · · · HEARING MASTER:· Okay.· I believe that's all the

12· questions I have for you.

13· · · · · · MR. STEPHENSON:· All right.· Thanks.

14· · · · · · HEARING MASTER:· Thank you.· And be sure and sign in

15· with the clerk.

16· · · · · · MS. KERT:· We also are submitting our planner's CV as

17· well as a legal memorandum just basically explaining with some

18· case law our minimum density argument.· One more point on that

19· I did want to make that we are at 74 percent density.· You have

20· the numbers to do the calculations yourself.· If you just

21· include the wetlands and the floodplains, even without the

22· additional -- the additional of the infrastructure argument.

23· · · · · · Finally, we have no objections by any of the reviewing

24· agencies.· We appreciate the Planning Commission's support as

25· far as they were able to give it and we respectfully disagree on
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·1· the point of minimum density.

·2· · · · · · Development Services did find us approvable.· We're

·3· available for any questions.· And we respectfully request your

·4· favorable recommendation.

·5· · · · · · HEARING MASTER:· All right.· Thank you very much.

·6· · · · · · MS. KERT:· We'll be submitting those right now.

·7· · · · · · HEARING MASTER:· Okay.· Thank you.

·8· · · · · · All right.· Development Services.

·9· · · · · · MR. BALL:· Good evening.· Sam Ball with Hillsborough

10· County Development Services.

11· · · · · · The applicant is requesting to rezone from AR to PD to

12· allow for the development of up to 750 single family attached

13· and detached dwellings on 227.8 acres located in the Apollo

14· Beach Community Plan area.· The property is located

15· approximately a quarter mile south of Sale Al Mar Boulevard and

16· 500 feet north of Waterset Boulevard and 30th Street

17· intersection.

18· · · · · · The surrounding zoning and development pattern in the

19· immediate area includes single family residential attached and

20· detached with a limited amount of commercial development located

21· along US 41 to the west.· The properties to the immediate north

22· and south are zoned PD you know, for single family residential

23· with a density of up to six dwellings per acre and are either

24· developed or being developed for single family use.

25· · · · · · The abutting property to the west is a 130-foot wide
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·1· CSX right-of-way and the 400-foot wide abutting property is

·2· zoned by TICO and it is developed for utilities.

·3· · · · · · Other uses in the area include a sports complex to the

·4· east.· Food packaging and processing warehouses and distribution

·5· to the west.· If -- if this PD is approved, it would increase

·6· the allowable density from one dwelling per five acres.· It

·7· would allow for a maximum of 45 dwellings to 3.3 dwellings per

·8· gross acre, which would increase the maximum dwellings to 750.

·9· That would make up single family detached lots with a minimum

10· width of 40 feet wide and single family attached lots with a

11· minimum width of 20 feet.

12· · · · · · As a condition of approval, at least 25 percent of the

13· dwellings must be simple attached townhomes.· The developer will

14· be required to dedicate at least 110 feet of right-of-way where

15· they will be required to construct a north and southbound

16· collector along the property's east boundary.· Based on the

17· existing conditions of the property, the surrounding zoning and

18· development pattern and the proposed uses, the development

19· standards for the proposed PD zoning -- zoning -- the staff

20· finds the proposed single family detached and single family

21· attached uses are compatible with the residential developments

22· to the immediate north and south of the property, which also

23· consists of single family detached and single family attached a

24· single family attached developments.

25· · · · · · The staff also finds that approximately 55 acres on
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·1· the western portion of the property are constrained to the

·2· locations and -- and the existence of wetlands, floodplains,

·3· coastal high hazard area and that these constraints are a

·4· contributing factor to the proposed density.

·5· · · · · · Additionally, staff finds that all the multi-family

·6· development exist in the area and that a multi-family could be

·7· considered a compatible use of the the property.· The existence

·8· of multi-family that does not preclude single-family detached or

·9· single family attached as compatible uses of the property.

10· · · · · · Based on these considerations, staff finds the request

11· approvable subject to conditions.· That concludes my

12· presentation.· If you have any questions.

13· · · · · · HEARING MASTER:· No questions for you.· Thank you.

14· · · · · · MR. BALL:· All right.· Thank you.

15· · · · · · HEARING MASTER:· All right.· Planning Commission.

16· · · · · · MS. LIENHARD:· Thank you.· The subject property is

17· located in suburban mixed use-6 Future Land Use Category.· It is

18· in the urban service area.· And the subject property is located

19· within the limits of the Apollo Beach community plan as well as

20· the southshore area wide systems plan.

21· · · · · · Subruban mixed use six abuts the subject site to

22· north, east and south.· To the west across the railroad line is

23· light industrial.· Residential-6 Future Land Use Category is

24· located further west north of US Highway 41.· The subject site

25· is in the urban service area.· And per Objective one of the
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·1· Future Land Use Element, 80 percent of the county's growth is to

·2· be directed there.

·3· · · · · · Per Policy 13.3 of the Future Land Use Element, the

·4· site is less than 25 percent wetlands and the entire 227.78

·5· acres can be utilized to calculate density.· The maximum that

·6· can be considered is 1,366 dwelling units.· 75 percent of the

·7· allowable density would be at least 1,025 dwelling units to meet

·8· the required minimum density as outlined under Future Land Use

·9· Element Policy 1.2.

10· · · · · · The proposed 750 units do not meet this criteria for

11· an exception under Policy 1.3 for the following reasons.

12· Regarding the first exception, development of at least

13· 75 percent of the category or greater would be compatible and

14· would not adversely impact the existing development pattern

15· within 1,000 foot radius of the proposed development.· There are

16· single family developments immediately to the north and south of

17· the site.· However, there is a presence of not only single

18· family but also two family attached townhome style developments.

19· · · · · · Furthermore, there are multifamily and commercial

20· developments to the west and further north of case Paseo El Mar

21· Boulevard, which is the waterset town center area.· Compatible

22· does not mean the same as, therefore a higher density

23· residential development would not necessarily be incompatible.

24· The applicant refers to gross densities in their narrative

25· averaging one to three dwelling units per gross acre.· The
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·1· narrative shows these densities as individual phases of the

·2· waterset development.· However, waterset is a large development

·3· of regional impact or DRI, which was permitted to spread its

·4· density over a much larger area.· Therefore, show each

·5· individual phase is not indicative of the wholistic picture of a

·6· DRI, which includes multiple housing types, including

·7· multi-family and commercial uses.

·8· · · · · · Secondly, as the site is in the urban service area,

·9· infrastructures planned or program to support the development.

10· Thirdly, the site is less than 25 percent wetlands.· Although

11· there are floodplains on the site, the applicant is not

12· demonstrated that a higher density development would have an

13· adverse impact on environmental features on the site or adjacent

14· to the property.· The burden is on the applicant to show the

15· design meeting the minimum density would adversely impact these

16· features.

17· · · · · · Finally, the site is partially located in the coastal

18· high hazard area, but appears to overlap with the wetlands

19· making up a small portion of the site's acreage.· Therefore, the

20· proposal is inconsistent with Future Land Use Element Policy 1.2

21· relating to minimum density in the urban service area.

22· · · · · · The county currently has low amounts of developable or

23· redevelopable lands within the urban service area.· Therefore,

24· it is important to maximize the density in areas where it is

25· appropriate according to Future Land Use Element Objective one.

Transcript of· Proceedings
May 14, 2024

U.S. Legal Support | www.uslegalsupport.com

Transcript of· Proceedings
May 14, 2024

U.S. Legal Support | www.uslegalsupport.com 59
YVer1f



·1· · · · · · Also regarding the applicant's testimony, Development

·2· Services staff is not the appropriate entity to conduct a

·3· consistency review, nor specifically review Future Land Use

·4· Element Policy 1.3 as it relates to minimum density.· That is

·5· the role of Planning Commission staff as outlined in state

·6· statute.· Regarding the calculation of net density utilized by

·7· the applicant during their testimony, the Planning Commission --

·8· I'm sorry, the comprehensive plan specifically calls out

·9· utilizing gross density to calculate site density maximums and

10· minimums in the Future Land Use Element Policy 8.3.

11· · · · · · The proposal meets the intent of Objective 19 and

12· Policy 19.1 as it relates to the requirement of two land uses

13· and mixed land use categories.· The proposal includes two

14· housing types of single-family detached and attached.· It

15· proposes a minimum of 25 percent of townhomes, with the

16· remainder being single-family detached dwelling units, which is

17· consistent with that policy direction.

18· · · · · · Overall, the proposed plan development would not allow

19· for development that is consistent with the goals, objectives

20· and policies of the Unincorporated Hillsborough Comprehensive

21· Plan relating to minimum dense in the urban service area.· And

22· based upon those considerations, Planning Commission staff finds

23· the proposed plan development inconsistent with the

24· Unincorporated Hillsborough County Comprehensive Plan.· Thank

25· you.

Transcript of· Proceedings
May 14, 2024

U.S. Legal Support | www.uslegalsupport.com

Transcript of· Proceedings
May 14, 2024

U.S. Legal Support | www.uslegalsupport.com 60
YVer1f



·1· · · · · · HEARING MASTER:· All right.· Thank you.· Is there

·2· anyone here or online who wishes to speak in support of this

·3· application.· All right.· I'm not hearing anyone.

·4· · · · · · Is there anyone here or online who wishes to speak in

·5· opposition to this application?· All right.· I'm not hearing

·6· anyone.

·7· · · · · · Development Services, anything further?

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

·9· · · · · · HEARING MASTER:· Okay.· Applicant, anything further?

10· Ms. Kert, did you have anything further or are you --

11· · · · · · MR. BROOKS:· Michael Brooks for the record.· 400 North

12· Tampa Street.

13· · · · · · I think we demonstrated that we satisfied Policy 1.3.

14· I want to clarify that our point is not that we are arguing for

15· a calculation of density based on the net up on acres.· We're

16· simply using that to demonstrate the reality of the useable land

17· that is available on the site.· So while we don't disagree that

18· the comprehensive plan uses gross density in any way, we were

19· using that as a tool to further demonstrate the -- the

20· exceptions in Policy 1.3.· That's -- that's it.

21· · · · · · HEARING MASTER:· All right.· And just a question and

22· this might be more appropriate for the planner, but since there

23· are townhomes being planned for this project, would it not have

24· been feasible to include more townhomes or enough to meet the

25· minimum density?

Transcript of· Proceedings
May 14, 2024

U.S. Legal Support | www.uslegalsupport.com

Transcript of· Proceedings
May 14, 2024

U.S. Legal Support | www.uslegalsupport.com 61
YVer1f



·1· · · · · · MR. BROOKS:· I'm -- I'm going to ask Steven to come

·2· back up again.

·3· · · · · · HEARING MASTER:· Thank you.

·4· · · · · · MR. BROOKS:· We did do an analysis though.· So there

·5· was no way that you could make up for the -- the delta without

·6· a -- and this is why Ms. Kert brought up the fact of an

·7· apartment complex without putting an apartment complex on the

·8· property.

·9· · · · · · HEARING MASTER:· Oh, I see.

10· · · · · · MR. BROOKS:· We just couldn't get there.

11· · · · · · HEARING MASTER:· I see.

12· · · · · · MR. SPOSATO:· Steve Sposato.· The design, again,

13· result was -- includes many factors that sort of shape the

14· character and the -- the layout of the design.· I think I went

15· through those in terms of what is adjacent, what actually fits

16· there based on what is around there.· And -- and that also

17· relates to a relative proportion of single-family detached

18· and -- and townhomes.

19· · · · · · So just trying to reach a -- a density, didn't make

20· sense in terms of all of those other factors, in -- including

21· market conditions and other things.· But really when you look at

22· it on its face, it really has to do -- so it really had more had

23· it with the -- you know, again the character of the property and

24· where it's located and what is a reasonable percentage of -- of

25· townhomes, you know, we agreed to that minimum percentage.
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·1· · · · · · HEARING MASTER:· Okay.· So I think what I understand

·2· from your testimony and let me know if this is not accurate,

·3· that what you're -- essentially the point is balancing the --

·4· this project, the compatibility of this project with

·5· surrounding --

·6· · · · · · MR. SPOSATO:· Yeah.

·7· · · · · · HEARING MASTER:· -- other development.· And balancing

·8· that with the plans, policies and the minimum density

·9· requirements.

10· · · · · · MR. SPOSATO:· Yeah.· That -- that was the driver in

11· terms of that equation was more compatibility and the

12· environmental features in where -- you know, where it's located.

13· · · · · · HEARING MASTER:· Okay.· And so, based on balancing the

14· policies and the surrounding development, did the -- does the --

15· does it request get at -- is this the most density that can be

16· squeezed out of the -- the -- the property, I guess and still

17· get that balancing act?

18· · · · · · MR. SPOSATO:· I think that -- yeah, I mean that was

19· the exercise that we went through, what is and we tried to

20· maximize that --

21· · · · · · HEARING MASTER:· Okay.

22· · · · · · MR. SPOSATO:· -- based on that minimum threshold for

23· townhouses.

24· · · · · · HEARING MASTER:· Okay.· All right.· Thank you very

25· much.
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·1· · · · · · MR. SPOSATO:· Thank you very much.

·2· · · · · · HEARING MASTER:· I appreciate your testimony.

·3· · · · · · MR. SPOSATO:· Thank you.

·4· · · · · · MR. STEPHENSON:· Madam Hearing Officer, unless you

·5· have any other questions, that will close our presentation.

·6· · · · · · HEARING MASTER:· All right.· Thank you.· I have no

·7· more questions.· This closes the hearing on, I have forgotten

·8· which application, I think 23-0997 Rezoning PD.· Thank you.

·9
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS
·

· · ------------------------------X
· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · PAMELA JO HARTLEY
· · · · · · · · · · · · · · ·Land Use Hearing Master
·

· · · · · · · DATE:· · · · · Monday, April 15, 2024

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 8:38 p.m.
·

·

· · · · · · · · · LOCATION:· ·Frederick B. Karl County Center
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · Tampla, Florida 33602

·

·

·

·

·

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

·
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April 15, 2024
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·1· · · · · · Item A.2, MM 23-0904.· This application is being

·2· continued by the applicant to the May 14, 2024, ZHM Hearing.

·3· · · · · · Item A.3, PD 23-0997.· This application is being

·4· continued by the applicant to the May 14, 2024, ZHM Hearing.

·5· · · · · · Item A.4, MM 24-0034.· This application is being

·6· continued by the applicant to the May 14, 2024, ZHM Hearing.

·7· · · · · · Item A.5, PD 24-0044.· This application is being

·8· continued by the applicant to the May 14th ZHM Hearing.

·9· · · · · · PD 24-0124.· This application is out of order to be

10· heard and is continued to the May 14, 2024, ZHM Hearing.

11· · · · · · Item A.7.· This application is out of order to be

12· heard, which is PD 24-0141.· This application is out order to be

13· heard and is being continued to the May 14, 2024, ZHM Hearing.

14· · · · · · Item A.8, RZ-STD 24-0232.· This application is out of

15· order to be heard and is being continued to the May 14, 2024,

16· ZHM Hearing.

17· · · · · · Item A.9, PD 24-0239.· This application out of order

18· to be heard and is being continued to the May 14, 2024, ZHM

19· Hearing.

20· · · · · · Item A.10, SU-GEN 24-0257.· This application is being

21· continued by the applicant to the May 14, 2024 ZHM Hearing.

22· · · · · · Item A.11, PD 24-0293.· This application is out of

23· order to be hearing is being continued to the May 14, 2024, ZHM

24· Hearing.

25· · · · · · Item A.12, MM 24-0300.· This application is being
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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, March 25, 2024

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 10:24 p.m.
·

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

·

·

·

·

·

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

·

ZHM Hearing
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·1· May 14, 2024 Zoning Hearing Master Hearing at 6:00 p.m.

·2· · · · · · MS. HEINRICH:· And now we'll go over the published

·3· withdrawals and continuances for tonight.

·4· · · · · · The first one is Item A.1, PD 23-0618.· This

·5· application is being withdrawn by the zoning administrator in

·6· accordance with LDC Section 10.03.02.C.2.

·7· · · · · · Item A.2, Major Mod 23-0768.· This application is out

·8· of order to be heard and is being continued to the

·9· April 15, 2024 ZHM Hearing.

10· · · · · · Item A.3, PD 23-0780.· This application is being

11· continued by the applicant to the April 15, 2024 ZHM Hearing.

12· · · · · · Item A.4, PD 23-0848.· This application is out of

13· order to be heard and is being continued to the April 15, 2024

14· ZHM Hearing.

15· · · · · · Item A.5, Major Mod 23-0904.· This application is out

16· of order to be heard and is being continued to be April 15, 2024

17· ZhM Hearing.

18· · · · · · Item A.6, PD 23-0997.· This application is being

19· continued by the applicant to the April 15, 2024 ZHM Hearing.

20· · · · · · Item A.7, Major Mod 24-0034.· This application is out

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

22· April 15, 2024 ZHM Hearing.

23· · · · · · Item A.8, PD 24-0044.· This application is being

24· continued by the applicant to the April 15, 2024 ZHM Hearing.

25· · · · · · Item A.9, PD 24-0141.· This application is out of

ZHM Hearing
March 25, 2024
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·1· · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS
·2

·3· ------------------------------X
· · · · · · · · · · · · · · · · · )
·4· IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
·5· ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
·6· · · · · · · · · · · · · · · · )
· · ------------------------------X
·7

·8· · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·9

10· · · · · · BEFORE:· · · · Susan Finch
· · · · · · · · · · · · · · ·Land Use Hearing Master
11

12· · · · · · DATE:· · · · · Tuesday, February 20, 2024

13· · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 11:46 p.m.
14

15· · · · · · · · LOCATION:· ·Hillsborough County BOCC
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
16· · · · · · · · · · · · · · Second Floor Boardroom
· · · · · · · · · · · · · · · Tampa, Florida 33601
17

18

19

20

21

22

23· Reported by:
· · Diane DeMarsh, AAERT No. 1654
24· DIGITAL REPORTER

25

ZHM Hearing
February 20, 2024
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·1· ZHM Hearing.

·2· · · · · · Item A.4, Standard Rezoning 23-0771.· This application

·3· is being withdrawn from the ZHM process.

·4· · · · · · Item A.5, PD 23-0778.· This application is being

·5· continued by the applicant to the March 25, 2024 ZHM Hearing.

·6· · · · · · Item A.6, PD 23-0780.· This application is out of

·7· order to be heard and is being continued to the March 25, 2024

·8· ZHM Hearing.

·9· · · · · · Item A.7, PD 23-0781.· This application is being

10· withdrawn from the ZHM process.

11· · · · · · Item A.8, PD 23-0848.· This application is out of

12· order to be heard and is being continued to March 25, 2024

13· ZHM Hearing.

14· · · · · · Item A.9, Major Mod 23-0887.· This application is

15· being continued by the applicant to the March 25, 2024 ZHM

16· Hearing.

17· · · · · · Item A.10, Major Mod 23-0904.· This application is

18· being continued by the applicant to the March 25, 2024 ZHM

19· Hearing.

20· · · · · · Item A.11, Special Use General 23-0955.· This

21· application is being continued by the applicant to the

22· March 25, 2024 ZHM Hearing.

23· · · · · · Item A.12, PD 23-0994.· This application is being

24· continued by Staff to the March 25, 2024 ZHM Hearing.

25· · · · · · Item A.13, PD 23-0997.· This application is being
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·1· continued by the applicant to the March 25, 2024 ZHM Hearing.

·2· · · · · · Item A.14, Major Mod 24-0029.· This application is out

·3· of order to be heard and is being continued to March 25, 2024,

·4· ZHM Hearing.

·5· · · · · · Item A.15, PD 24-0031.· This application is being

·6· continued by Staff to the March 25 2024, ZHM Hearing.

·7· · · · · · Item A.16, Major Mod 24-0034.· This application is out

·8· of order to be heard and is being continued to the March 25,

·9· 2024, ZHM Hearing.

10· · · · · · Item A.17, PD 24-0044.· This application is being

11· continued by the applicant to the March 25, 2024 ZHM Hearing.

12· · · · · · Item A.18, PD 24-0124.· This application is out of

13· order to be hear and is being continued to the April 15, 2024

14· ZHM Hearing.

15· · · · · · Item A.9 -- A.19, PD 24-0132.· This application is out

16· of order to be heard and is bing continued to the March 25, 2024

17· ZHM Hearing.

18· · · · · · Item A.20, PD 24-0141.· This application is out of

19· order to be heard and is being continued to the March 25, 2024,

20· ZHM Hearing.

21· · · · · · Item A.21, PD 24-0147.· This application is being

22· withdrawn from the ZHM process.

23· · · · · · Item A.22, Standard Rezoning 24-0166.· This

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

25· to the March 25, 2024 ZHM Hearing.

ZHM Hearing
February 20, 2024
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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
·

·

ZHM Hearing
January 16, 2024

U.S. Legal Support | www.uslegalsupport.com

ZHM Hearing
January 16, 2024

U.S. Legal Support | www.uslegalsupport.com ·



·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.

ZHM Hearing
January 16, 2024

U.S. Legal Support | www.uslegalsupport.com

ZHM Hearing
January 16, 2024

U.S. Legal Support | www.uslegalsupport.com 8
YVer1f



· · · · · · · · · · · 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
·

·

·

Transcript of Proceedings
December 18, 2023
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Transcript of Proceedings
December 18, 2023
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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

Transcript of Proceedings
December 18, 2023

U.S. Legal Support | www.uslegalsupport.com

Transcript of Proceedings
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YES OR NO 

RZ 24-0232 Todd Pressman 1. Applicant Presentation Packet – thumb drive No 

RZ 23-0997 Stephen Sposato 1. Applicant Presentation Packet No 

RZ 24-0029 Todd Pressman 1. Applicant Presentation Packet – thumb drive No 

RZ 24-0454 Stephen Sposato 1. Applicant Presentation Packet No 
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MAY 14, 2024 – ZONING HEARING MASTER 
 
 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Tuesday, May 14, 2024, at 6:00 p.m., in the Boardroom, 
Frederick B. Karl County Center, Tampa, Florida, and held virtually. 

Pamela Jo Hatley, ZHM, called the meeting to order at 6:00 p.m., led in 
the pledge of allegiance to the flag, and introduction. 

A. WITHDRAWALS AND CONTINUANCES 

Michelle Heinrich, Development Services (DS), reviewed the changes to the 
agenda. 

Pamela Jo Hatley, ZHM, overview of ZHM process. 

Assistant County Attorney Mary Dorman, overview of evidence/ZHM/BOCC Land 
Use process. 

Pamela Jo Hatley, ZHM, Oath. 

B. REMANDS – None. 

C. REZONING STANDARD (RZ-STD): 

C.1. RZ 24-0232 

Michelle Heinrich, DS, called RZ 24-0232. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-0232. 

C.2. RZ 24-0338 

Michelle Heinrich, DS, called RZ 24-0338. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-0338. 

C.3. RZ 24-0469 

Michelle Heinrich, DS, called RZ 24-0469. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-0469. 



TUESDAY, MAY 15, 2024 
 
 

2 

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

D.1. RZ 23-0997 

Michelle Heinrich, DS, called RZ 23-0997. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 23-0997. 

D.2. MM 24-0029 

Michelle Heinrich, DS, called MM 24-0029. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed MM 24-0029. 

D.3. RZ 24-0293 

Michelle Heinrich, DS, called RZ 24-0293. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-0293. 

D.4. RZ 24-0454 

Michelle Heinrich, DS, called RZ 24-0454. 

Testimony provided. 

Pamela Jo Hatley, ZHM, closed RZ 24-0454. 

E. ZHM SPECIAL USE – None. 

ADJOURNMENT 

Pamela Jo Hatley, ZHM, adjourned the meeting at 8:27 p.m. 
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Rome, Ashley

From: Hearings
Sent: Thursday, November 30, 2023 3:26 PM
To: Timoteo, Rosalina; Rome, Ashley; Ball, Fred (Sam)
Subject: FW: (WEB mail) - Re-zoning 23-0997 (Dimare farm parcel)

 
From: formstack@hillsboroughcounty.org <formstack@hillsboroughcounty.org>  
Sent: Monday, November 27, 2023 3:41 PM 
To: Commissioner District 4 <ContactDistrict4@hillsboroughcounty.org> 
Subject: (WEB mail) - Re-zoning 23-0997 (Dimare farm parcel) 
 

The following Commissioner(s) received a direct copy of this email: 

4 | Commissioner Michael Owen (District 4) 

Date and Time Submitted: Nov 27, 2023 3:41 PM 

Name: Laura Lee 

Address: 5507 Madrigal Way 
APOLLO BEACH, FL 33572 

Phone Number: (702) 787-5870 

Email Address: Laura.l.lee702@gmail.com 

Subject: Re-zoning 23-0997 (Dimare farm parcel) 

Message: Mr. Owens, I am not opposed to more houses in Apollo Beach however 1. The Lennar site should 
have access via US41, to limit/help alleviate traffic in Waterset. 2. Please start approving the infrastructure of 
roads, stores and restaurants for the area. We have enough car washes, nail salons and storage areas along 
with Publix stores. Thank you. 

 

1168260161 

Mozilla/5.0 (iPhone; CPU iPhone OS 17_1 like Mac OS X) AppleWebKit/605.1.15 (KHTML, like Gecko) 
GSA/290.1.581873948 Mobile/15E148 Safari/604.1 
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Rome, Ashley

From: Hearings
Sent: Monday, February 5, 2024 12:55 PM
To: Rome, Ashley; Timoteo, Rosalina; Ball, Fred (Sam)
Subject: FW: Rezoning Application Number 23-0997

 
From: Jack Powers <loujackhhi@gmail.com>  
Sent: Monday, February 5, 2024 12:29 PM 
To: Hearings <Hearings@hcfl.gov> 
Subject: Rezoning Application Number 23-0997 
 

  

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

 
Regarding the above Rezoning Application we offer the following Comments: 
 
1.  On the Site Map, the Northern 150 foot zoning offset line should be considered significantly in error.  There are at 
least 14 full home sites on Milestone Dr. that lie within the offset. Additionally there are at least 16 Waterset Villas on 
Mooring Line Circle that lie within the offset.  Moreover, there is Waterset Property, Mailbox Kiosk, and Security Fencing 
on Mooring Line Circle and Milestone Dr. that lie within the offset.  This application should not even be considered until 
this is corrected and the 150 foot zoning offset begins at the applicant's property line. 
 
 2.  The stand of fully grown Trees and heavy Brush along the entire northern edge of applicant's property line should 
remain in order to provide an ongoing buffer for residents who live north of this stand of Trees and Brush. 
 
3.  The potential negative impact of School overcrowding and Traffic is grossly under-estimated and does not take in 
consideration the significant housing developments already underway south and east of applicant's property that will 
extend all the way to 19th St. in Ruskin. Enough is enough! 
 
4.  The Historical Wetlands within applicant's property should be fully mitigated INCLUDING any potential negative 
impact on the Storm Retention Pond on Waterset property between Mooring Line Circle and Milestone Dr. 
 
Respectfully submitted by: 
 
John and Louise Powers 
6402 Mooring Line Circle 
Apollo Beach, FL 33572 
loujackhhi@gmail.com 
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