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COUNTY OF HILLSBOROUGH 

 
 
Application number: RZ PD 20-0985 

Hearing date: February 15, 2021 

Applicant: David Wilson, Meritage Homes 

Request: Rezone approximately 9.5 acres from 
Manufacturing (M) and Residential Single Family 
Conventional-6 (RSC-6) to Planned Development 
to allow up to 92 attached townhomes 

Location: 8714, 8718, and 8808 Riverview Drive, located on 
the North side of Riverview Drive between I-75 to 
the east and 78th Street to the west 

Parcel size: The project consists of 5 parcels totaling 
approximately 9.5 acres 

Existing zoning: M, RSC-6 

Future land use designation: Community Mixed Use-12 (12 du/ga; 0.50 FAR) 

Service area: Urban 

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

DEVELOPMENT SERVICES STAFF REPORT 
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B. HEARING SUMMARY

This case was heard by the Hillsborough County Land Use Hearing Officer on February 
15, 2021. Mr. Brian Grady of the Hillsborough County Development Services Department 
introduced the petition. 

Applicant 
Ms. Kami Corbett spoke on behalf of the applicant. She introduced Garth Noble with 
Meritage Homes, Trent Stevenson of Level Up who is the project civil engineer, Isabelle 
Albert who is the planner, and Steve Henry who is the transportation engineer. 

Ms. Corbett asked Ms. Albert to come forward with her presentation. 

Ms. Albert stated the subject property is a 9.5-acre site located in Riverview between I-
75 and 78th Street. She stated the subject property is currently zoned Manufacturing with 
a pocket of RSC-6. She stated the Future Land Use designation is Community Mixed 
Use-12.  

Ms. Albert stated the applicant proposes a townhome development for 92 townhomes. 
She stated the site is surrounded by single-family residential lots and the applicant 
proposes to increase the buffering and screening. She stated a 5-foot buffer with Type B 
screening is required, but the applicant is proposing a 10-foot buffer with a Type B 
screening and PVC fence.  

Ms. Albert stated there is a wetland internal to the project where the applicant is creating 
a community area. She stated access to the project will be lined up with Eagle Watch 
Drive. She stated the subject property is on the scenic corridor and the applicant will 
provide landscaping for that purpose. 

Ms. Albert stated the current zoning is Manufacturing. She pointed out the site on her 
presentation slide, and stated the surrounding area has interesting zoning. She stated 
there is additional Manufacturing zoning to the east, and some Show Business zoning to 
the south, and Industrial zoning further to the west. 

Ms. Albert stated the subject property is in a Future Land Use of Community Mixed Use, 
12 units to the acre. She stated north of Riverview Drive is more intense and there is also 
Light Industrial. She stated there is Residential-6 and to the south there is mixed use and 
Residential-4, which is the least intense in the area. 

She stated the zoning is not very consistent or compatible with the existing residential 
area. She stated with the CMU-12 designation the applicant has a minimum density 
requirement in the Urban Service Area and is complying with that. She stated with the 
replacement of Manufacturing with residential there is neighborhood protection, and the 
townhome is compatible with the residential area.  
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Ms. Albert stated the applicant must also comply with the Riverview Community Plan. 
She states the first goal is to provide a diverse city of housing types and the second goal 
is the vision to have a mixed-use district. She stated the mixed-use district is residential, 
retail, education, but different types of residential as well with the townhomes. Ms. Albert 
pointed out the townhomes are consistent with the overall residential character of the area 
more so than Manufacturing, which would be incompatible with the area. 
 
Ms. Albert stated the rezoning request is consistent with the comprehensive plan and 
meets the minimum density requirement for the Urban Services Area. She stated the 
project promotes integration with adjacent land uses and is preserving the on-site wetland.  
 
Ms. Albert stated Mr. Henry will discuss access and connectivity. 

Mr. Henry stated he performed a traffic analysis for the project. He showed a graphic 
illustrating the Level of Service of Riverview Drive in the area. He pointed out the green 
color on the chart represents background traffic and the blue color represents the 
additional project traffic the project will add to the road. 
 
Mr. Henry stated the Level of Service D capacity is right about 1,200 cars per day. He 
stated the a.m. peak hour for the project is about 596, and the p.m. peak hour is about 
657. Mr. Henry stated that represents about a .55 volume to capacity ratio. He stated this 
is a good level of service. Mr. Henry stated he looked at the trip generation comparison 
of the current zoning for the subject property versus what the applicant is proposing. He 
stated the Manufacturing use would generate significantly more traffic in the a.m. and p.m. 
peak hours. Mr. Henry stated this represents a significant decrease in the amount of traffic 
that could be generated based on zoning. 
 
Mr. Henry stated the applicant heard ideas about putting in single-family on the subject 
property versus townhomes. He showed a comparison of the single-family homes that 
could be put on the subject property. He stated about 51 single-family homes could fit on 
the property versus the 92 townhomes. He stated the difference in traffic is negligible and 
is virtually the same amount of traffic for single-family as for the townhomes the applicant 
is proposing. 
 
Mr. Henry stated the county considers Riverview Drive to be a substandard road and the 
applicant requested a design exception that has been deemed approvable. He showed 
an illustration of the section the applicant would have to meet for Riverview Drive, which 
is the TS-7, a rural collector roadway. Mr. Henry stated the TS-7 has 12-foot lanes, but 
Riverview Drive has 11-foot lanes, which meets DOT criteria for that type of roadway. He 
stated the TS-7 has paved shoulders.  
 
Mr. Henry stated the applicant is proposing mitigation, including sidewalk along the 
subject property, and extending that sidewalk to join up to the other sidewalk about 950 
feet to the west. Mr. Henry stated the project does not warrant a left turn lane for its 
driveway on Riverview Drive. He stated the project access will align with Eagle Watch, an 
existing single-family development to the south. He stated the applicant is proposing to 
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install a left turn lane not only for its development but also for Eagle Watch. He stated that 
would help mitigate the impact of the project on Riverview Drive. 
 
Mr. Henry concluded his presentation. 
 
Ms. Corbett stated she wanted to close by letting the hearing officer know the applicant 
did meet with neighbors. She stated the applicant met virtually with them and different 

concerns, and the neighbors have expressed some concerns via email in the record.  
 

in the form of development, and as Ms. Albert stated, the plan density cannot be achieved 
with single-family homes. She stated the applicant has proposed buffering, screening, 
and layout that will limit any impact to adjacent single-family homes.  

Ms. Corbett stated the applicant has not heard from any immediately adjacent property 
owners. She stated most of the residents that have objected to the rezoning request are 
south of Riverview Drive. She stated those would be directly adjacent to single-family 
homes. She stated the applicant received one call who asked about what was being 
proposed and heard no further objection. 
 
Ms. Corbett stated neighbors have expressed concern about transportation and access, 
and as Mr. Henry demonstrated, the proposed rezoning reduced daily trips. Ms. Corbett 
stated the applicant agreed to make the turn lane improvements after meeting with the 
neighbors because it knew this was a concern and something the applicant could 
accommodate. 
 
Ms. Corbett stated the request has been found consistent and compatible by the Planning 
Commission and consistent by Development Services with a recommendation of approval. 
 
Ms. Corbett ended her presentation. 
 
Development Services Department 
Mr. Steve Beachy, Hillsborough County Development Services Department, presented a 
summary of the findings and analysis as detailed in the staff report previously submitted 
into the record. Mr. Beachy stated townhomes in this location will create less of a 
contrasting use than currently zoned M designation in this location. He stated 
Development Services staff finds the proposed general site plan supportable. 
 
Planning Commission 
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. Ms. Lienhard stated Planning Commission staff finds 
the proposed Planned Development consistent with the Future of Hillsborough 
Comprehensive Plan for Unincorporated Hillsborough County, subject to the conditions 
proposed by the Development Services Department. 
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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. Three persons wished to speak. 
 
Mr. Robert Rose, Eagle Watch Drive, stated he has known about this development since 
the fall and has had quite a bit of time to have discussions with the residents in the area 

Association. He stated Mike Lawrence, a resident, will speak to some of the slides and 
Dennis McComak, who is president of Stillwater, which is an adjacent development. 

The hearing officer advised the opponents they would have a total of 15 minutes. 
 
Mr. Rose stated that most of the folks he talked to in the previous couple of days have 
been frustrated by the traffic that is on Riverview Drive. He stated that when he asked 
them about the 92 townhomes that are going to be built right across the street, he cannot 
convince them that it is going to reduce the traffic on the road, or that it is even compatible 
with the neighborhood. 
 
Mr. Rose stated that neighbor comments fall into one of three categories, concerns about 
compatibility, concerns about increased traffic congestion, and concern about traffic 
safety. He stated the entrance is going to be right across the street from Eagle Watch. He 
stated Eagle Watch has 62 homes and 300 to 325 trips per day. He stated the community 
knows this because they have a gate, and the gate can count it. He stated he knows 
every single day how many trips. 
 
Mr. Rose stated the fact that there is going to be 90 to almost 50 percent more dwellings 
across the street just argues that it is going to be more than 300 to 325 trips a day. He 
stated it is going to worsen the traffic on a road that is already overburdened. 
 

He stated the applicant did meet with the community and listened to some of their 
concerns. He stated it was very helpful for the applicant to have included that. Mr. Rose 
stated he would turn the microphone over to Mike Lawrence who would speak a little 
more detailed about some of the concerns on compatibility. 
 
Mr. Mike Lawrence, Eagle Watch Drive, stated he lives directly across the street from the 

Oak Creek subdivision, which he stated is about four units per acre. He stated in the area 
where he lives the properties average two units per acre. He stated it is a community of 
single-family homes, but it is all custom homes. 
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Mr. Lawrence stated he is very aware of the growth in the area because he is a residential 
developer. He stated he has accounted for his share of the growth in the area. He stated 
he has been before the zoning hearing masters throughout more than 20 years and is 
well-versed in the Land Development Code. He stated he has some problems with what 
is being proposed. 
 
Mr. Lawrence stated that with all the homes being single-family custom homes he has a 
hard time looking at his lot, which is 125-feet wide, and the proposed townhomes are 18-
feet wide. Mr. Lawrence stated the closest multifamily project is well over on Falkenburg 
Road located on a divided arterial roadway, not in the midst of custom homes. 
 
Mr. Lawrence stated for that reason alone the petition should be denied. He stated he is 
not naïve, and he realizes the community cannot stop this project. He stated he just 
wished there were a way to change the design. He stated he hoped the hearing officer 
would agree with the community that this much multi-family directly across the street just 
does not fit. 
 
Mr. Lawrence referred to the downzoning from Manufacturing and stated there is no 
Manufacturing anywhere in the area. He stated it is really a moot point to confuse it and 
say Manufacturing would be worse. He stated it would never be approved. 
 

mean the same as, rather it refers to the sensitivity of development proposals in 

acre project into an area of two-unit-per-acre homes does not maintain the character very 
well. 
 
Mr. Lawrence stated Policy 16.2 speaks of gradual transitions from one use to the other. 
He stated there is nothing gradual about this. Mr. Lawrence stated Policy 16.8 requires 
all projects must reflect the character. He stated that policy was not followed. Mr. 
Lawrence stated Policy 16.10 requires any density increase shall be compatible with 

 

heard from everybody else, the same thing that you heard from staff, and it is just 
inconsistent with everything. 
 
Mr. Lawrence stated the community is asking the applicant to fence the entire project and 
use buffers the LDC calls out to screen the project from their homes. He stated he 
applauded the effort and appreciated the applicant for putting in turn lanes. He suggested 
the project also include an entry and exit gate. He stated the Eagle Watch community has 
an enter-and-exit gate and the community to the east does. He stated down the way is 
Key West Landings, which is gated, and east is Arbor Park, which is gated. He stated 
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custom home developments often have gates. He stated there should be a way to 
separate this from his community. 
 
Mr. Dennis McComak, Stillwaters Landing Drive, stated he is the president of Stillwaters 
Landing Homeowners Association and is speaking in opposition to the development. He 
stated he listened to the staff reports and is going to talk about the traffic and specifically 
Riverview Drive. 
 
Mr. McComak stated Riverview Drive is a substandard Road and the applicant admitted 
this. He stated he listened to the traffic report that the proposed development will result 
in a reduction of trips on Riverview Drive. He stated that is an assumption, a worst-case 
assumption. He stated the fact is this development will increase significantly the amount 
of traffic on Riverview Drive.  

Mr. McComak stated Riverview Drive is a 4-mile road connecting 301 to 41. He stated it 
is called a collector road. He stated it has limited turn lanes, no bike lanes, and is badly 
in need of widening and resurfacing. He stated the only ingress and egress for almost a 
thousand homes along that four-mile stretch is Riverview Drive. He stated they cannot go 
south. They cannot go any other way. 
 
Mr. McComak stated the proposed development would add 92 more home sites. He 
stated the current traffic study is inaccurately understated due to the pandemic. He stated 
there is probably 50 percent of the traffic now than last year at this time. He stated people 
are not going to work, school, sporting events, or out to dinner. He stated once the 
pandemic is over traffic will be much, much more difficult. 
 
Mr. McComak stated immediately to the east of I-75 there are four S-curves on Riverview 
Drive to the site of frequent accidents. He stated this proposed development would 
exacerbate an already difficult traffic issue and set precedent for future high-density 
developments along Riverview Drive. Mr. McComak stated the fact that Riverview Drive 
does not have turn lanes at either end of 41 and 301 or substandard at best, needs 
resurfaced and any additional growth and specifically 92 units would greatly exacerbate 
traffic problems. 
 
The hearing officer asked Mr. McComak whether he was a traffic engineer. 
 
Mr. McComak stated he was not a traffic engineer, but he could count. 
 
Mr. McComak stated one of the earlier speakers mentioned there had been no comments 
from anyone around, only comments from those of us on the south side. He stated he 
tried to contact the neighborhood Oak Park across the street through their management 
company who never forwarded his request or ignored it.  
 
Development Services Department 
Mr. Grady stated Development Services Department had no further comments. 
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Applicant Rebuttal 

stated all three gentlemen who spoke clearly care passionately about their neighborhood 
but none of them are professional planners or transportation engineers. 
 
Ms. Corbett stated she will submit into the record a memorandum of law about the ability 
for the zoning hearing master and Board of County Commissioners to consider lay 
testimony on matters that require expert opinion, including things like transportation and 

team but from the county staff, who support the proposed request and found it is 
compatible and consistent with both the comprehensive plan and land development code. 

Ms. Corbett asked Mr. Henry to come to the microphone to address the transportation 
issues.  

Mr. Henry showed a graphic illustrating Riverview Drive operates at an acceptable level 
of service. He pointed out the blue color on the chart represents the traffic the proposed 
project will add. He stated it is less than 3 percent of the capacity of the road. He stated 
that is an insignificant amount of traffic and impact to the road. 
 
Mr. Henry stated he has been studying intersections throughout the county before the 
pandemic and during the pandemic. He stated he adjusts his counts based on when they 
were done and looks at those counts to be able to determine what the traffic is doing. He 
stated when the pandemic first started there was a significant decrease but over time it is 
starting to increase. He stated he has adjusted his counts to reflect that. He stated the 
chart on his slide reflects not only the pandemic but also peak season traffic. 
 
Mr. Henry concluded his presentation. 
 
Ms. Albert pointed out the subject property is in a mixed-use Future Land Use category. 
She stated it is a lot more intense to the north and the Res-4 where the opposition is from 
is the least intensive Future Land Use category there. She stated the applicant is 
providing a fence around the property and a Type B screening, which is more intense and 
more dense than Type A.  
 
Ms. Corbett stated as to Arbor Park, the folks within 250 feet north and east and west 
boundaries, they would have received mail notice and they would have had the 
opportunity to come here and appear. She stated she did not believe it is a matter of them 
not being aware of it. They just have not registered any opposition. 
 
Ms. Corbett closed her presentation and asked for a recommendation of approval. 
 
The hearing officer closed the hearing on Rezoning 20-0985. 
 
 

16 of 18



 
C. EVIDENCE SUMBITTED 

 

presentation slides, and a memorandum of law regarding lay witness testimony. 
 
Mr. Henry submitted into the record at the hearing a Trip Generation Comparison chart 
comparing single family homes and townhomes, a Level of Service chart, a Trip 
Generation Comparison Chart comparing manufacturing use and townhomes, a Typical 
Section diagram, and a satellite imagery photograph of the subject property and 
surrounding area illustrating proposed road and sidewalk improvements.  
 

D. FINDINGS OF FACT

1. The subject property consists of approximately 9.5 acres and is located on the north 
side of Riverview Drive, between I-75 to the east and 78th Street to the west. 
 

2. The subject property is currently zoned M (Manufacturing) and RSC-6 (Residential 
Single-Family Conventional-6). The subject property is designated Community Mixed 
Use-12 on the Future Land Use Map. 

 
3. The applicant is requesting to rezone the property to Planned Development to allow a 

residential development with up to 92 attached townhomes. 
 

4. The subject property is the Urban Services Area and is within the boundaries of the 
Riverview and SouthShore Areawide Systems Community Plans. 

 
5. Surrounding land uses consist of single-family homes adjacent to the subject property 

on the east, north, and west, and single-family homes on the south side of Riverview 
Drive. 

 
6. Although a townhome development will introduce a denser development pattern than 

the surrounding single-family homes, townhomes are a residential use and will result 
in a more compatible land use than manufacturing, which the current zoning allows. 

 
7. The applicant has not requested any variations to LDC Part 6.05.00 (Parking and 

Loading) or Part 6.07.00 (Fences and Walls). The applicant has agreed to provide 
landscaping and buffering that exceed the requirements of LDC Part 6.06.06.  

 
8. The applicant has requested a design exception for improvements to Riverview Drive, 

and the County Engineer has found the exception approvable. The applicant has 
agreed to install a turn lane for the project access point and for the Eagle Watch 
community on the south side of Riverview Drive. 

 
9. The proposed Planned Development rezoning will allow development that is 

compatible with the surrounding zoning and land uses.  
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10. The proposed Planned Development rezoning will allow development that is 
consistent with the CMU-12 Future Land Use designation and furthers the objectives, 
policies, land uses, and densities or intensities in the comprehensive plan and the 
vision and goals of the Riverview Community Plan.  

E. FINDING OF COMPLIANCE OF NON-COMPLIANCE  
WITH COMPREHENSIVE PLAN 

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

F. CONCLUSIONS OF LAW 

A development order is consistent with the co

with and further the objectives, policies, land uses, and densities or intensities in the 

§ 163.3194(3)(a), Fla. Stat. (2020). Based on the evidence and testimony submitted in 
the record and at the hearing, including reports and testimony of Development Services 

testimony and evidence, there is substantial competent evidence demonstrating the 
requested rezoning is consistent with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, and does comply with the applicable requirements 
of the Hillsborough County Land Development Code. 
 

G. SUMMARY 

The applicant is seeking to rezone approximately 9.5 acres from M and RSC-6 to PD to 
allow a residential development with up to 92 attached townhomes. 

H. RECOMMENDATION 
 
Based on the foregoing Findings of Fact and Conclusions of Law, this recommendation 
is for approval of the rezoning request. 

Pamela Jo Hatley, PhD, JD   Date 
Land Use Hearing Officer 
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Unincorporated Hillsborough County Rezoning 
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Context

Compliance with Comprehensive Plan:

Future Land Use Element

Urban Service Area

Objective 1:

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

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

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.

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.

Neighborhood/Community Development

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

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

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

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. 

Conservation and Aquifer Recharge Element 

Wetlands and Floodplain Resources

Objective 4: The County shall continue to apply a comprehensive planning-based approach to the 
protection of wetland ecosystems assuring no net loss of ecological values provided by the functions 
performed by wetlands and other surface waters authorized for projects in Hillsborough County, 
consistent with the Uniform Mitigation Assessment Method.  The County shall work with the 
Environmental Protection Commission, the Southwest Florida Water Management District, the 
Florida Department of Environmental Protection, and the Tampa Bay Estuary Program to achieve a 
measurable annual increase in ecological values provided by the functions performed by wetlands 
and other surface waters.  It shall be the County's intent to maintain optimum wetland functions as 
well as acreage.

Policy 4.1: The County shall, through the land use planning and development review processes, 
and in cooperation with the Environmental Protection Commission, continue to conserve and protect 
wetlands from detrimental physical and hydrological alteration.
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Policy 4.3: The County shall, through the land planning and development review processes, and in 
cooperation with the Environmental Protection Commission, continue to prohibit unmitigated 
encroachment into wetlands.

Livable Communities Element:  Riverview Community Plan
Goal 2 Reflect the vision of Riverview using the Riverview District Concept Map. The 

Riverview District Concept Map will illustrate the unique qualities and land uses 
related to distinct geographic areas identified as "districts". (see Figure 10)

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

4. Mixed Use District Vision
In the areas where commerce, education, agriculture and residential subdivisions merge, 
Riverview has handled the transition gracefully.  Unincorporated areas maintain their 
neighborhood identity, while commercial businesses have upgraded their image by adhering to 
the community plan’s building façade and storefront criteria.  Small businesses are encouraged 
to locate and remain in Riverview due to a business-friendly environment. The older 
neighborhoods enjoy upgraded infrastructure with improved fire hydrant access, new sidewalks, 
curbs and drainage.

Staff Analysis of Goals, Objectives, and Policies:
The applicant is requesting to rezone the subject site from Residential Single Family 
Conventional-6 (RSC-6) and Manufacturing(M) to allow for the development of 92 single-
family attached townhomes. 

The subject property is located in the Urban Service Area, where growth and development 
should be directed according to the Future Land Use Element (FLUE) of the Future of 
Hillsborough Comprehensive Plan for Unincorporated Hillsborough County, meeting the 
intent of Future Land Use Element Objective 1. The proposal meets the intent of Policies 
1.2 and 1.3 of the Future Land Use Element of the Comprehensive Plan (FLUE) and is 
consistent with the density anticipated under the CMU-12 designation requesting a 
maximum density of 95 units. 

The proposal for townhomes is also compatible with the surrounding area as this is an
area developed predominantly with small lot single family residential in the area. 
Additionally, there is a townhome development at the intersection of Falkenburg Road and 
Still River Drive, north of the proposed site, meeting the intent of The Community Design 
Component (CDC), which provides policy direction with regards to new residential 
development. Goal 12 and its accompanying Objective 12-1 and Policy 12.1-4 requires new 
developments to be designed to relate to the predominant character of the area. As the 
area is primarily single family residential, the addition of townhomes would provide a 
housing type in line with the existing character of the area. 

Objective 16 requires new development to protect existing neighborhoods and 
communities. Policies 16.1, 16.2, 16.3 provide direction to protect and integrate proposed
development with the surrounding community. The proposal meets the intent of Objective 
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16 and its accompanying policies. The site plan demonstrates buffering and screening 
meeting LDC requirements. Additionally, the proposed use reflects the overall density and 
lot sizes of the immediate area, therefore consistent with Policy 16.8 of the Future Land 
Use Element.

There are wetlands present on the property. The Environmental Protection Commission 
(EPC) Wetlands Division has reviewed the proposed rezoning. The EPC has determined a 
resubmittal is not necessary for the site plan’s current configuration. If the site plan 
changes, EPC staff will need to review the zoning again. Planning Commission staff finds 
this request consistent, given that there is a separate approval process for wetland 
impacts with the Environmental Protection Commission. 

The site is also located within the Mixed Use District, as outlined in Riverview Community 
Plan.  The Mixed Use District includes areas where commerce, education, agriculture, and
residential subdivisions merge. The proposed development for townhomes meets the 
intent of the Mixed Use District (LCE Goal 2).  

Recommendation

CONSISTENT Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County,
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AGENCY REVIEW COMMENT SHEET 

TO: Zoning Technician, Development Services Department DATE: 01/08/2021 

REVIEWER: Sofia Garantiva, AICP, Senior Planner AGENCY/DEPT: Transportation 

PLANNING AREA/SECTOR: Riverview (RV) PETITION NO:  PD 20-0985 
 

 

  

 

  This agency has no objection. 

 

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

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

 

REPORT HIGHLIGHTS AND CONCLUSIONS 
 

 The proposed rezoning could result in a decrease of 458 daily trips, 139 a.m. peak hour trips, and 
64 p.m. peak hour trips from the current zoning. 

 Riverview Drive is a substandard collector roadway. If the rezoning is approved, the County 
Engineer will approve the Design Exception for Riverview Drive.  

 The developer shall construct an eastbound to northbound left turn lane on Riverview Drive at the 
project’s entrance and a westbound to southbound left turn lane on Riverview Drive at Eagle 
Watch Drive. 

 
CONDITIONS  
 

1)  If PD 20-0985 is approved, the County Engineer will approve the Design Exception (dated 
November 6, 2020 and found approvable on January 6, 2021), for the Riverview Drive 
substandard road improvements. As Riverview Drive is a substandard collector roadway, the 
developer will be required to make certain improvements to Riverview Drive consistent with the 
Design Exception. 

2) The developer shall construct the following site access improvements: 

o An eastbound to northbound left turn lane on Riverview Drive at the project’s entrance; 
and  

o A westbound to southbound left turn lane on Riverview Drive at Eagle Watch Drive. 
 

 
 
 
 

  This agency has no comments. 



PROJECT OVERVIEW & ANALYSIS 

The applicant is requesting the rezoning of +/- 9.47 acres from Residential Single Family Conventional-6 
(RSC-6), in part, and Manufacturing (M), in part, to a Planned Development (PD) zoning district to allow for 
92 townhomes.  
 
As required by the Development Review Procedures Manual (DRPM), the applicant submitted a transportation 
analysis for the subject property. Staff has prepared a comparison of the trips generated by development under 
the existing and proposed zoning designations, generally consistent with the applicant’s analysis and based 
upon a generalized worst-case scenario. Information shown was developed using Institute of Transportation 
Engineer’s Trip Generation Manual, 10th Edition. 
 
Existing Use:  

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 
AM PM 

RSC-6: 3 Single Family DU’s 
(ITE LUC 210) 28 2 3 

M: 292,723 SF Maximum of Manufacturing  
(ITE LUC 140) 1,085 181 196 

Total  1,113 183 119 
 
Proposed Use: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 
AM PM 

PD, 92 Townhome DU’s 
(ITE LUC 220) 655 44 55 

 
Trip Generation Difference: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak Hour Trips 

AM PM 
Difference (-) 458 (-) 139 (-) 64 
 
The proposed rezoning could result in a decrease of 458 daily trips, 139 a.m. peak hour trips, and 64 p.m. 
peak hour trips from the current zoning.  
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
 
Riverview Drive is a substandard 2-lane undivided collector roadway with +/- 11-foot travel lanes, +/- 22-
feet of pavement lying within a +/- 76-foot wide right-of-way adjacent to the project. There is a +/- 5-foot 
wide sidewalk along the south side of the roadway. There are no bicycle facilities on Riverview Drive in 
the vicinity of the proposed project. 
 
Riverview Drive is shown on the Hillsborough County Corridor Preservation future 2-lane enhanced 
roadway.  As such, 76 feet of right-of-way is needed. There appears to be 90 feet existing per the survey on 
record. As such, additional preservation is not required at this time.  
 
SITE ACCESS AND CONNECTIVITY 



 
The applicant is requesting one full access connection to Riverview Drive that will align with Eagle Watch 
Drive to the south. The applicant is also proposing an emergency access connection to Riverview Drive. No 
additional connections are proposed or being required. The proposed project is bordered on the west, north and 
east property boundaries by PD 81-0171, a mixed used development with single family residences located 
adjacent to the proposed project.   
 
Per the Access Management Analysis for the project, turn lanes are not warranted. However, after meeting with 
the residents of the surrounding neighborhoods, the developer is proposing to construct an eastbound left turn 
lane on Riverview Drive to serve the proposed project and a westbound left turn lane on Riverview Drive to 
facilitate westbound to southbound left turning movements on to Eagle Watch Drive, serving the community to 
the south. 
 
DESIGN EXCEPTION 
 
Riverview Drive is a substandard local roadway, the applicant’s Engineer of Record (EOR) submitted a 
Design Exception request for Riverview Drive (dated August 5, 2020 and Revised November 12, 2020) to 
determine the specific improvements that would be required by the County Engineer.  Based on factors 
presented in the Design Exception request, the County Engineer approved a Roadway Design Exception 
(on January 6, 2021) authorizing deviations from the TS-7 Typical Section. 
The developer will be permitted to utilize 11-foot wide travel lanes (for both through lanes and turn lanes) in 
lieu of the 12-foot wide travel lanes and utilize existing shoulder configuration in lieu of the 8’ shoulder with 
5’ pavement typically required by the Hillsborough County Transportation Technical Manual’s (TTM) TS-7 
Typical Section. 

In lieu of widening Riverview Drive (from US Hwy 41 to US Hwy 301), the developer will extend the required 
sidewalk (to be constructed along the project frontage) west beyond the project boundary, 950 feet to connect 
with the existing sidewalk. Per the Access Management Analysis for the project, turn lanes are not warranted, 
however the developer will construct an eastbound left turn lane on Riverview Drive to serve the proposed 
project and a westbound left turn lane on Riverview Drive to facilitate westbound to southbound left turning 
movements on to Eagle Watch Drive. 
 
ROADWAY LEVEL OF SERVICE (LOS) 
 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS  

RIVERVIEW DRIVE US HWY 41  US HWY 301 D D 

Source: 2019 Hillsborough County Level of Service (LOS) Report 
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AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: 10/09/2020 

PETITION NO.:  20-0985 

EPC REVIEWER:  Chantelle Lee 

CONTACT INFORMATION: (813) 627-2600 X 
1358 

EMAIL:  leec@epchc.org 

COMMENT DATE:  08/14/2020 

PROPERTY ADDRESS:  8714, 8718, 8808 
Riverview Dr, Riverview, FL 33578 

FOLIO #:  049143.0000, 049143.0100, 049143.0200, 
049144.0000, 049145.0000 

STR: 13-30S-19E 

REQUESTED ZONING:  RSC-6 and M to PD 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE N/A 
WETLAND LINE VALIDITY Expired 12/05/2018 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Pond in folio# 049143.0000 

The EPC Wetlands Division has reviewed the proposed rezoning. In the site plan’s current 
configuration, a resubmittal is not necessary. If the zoning proposal changes and/or the site plans 
are altered, EPC staff will need to review the zoning again. This project as submitted is 
conceptually justified to move forward through the zoning review process as long as the 
following conditions are included:  

 
• Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the 

Environmental Protection Commission of Hillsborough County (EPC) approvals/permits 
necessary for the development as proposed will be issued, does not itself serve to justify any 
impact to wetlands, and does not grant any implied or vested right to environmental approvals.  
 

• The construction and location of any proposed wetland impacts are not approved by this 
correspondence, but shall be reviewed by EPC staff under separate application pursuant to the 
EPC Wetlands rule detailed in Chapter 1-11, Rules of the EPC, (Chapter 1-11) to determine 
whether such impacts are necessary to accomplish reasonable use of the subject property. 
 

• Prior to the issuance of any building or land alteration permits or other development, the 
approved wetland / other surface water (OSW) line must be incorporated into the site plan.  The 
wetland/ OSW line must appear on all site plans, labeled as "EPC Wetland Line", and the wetland 
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must be labeled as "Wetland Conservation Area" pursuant to the Hillsborough County Land 
Development Code (LDC). 

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

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

 
INFORMATIONAL COMMENTS: 
The following specific comments are made for informational purposes only and to provide guidance as 
to the EPC review process.  However, future EPC staff review is not limited to the following, regardless 
of the obviousness of the concern as raised by the general site plan and EPC staff may identify other 
legitimate concerns at any time prior to final project approval. 
 
• Wetland delineation surveys were submitted and approved by EPC; however, they expired in 2018. 

Prior to the issuance of any building or land alteration permits or other development, the 
wetlands/other surface waters (OSW) 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 
approved wetland / OSW line must be incorporated into the development of a 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). 
 

• Chapter 1-11 prohibits wetland impacts unless they are necessary for reasonable use of the property.  
Staff of the EPC recommends that this requirement be taken into account during the earliest stages of 
site design so that wetland impacts are avoided or minimized to the greatest extent possible.  The 
size, location, and configuration of the wetlands may result in requirements to reduce or reconfigure 
the improvements depicted on the plan.   
 

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

 
• Any activity interfering with the integrity of wetland(s) or other surface water(s), such as clearing, 

excavating, draining or filling, without written authorization from the Executive Director of the EPC 
or  authorized agent, pursuant to Section 1-11.07, would be a violation of Section 17 of the 
Environmental Protection Act of Hillsborough County, Chapter 84-446, and of Chapter 1-11. 

 
 



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

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

Adequate Facilities Analysis: Rezoning 

School Data Ippolito 
Elementary  Giunta Middle Spoto High 

FISH Capacity 872 1558 1977 
2018-19 Enrollment 5  798 1676 
Current Utilization % % % 
Concurrency Reservations  2  5 4 
Students Generated 1    
Proposed Utilization % % % 

Source:  2019-20 40th Day Enrollment Count with Updated Concurrency Reservations. 

Notes:  Adequate capacity exists at this time at Ippolito Elementary and Giunta Middle at this 
time. Capacity does not currently exist at Spoto High School. However, an addition is being 
constructed at the high school that is scheduled to open in 2021. 

This is a review for school capacity only and is NOT a determination of school concurrency. A school 
concurrency review will be issued prior to preliminary plat or site plan approval. 

Matthew Pleasant 
Department Manager, Planning and Siting 
Email:  matthew.pleasant@hcps.net 
Phone: 813-272-4000 

Date:  1 , 2020 

Jurisdiction:  Hillsborough County 

Case Number:  20-0985 

HCPS #: RZ-295 

Address/Folio: 8808 Riverview Drive, Riverview, FL 
(049143.0000, 049143.0100, 049143.0200, 
049144.0000, 049145.0000) 

Acreage:  9.48 acres 

Current Land Use:  Single-family residential, 
Vacant Industrial, and Vacant Residential 

Proposed Land Use:  Planned 
Development/Townhomes 

Maximum Residential Units:   Units 



 
           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

David Wilson/Meritage Homes

8808 Riverview Dr

49145, 49143, 49143.0100, 49143.0200, 49144.0000

10/02/2020

20-0985

(Fee estimate is based on a 1,500 square foot, 3 bedroom, Townhouse Unit 1-2 Stories) 
Mobility: $2,874.00 * 92 units = $264,408.00 
Parks: $382.37 * 92 units          = $  35,178.04 
School: $7,027.00 * 92 units    = $646,484.00 
Fire: $249.00 * 92 units             =$   22,908.00 
Total Townhouse     = $968,978.04 
 
 

Urban Mobility, Central Parks/Fire 92 Townhouse Units 
 
 
 
 



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 3 Aug 2020 

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 

APPLICANT:   Isabelle Albert PETITION NO:  PD 20-0985 

LOCATION:   8808 Riverview Dr., Riverview, FL  33578 

FOLIO NO:   49145.0000, 49143.0000, 49143.0100, 
49143.0200, 49144.0000  

SEC: 13   TWN: 30   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.:  PD20-0985 REVIEWED BY:   Randy Rochelle DATE: 7/28/2020 

FOLIO NO.:       49145.0000, 49143.0000, 49143.0100 & 49144.0000                 

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

WATER

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

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

 A  12  inch water main exists  (adjacent to the site),  (approximately  65   feet 
from the site)  and is located south of the subject property within the south Right-of-Way 
of Riverview Drive . 

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

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

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

WASTEWATER

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

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

 A  4   inch wastewater force main exists  (adjacent to the site),  (approximately 
 1380  feet from the site) and is located west of the subject property within the north 
Right-of-Way of Riverview Drive . 

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

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

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

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

             ZONING HEARING MASTER HEARING
        TRANSCRIPT OF TESTIMONY AND PROCEEDINGS

     BEFORE:       PAMELA JO HATLEY
                   Land Use Hearing Master

     DATE:         Monday, February 15, 2021

     TIME:         Commencing at 6:00 p.m.
                   Concluding at 11:35 p.m.

     PLACE:        Appeared via Cisco Webex
                   Videoconference

                     Reported By:

                Christina M. Walsh, RPR
              Executive Reporting Service
               Ulmerton Business Center
           13555 Automobile Blvd., Suite 100
                 Clearwater, FL 33762
                    (800) 337-7740
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1               HILLSBOROUGH COUNTY, FLORIDA
              BOARD OF COUNTY COMMISSIONERS

2
             ZONING HEARING MASTER HEARINGS

3                     February 15, 2021
        ZONING HEARING MASTER:  PAMELA JO HATLEY

4

5
 D4:

6  Application Number:     RZ-PD 20-0985
 Applicant:              David Wilson, Meritage Homes

7  Location:               40' North of Intersection:
                         Eagle Watch Dr., Riverview Dr.

8  Folio Number:           049143.0000, 049143.0100,
                         049143.0200, 049144.0000 &

9                          049145.0000
 Acreage:                9.78 acres, more or less

10  Comprehensive Plan:     CMU-12
 Service Area:           Urban

11  Existing Zoning:        M & RSC-6
 Request:                Rezone to Planned Development

12

13

14

15

16

17

18

19

20

21

22

23

24

25
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1            MR. GRADY:  The next application is agenda

2      item D-4, Rezoning-PD 20-0985.  The applicant is

3      David Wilson with Meritage Homes.

4            The request is to rezone from M,

5      Manufacturing, and RSC-6 to Planned Development.

6      Stephen Beachy will provide staff recommendation

7      after presentation by the applicant.

8            HEARING MASTER HATLEY:  All right.

9      Applicant.

10            MS. CORBETT:  Good evening.  Kami Corbett

11      with the law firm of Hill, Ward & Henderson here

12      representing Meritage Homes.  I'm here with Garth

13      Noble from Meritage Homes, Trent Stevenson from

14      Level Up who is the project civil engineer,

15      Isabelle Albert who's our planner, and Steve Henry

16      who's our transportation engineer.

17            And at this time I'd like Isabelle to come

18      up and make her presentation.

19            HEARING MASTER HATLEY:  Thank you.

20            MS. ALBERT:  Good evening.  Isabelle Albert

21      with Halff, 1000 North Ashley Drive, Suite 900.  I

22      was not sworn in.

23            HEARING MASTER HATLEY:  All right.  Do you

24      swear the testimony you're about to give is the

25      truth, the whole truth, and nothing but the truth?
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1            (Witnesses affirmed to the oath.)

2            MS. ALBERT:  I do.  Thank you.

3            HEARING MASTER HATLEY:  Thank you.  Thank

4      you-all.  I forgot to ask for everyone, but I

5      appreciate that.

6            MS. ALBERT:  Okay.  So this is -- okay.  So

7      what we have here before you tonight is a

8      9 1/2-acre site that's located in Riverview.  It's

9      located between I-75 and 78th Street.

10            It is currently zoned Manufacturing with a

11      pocket of RSC-6, Residential Single-Family.  But

12      the future land is Community Mixed Use-12.

13            The proposal is for a townhome development

14      for 92 townhomes, and we have -- we're surrounded

15      by single-family residential lots, and so,

16      therefore, we've decided to increase the buffering

17      and screening, and it's required to have a 5-foot

18      buffer with a Type B screening.

19            We're proposing a 10-foot buffer with a Type

20      B screening as well as the PVC fence.  Internal to

21      the project, we have wetland and, therefore, we are

22      creating a community area internal to the project.

23      The access will be along with Eagle Walks Drive,

24      and we are on the scenic corridor, provide some

25      landscaping for that.
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1            As I said, the zoning -- current zoning is

2      Manufacturing.  The site is in the middle.  So

3      around there it's got some interesting zonings.

4      You'll see there's additional Manufacturing to the

5      east.  To the south, we have some zoning with Show

6      Business and to the west -- further to the west

7      you'll see it's industrial.

8            Off-site, as you can see with the Future Land

9      Use, we are in a Community Mixed Use, 12 units to

10      the acre.  So north of Riverview Drive is more

11      intense.  We also have Light Industrial.  We have

12      Residential-6.  To the south, we have some mixed

13      use and some Residential-4, which is the least

14      intense in the area.

15            So this is the zoning and it's not very

16      consistent.  It's not very compatible with the

17      existing area, the residential area.  With the

18      CMU-12, we do have a minimum density requirement in

19      the Urban Service Area, which we're providing that.

20            And we also -- with the replacement of

21      Manufacturing residential, we, you know, think of

22      the neighborhood protection and the townhome is

23      compatible with the residential area.

24            We also have to meet with the Riverview

25      Community Plan.  Their first goal is to provide a
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1      diverse city of housing types, and their second

2      goal is this vision that they have in the area

3      where we're located is like a mixed-use district.

4      And this mixed-use district is residential retail

5      education but different types of residential as

6      well with the townhomes -- townhomes.

7            Let's say you saw from the aerial we're

8      surrounded by single-family homes.  The townhomes

9      are, you know, consistent with the overall

10      residential character of the area instead of the

11      Manufacturing, which would be incompatible with the

12      area.

13            We are consistent with the Comprehensive

14      Plan.  We meet the minimum density requirement

15      being in the Urban Service Area.  We promote

16      integration with adjacent Land Use and we are

17      preserving the wetlands on-site.

18            Next will be Steve Henry, and he will go over

19      access and connectivity.  Thank you.

20            HEARING MASTER HATLEY:  Thank you.

21            MR. HENRY:  Good evening.  Steve Henry,

22      Lincks & Associates, 5023 West Laurel, Tampa,

23      33607, and I have been sworn.

24            We did a traffic analysis for the project.

25      This graphic up here illustrates the level of
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1      service of Riverview Drive in the area.  The green

2      represents the background traffic.  The blue

3      represents the additional project traffic that will

4      add to the road.

5            So as you can see, the Level of Service D

6      capacity is right about 1200 cars per day.  The

7      a.m. peak hour with us is about 596, and then in

8      the p.m. peak hour it is about 657.

9            So that represents about a .55 volume to

10      capacity ratio.  So, obviously, a good level of

11      service.  We then also looked at the trip

12      generation comparison of the current zoning for the

13      property versus what we're proposing.

14            So the green represents the existing

15      zoning -- M zoning, and the blue represents what

16      we're proposing.

17            And as you can see in the a.m. peak hour, the

18      manufacturing would generate significantly more

19      traffic than what we're proposing and also in the

20      p.m. peak hour, 184 versus the 55.

21            So a significant decrease in the amount of

22      traffic that could be generated based on existing

23      zoning.  Also, what we've done is we looked at --

24      we've heard some ideas about putting single-family

25      there, and the townhomes would generate more
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1      traffic.

2            This actually provides a comparison of the

3      single-family homes that could be put on the

4      property.  About 51 single-family homes could fit

5      on the property versus the 92 townhomes.  As you

6      can see, the difference in traffic is negligible.

7      It's virtually the same amount of traffic versus

8      single-family versus the townhomes that we're

9      proposing.

10            Now, we -- Riverview Drive is considered to

11      be a substandard road by Hillsborough County

12      standards, but we have received a design exception

13      that has been deemed approvable.  This illustrates

14      the section that we would have to meet for

15      Riverview Drive, which is the TS-7, a rural

16      collector roadway.

17            So one of the things we've got is the TS-7

18      has 12-foot lanes.  There's actually 11-foot lanes

19      out on Riverview Drive, but that actually meets the

20      DOT criteria for that type of roadway.

21            And then in addition to that, the TS-7 has

22      paved shoulders.  What we are proposing to try to

23      mitigate, that is we're providing the sidewalk

24      along our property.  But in addition to that, we're

25      extending that sidewalk to join up to the other
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1      sidewalk to the west about 950 feet.

2            And then in addition to that, the -- based on

3      our traffic analysis, we do not warrant a left turn

4      lane for our project driveway on Riverview Drive.

5      We are aligning with Eagle Watch to the south,

6      which is an existing single-family development.

7            What we're proposing to do is actually put

8      in left turn lane not only for our development but

9      also for Eagle Watch.  So that would help mitigate

10      the impact of the project on Riverview Drive.

11            So that concludes my presentation unless

12      you've got any questions.

13            HEARING MASTER HATLEY:  I do not.  Thank

14      you.

15            MR. HENRY:  Thank you.

16            Mr. Henry, would you please sign in with the

17      clerk.  Thank you.

18            MS. CORBETT:  And I just wanted to close by

19      letting you know we did meet with the neighbors.

20      We've spoken with -- virtually we met with them and

21      we've -- also different members of our team have

22      spoken to the -- some of the neighbors about their

23      concerns again, and they've expressed some concerns

24      via e-mail in the record as well.

25            Most of those concerns are about the
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1      townhome development in the form of development,

2      and as Isabelle stated, the plan density cannot be

3      achieved with single-family homes and we have

4      proposed buffering screening and layout that will

5      limit any impact to adjacent single-family homes.

6            And I just wanted to know unless someone's

7      here this evening, we have not heard from anyone in

8      the immediately adjacent property owners.  Most of

9      the residents that have objected to us have been

10      south of Riverview Drive on the other side of

11      Riverview Drive.

12            So those that would be directly adjacent to

13      single-family homes, we received one call who asked

14      about what we are proposing, and we have not heard

15      further objection.

16            And as you just heard from Mr. Henry,

17      they've expressed concern about transportation and

18      access and we reduced daily trips, and we agreed to

19      make the turn lane improvements after our meeting

20      because we knew that that was a concern to them,

21      and it was something that we could accommodate.

22            And so with that, I'd like to close by

23      saying that we've been found consistent and

24      compatible by the Planning Commission and

25      consistent by Development Services with a
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1      recommendation of approval, and we'd ask that you

2      do the same.  Thank you.

3            HEARING MASTER HATLEY:  Okay.  Thank you.

4            Development Services.

5            MR. BEACHY:  Good evening.  Steve Beachy,

6      Development Services.

7            The applicant is requesting to rezone

8      approximately 9.5 acres from Manufacturing and

9      RSC-6 to Planned Development to allow a residential

10      development with up to 92 attached homes --

11      townhomes on the north side of Riverview Drive.

12            The Comprehensive Plan designation of the

13      subject property is CMU-12.  The site is surrounded

14      by existing single-family homes on the east north

15      and west side of the project as well as

16      single-family homes located on the south side of

17      Riverview Drive.

18            As noted in the applicant's presentation and

19      our Transportation Staff has -- has reviewed this

20      and indicated the proposed rezoning would resolve

21      in a decrease of trips potentially generated by the

22      development of the subject parcel if it were

23      developed as a Manufacturing use.

24            The existing pattern of development in

25      proximity to the proposed development --
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1      development is uniformly single-family residential

2      uses.  If approved, the proposed project will

3      introduce a new multifamily residential development

4      use in the immediate area.

5            However, townhomes in this location will

6      create less of a contrasting use than currently

7      zoned M designation in this location.

8            Therefore, staff finds the proposed general

9      site plan supportable.  This concludes my remarks.

10      I'm available for any questions.

11            HEARING MASTER HATLEY:  Thank you.

12            Planning Commission.

13            MS. LIENHARD:  Thank you.  Melissa Lienhard,

14      Planning Commission staff.

15            The subject property is located in the

16      Community Mixed Use-12 Future Land Use category.

17      It is in the Urban Service Area, and the subject

18      property is located within the limits of the

19      Riverview Community Plan and the Southshore

20      Areawide Systems Plan.

21            The applicant is requesting to rezone the

22      subject site from Residential Single-Family

23      Conventional-6 and Manufacturing to allow for the

24      development of 92 single-family attached townhomes.

25            The proposal meets the intent of Policies 1.2
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1      and 1.3 of the Future Land Use Element regarding

2      minimum densities and is consistent with the

3      density anticipated under the CMU-12 Future Land

4      Use designation.

5            The proposal for townhomes is also compatible

6      with the surrounding area as this is an area

7      developed predominantly with small lots

8      single-family residential.

9            Additionally, there is a townhome development

10      at the intersection of Falkenburg Road and Still

11      River Drive north of the proposed site.

12            This meets the intent of the Community Design

13      Component language -- language regarding new

14      residential development.  This policy direction

15      requires new developments be designed to the --

16      relate to the predominant character of the area.

17            As the area is primarily single-family

18      residential, the addition of townhomes would

19      provide a housing type that is in line with the

20      existing character of the area.

21            Objective 16 requires new development to

22      protect existing neighborhoods and communities.

23      Policies 16.1, 16.2, and 16.3 of the Future Land

24      Use Element provide direction to protect and

25      integrate proposed development with the surrounding
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1      community.

2            This proposal meets the intent of the

3      subjective and its accompanying policies.  The site

4      plan demonstrates buffering and screening meeting

5      Land Development Code requirements.

6            Additionally, the proposed use reflects the

7      overall density and lot sizes of the immediate

8      area.  Therefore, it's consistent with Policy 16.8

9      of the Future Land Use Element.

10            The site is also located within the mixed-use

11      district as outlined in the Riverview Community

12      Plan.  The mixed-use district includes areas for

13      commerce, education, agriculture, and residential

14      subdivisions merge.  The proposed development for

15      townhomes meets the intent of the mixed-use

16      district.

17            Lastly, the site is under the acreage

18      threshold that requires a mix of uses and a CMU-12

19      Future Land Use category.

20            Based upon the considerations, Planning

21      Commission staff finds the proposed Planned

22      Development consistent with the Future of

23      Hillsborough Comprehensive Plan for unincorporated

24      Hillsborough County subject to the conditions

25      proposed by the Development Services Department.
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1      Thank you.

2            HEARING MASTER HATLEY:  Thank you.

3            Is there anyone here tonight or online who

4      wishes to speak in support of this proposal?  Okay.

5            Is there anyone here or online tonight who

6      wishes to speak in opposition to this proposal?

7            Please come forward.  State your name and

8      address for the record and please speak into the

9      microphone.

10            MR. ROSE:  Robert Rose, 8926 Eagle Watch

11      Drive in Riverview, Florida 33578.

12            HEARING MASTER HATLEY:  Go ahead.  Thank

13      you.

14            MR. ROSE:  Perfect.  Thank you.  We've known

15      about this development since the fall, September

16      and October.  So we've had quite a bit of time to

17      have a lot of discussions with the residents in the

18      area about their concerns.

19            I would tell you that generally when I've

20      talked to different folks -- by the way, I'm the

21      president of the homeowners association for Eagle

22      Watch.

23            I'm going to have Mike Lawrence, who's a

24      resident, speak to some of the slides and Dennis

25      McComak, who's the president of Stillwater which is
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1      an adjacent development.

2            HEARING MASTER HATLEY:  You'll have a total

3      of 15 minutes together.

4            MR. ROSE:  Right.  We've practiced.  We're

5      below that, I think.

6            HEARING MASTER HATLEY:  Thank you.

7            MR. ROSE:  And I would tell you that most of

8      the folks I've talked to within the previous couple

9      of days, even sometimes couple of hours, have been

10      frustrated by the traffic that's been on Riverview

11      Drive.

12            So whenever I pose the question to, gee,

13      what do you think about the 92 townhomes that are

14      going to be built right across the street, I can't

15      convince them that it's going to reduce the traffic

16      on the road or, frankly, that it's even compatible

17      with the neighborhood.

18            All the comments fall into one of three

19      categories.  If we could go to the next slide.  And

20      regardless of what they said, it really -- concerns

21      about compatibility, concerns about increased

22      traffic congestion, and there was a specific

23      concern about traffic safety.

24            We are, you know, their entrance is going to

25      be right across the street from Eagle Watch.  Eagle
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1      Watch has about three -- has 62 homes in it and 300

2      to 325 trips per day.  We know that because we have

3      a gate and the gate can count it.  So I know every

4      single day how many trips.

5            So the fact that there's going to be 90 to

6      almost 50 percent more dwellings across the street

7      just argues that it's going to be more than 300 to

8      325 trips a day.  It's going to worsen the traffic

9      on a road that's already overburdened.

10            Now, I want -- I want to take a moment just

11      recognize and appreciate their willingness to put

12      the turn lanes in.  They -- they did meet with us.

13      They listened to some of our concerns.  And I think

14      that -- that was very helpful for them to have --

15      to have included that.

16            So I'm going to turn this over now to -- to

17      Mike Lawrence who would just speak a little more

18      detailed about some of the concerns on the

19      compatibility.

20            HEARING MASTER HATLEY:  Thank you, please.

21      See the clerk and sign in.  Thank you.  Yes, sir.

22      Come forward.

23            MR. LAWRENCE:  I am Mike Lawrence.  I live

24      at 8806 Eagle Watch Drive in Riverview directly

25      across the street from the entry to this disastrous
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1      proposal.

2            You can see our property here, the Oak Creek

3      subdivision and the other -- it's about four units

4      per acre.  However, across the street in the area

5      where I live, we average two per acre.  It is a

6      community of single-family homes as they said, but

7      it's all custom homes.

8            I'm very aware of the growth in the area

9      because I'm a residential developer, and I've

10      accounted for my share of these -- the growth in

11      the area.

12            I've been before this Zoning Hearing Masters

13      throughout the years -- more than 20 years

14      actually.  So I'm pretty well versed in the Land

15      Development Code, and I have some problems with

16      what's being proposed.

17            With all of these homes being single-family

18      custom homes, I just -- I just have a hard time

19      looking at my lot is 125 feet wide and the proposed

20      townhomes are 18 feet wide.

21            The closest multifamily project is well over

22      on Falkenburg Road located understandably on a

23      divided arterial roadway, not in the midst of

24      custom homes.

25            For that reason alone, you should deny the
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1      petition.  I am not naive.  I realize that we can't

2      stop this project.  I just wish that there was a

3      way to change the design.  I hope that you would

4      agree with us that this much multifamily directly

5      across the street just doesn't fit.

6            I speak of down-zoning from Manufacturing,

7      but there is no Manufacturing anywhere in the area.

8      So it's really a moot point to confuse it and say

9      that Manufacturing would be worse.  It would never

10      be approved.

11            I refer you to the Hillsborough County Land

12      Development Code.  Policy 1.4 states, Compatibility

13      does not mean the same as, rather it refers to the

14      sensitivity of development proposals in maintaining

15      the character of existing development.

16            Stuffing a nine-unit-per-acre project into an

17      area of two-unit-per-acre homes is -- I don't think

18      that maintains the character very well.

19            Policy 16.2 speaks of gradual transitions

20      from one use to the other.  Gradual, there's

21      nothing gradual about this.

22            16.8 says, All projects must reflect the

23      character.  This policy wasn't followed.

24            16.10 says, Any density increase shall be

25      compatible with existing proposed or planned
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1      surrounding development.  That's a joke.

2            So I think that just, you know, anybody who

3      proposes who says that this is compatible is just

4      bad at math.  Nine doesn't equal two, it doesn't

5      equal four.  That's how many units per acre are on

6      this project.

7            These units per gross acre, the same thing

8      that you've heard from everybody else, same thing

9      that you heard from staff.  And it's -- it's just

10      inconsistent with everything.

11            However, the developer, we're asking them

12      that they fence the entire project.  We ask that

13      the developer use the buffers that the Land

14      Development Code calls out to screen as best we can

15      the -- this project from our homes.

16            They put turn lanes in, and I really applaud

17      that effort and I appreciate it, but I suggest that

18      they also include an entry and exit gate.  Our

19      community Eagle Watch has an enter-and-exit gate

20      and the community to the east does.

21            Down the way, there's Key West Landings.

22      It's gated.  East is Arbor Park.  It's gated.  So

23      when you talk about custom homes you often get

24      gates.  There should be a way to separate this from

25      us, and I appreciate your consideration.
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1            MR. MCCOMAK:  My name is Dennis McComak.  I

2      live at 8819 Stillwaters Landing Drive, Riverview,

3      Florida.

4            I am the president of Stillwaters Landing

5      Homeowners Association and speaking in opposition

6      to this development.  I listened to the staff

7      reports.  I'm going to talk a little bit about the

8      traffic and specifically Riverview Drive.

9            Riverview Drive is listed -- they've admitted

10      it's a substandard road and that is a kind

11      statement.  I also listened to the traffic report

12      and as composed to a potentially -- this

13      development is potentially generated a

14      manufacturing would reduce -- result in a reduction

15      of trips on Riverview Drive.

16            As Mike said, that's an assumption -- a worse

17      case assumption.  The fact is this development will

18      increase significantly the amount of traffic on

19      Riverview Drive.

20            It's -- Riverview Drive is a 4-mile road

21      connecting 301 to 41.  It's called a collector

22      road.  It has limited turn lanes, no bike lanes,

23      and is badly need of widening and resurfacing.  The

24      only ingress and egress for almost a thousand homes

25      along that four-mile stretch is Riverview Drive.



Executive Reporting Service

94d4dfaa-4e30-46fb-955c-9c83937459d7Electronically signed by Christina Walsh (401-124-891-9213)

Page 156

1      They can't go south.  They can't go any other way.

2            This development would add 92 more home

3      sites.  The current traffic study -- any studies

4      they've done now are inaccurate understated due to

5      the pandemic.  We have probably 50 percent of

6      traffic now than we had last year at this time.

7            People aren't going to work.  They aren't

8      going to school.  They aren't going to sporting

9      events.  They're not going out to dinner.  Once the

10      pandemic is over, traffic will be much, much more

11      difficult.

12            We talked earlier about safety.  Immediately

13      to the east of I-75, there are four S curves on

14      Riverview Drive to the sight of frequent accidents.

15      This proposed development would exacerbate an

16      already difficult traffic issue and set precedent

17      for future high density developments along

18      Riverview Drive.

19            Oops.  Wrong way.  Well, in summary, the fact

20      that the Riverview Drive does not have turn lanes

21      at either end of 41 and 301 or substandard at best,

22      needs resurfaced any additional growth and

23      specifically 92 units would greatly exacerbate our

24      traffic problems.

25            HEARING MASTER HATLEY:  Mr. McComak, I have
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1      a question for you, please.

2            MR. MCCOMAK:  Sure.

3            HEARING MASTER HATLEY:  Professionally, are

4      you a traffic engineer or --

5            MR. MCCOMAK:  I am not a traffic engineer.

6      No.  But I can count.

7            HEARING MASTER HATLEY:  Okay.  Thank you.

8            MR. MCCOMAK:  And one comment before I

9      leave, earlier one of the -- one of the speakers

10      mentioned there had been no comments from anyone

11      around, only comments from those of us on the south

12      side.

13            I tried to contact the neighborhood Oak Park

14      across the street and -- through their management

15      company who never forwarded my request or they

16      ignored it.  So, yes, I've been trying to contact.

17      Thank you.

18            HEARING MASTER HATLEY:  Thank you, sir.

19      Please see the clerk to sign in.

20            Anyone else wish to speak in?  Okay.  Staff,

21      anything further?

22            MR. GRADY:  No further comments.

23            HEARING MASTER HATLEY:  All right.

24            Applicant, five minutes for rebuttal and

25      summation.



Executive Reporting Service

94d4dfaa-4e30-46fb-955c-9c83937459d7Electronically signed by Christina Walsh (401-124-891-9213)

Page 158

1            MS. CORBETT:  Yes.  Thank you.

2            I appreciate your question there of the

3      witness.  The -- all three gentlemen who spoke, you

4      know, clearly care passionately about their

5      neighborhood, but unfortunately, none of them are

6      professional planners or transportation engineers.

7            And I have a memorandum of law that I'll be

8      submitting into the record about the ability for

9      the Zoning Hearing Master and the Board of County

10      Commissioners to consider lay testimony on matters

11      that require expert opinion, including things like

12      transportation and compatibility.

13            All of the expert testimony you heard not

14      just from the applicant's team but from the County

15      Staff supports the proposed request is compatible

16      and consistent with both the Comprehensive Plan and

17      the Land Development Code.

18            And with that, I'll hand that memorandum and

19      ask Steve Henry to come up and address some

20      transportation issues.

21            HEARING MASTER HATLEY:  Thank you.

22            MR. HENRY:  Steve Henry, Lincks & Associates

23      again.

24            I just wanted to, one, address the issue on

25      the amount of traffic and that it would have a
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1      significant impact on Riverview Drive.  As this

2      graphic illustrates, one Riverview Drive operates

3      acceptable level of service.  The blue represents

4      the amount of traffic we're going to add to that.

5      It's less than 3 percent of the capacity of the

6      road.  That is insignificant amount of traffic and

7      impact to the road.

8            In addition, they talked about the pandemic

9      and the impact on pandemic to traffic.  What we've

10      been doing is we've actually been studying

11      intersections throughout the county before the

12      pandemic and during the pandemic.

13            And so we actually adjust our counts based

14      on when they were done and looking at those counts

15      to be able to determine what the traffic is doing.

16      In fact, when the pandemic first came out, it was a

17      significant decrease.

18            But over time it is starting to increase.

19      We've actually adjusted our counts to reflect that.

20      So this actually reflects not only the pandemic but

21      also peak season traffic.  So that concludes my

22      presentation unless any questions.

23            HEARING MASTER HATLEY:  Thank you.

24            MS. ALBERT:  Thank you.  Isabelle Albert for

25      the record.
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1            I do want to, you know, remind everyone of

2      the Future Land Use that we have.  We are in a

3      mixed-use category.  This is the north.  You can

4      see it's a lot more intense.  And the Residential-4

5      where the applicants -- the opposition came from

6      there, from the least intensive Future Land Use

7      category there.

8            And also I wanted to stress out that we are

9      providing a fence around the property and a Type B

10      screening which is more intensive and more dense

11      than the Type A.  And so I just wanted to clarify

12      that.  Thank you.

13            HEARING MASTER HATLEY:  Thank you.

14            MS. CORBETT:  Kami Corbett, again, for the

15      record.

16            And just on the -- as to the Arbor Park, the

17      folks within 250 feet north -- on the north and

18      east and west boundaries, they would have received

19      mail notice, and they would have had the

20      opportunity to come here and appear.

21            So I don't think it's a matter of them not

22      being aware of it.  They just haven't registered

23      any opposition.  And with that, I'd like to close

24      and just ask for -- respectfully ask for your

25      approval.
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1            HEARING MASTER HATLEY:  Thank you.

2            All right.  We'll close the hearing on

3      Rezoning 20-0985.

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19
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1      staff to the February 15th Zoning Hearing Master

2      Hearing beginning at 6:00 p.m.

3            The next item is item D-1, Rezoning-PD

4      20-0382.  This item is also being continued by

5      staff to the February 15th Zoning Hearing Master

6      Hearing beginning at 6:00 p.m.

7            The next item then is item D-2, Rezoning-PD

8      20-0394.  This application is being continued by

9      staff to the February 15th Zoning Hearing Master

10      Hearing beginning at 6:00 p.m.

11            Then item D-3, Rezoning-PD 20-0985.  This

12      application is being continued by staff to the

13      February 15th Zoning Hearing Master Hearing

14      beginning at 6:00 p.m.

15            Item D-4, Rezoning-PD 20-1149.  This

16      application is being continued by staff to the

17      February 15th Zoning Hearing Master Hearing

18      beginning at 6:00 p.m.

19            And item D-5, Rezoning-PD 20-1248.  This

20      item is being continued by staff to the

21      February 15th Zoning Hearing Master Hearing

22      beginning at 6:00 p.m.

23            And then item D-6, Major Mod Application

24      20-1258.  This is being continued by staff to the

25      February 15 Zoning Hearing Master Hearing beginning
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                   Land Use Hearing Master
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1            Item A-11, Major Mod Application 20-0898.

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

3      being continued to the January 19th, 2021, Zoning

4      Hearing Master Hearing.

5            Item A-12, Rezoning-PD 20-0985.  This

6      applicaation is out of order to be heard and is

7      being continued to the January 19th, 2021, Zoning

8      Hearing Master Hearing.

9            Item A-13, Major Mod Application 20-1068.

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

11      being continued to the January 19th, 2021, Zoning

12      Hearing Master Hearing.

13            Item A-14, Major Mod Application 20-1138.

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

15      being continued to the January 19th, 2021, Zoning

16      Hearing Master Hearing.

17            Item A-15, Rezoning-PD 20-1142.  This

18      application is out of order to be heard and is

19      being continued to the January 19, 2021, Zoning

20      Hearing Master Hearing.

21            Item A-16, Rezoning-PD 20-1198.  This

22      application is out of order to be heard and is

23      being continued to the January 19, 2021, Zoning

24      Hearing Master Hearing.

25            Item A-17, Rezoning-PD 20-1252.  This
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                   Concluding at 11:38 p.m.
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1            Item A-12, RZ-PD 20-0394.  This application

2      is out of order to be heard and is being continued

3      to the December 14, 2020, Zoning Hearing Master

4      Hearing.

5            Item A-13, Major Mod Application 20-0801.

6      This application is being continued by staff to the

7      December 14, 2020, Zoning Hearing Master Hearing.

8            Item A-14, Major Mod Application 20-0898.

9      This application is being continued by the

10      applicant to the December 14, 2020, Zoning Hearing

11      Master Hearing.

12            Item A-15, Rezoning PD 20-0985.  This

13      application is being continued by the applicant to

14      the December 14, 2020, Zoning Hearing Master

15      Hearing.

16            Item A-16, Major Mod Application 20-1068.

17      This application is being continued by the

18      applicant to the December 14, 2020, Zoning Hearing

19      Master Hearing.

20            Item A-17, RZ-PD 20-1071.  This application

21      is being continued by the applicant to the

22      January 19, 2021, Zoning Hearing Master Hearing.

23            Item A-18, RZ-PD 20-1142.  This application

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

25      to the December 14, 2020, Zoning Hearing Master
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1       is being continued by staff to the November 16,

2       2020, Zoning Hearing Master hearing.

3           Item A.14., major mod 20-0898.  This

4       application is out of order to be heard and is

5       being continued to the November 16, 2020, Zoning

6       Hearing Master hearing.

7           Item A.15, rezoning PD 20-0985.  This

8       application is out of order to be heard and is

9       being continued to the November 16, 2020, Zoning

10       Hearing Master hearing.

11           Item A.16., major mod 20-1068.  This

12       application is out of order to be heard and is

13       being continued to the November 16, 2020, Zoning

14       Hearing Master hearing.

15           Item A.17., major mod 20-1070.  This

16       application is out of order to be heard and is

17       being continued to the November 16, 2020, Zoning

18       Hearing Master hearing.

19           Item A.18., RZ-PD 20-1071.  This application

20       is out of order to be heard and is being continued

21       to the November 16, 2020, Zoning Hearing Master

22       hearing.

23           Item A.19., rezoning standard 20-1078.  This

24       application is out of order to be heard and is

25       being continued to the November 16, 2020, Zoning
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MM 21-0033 Kami Corbett 4. Record for PD 18-0304, Applicant’s 
Presentation Packet and 
Memorandum of law 

Yes 

RZ 21-0108 Brian Grady 1. Agency Review Comment Sheet Yes 

RZ 21-0108 Bill Sullivan 2. Applicant’s Presentation packet No 

    

    

    





















FEBRUARY 15, 2021 – ZONING HEARING MASTER 
 
 
The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, February 15, 2021, at 6:00 p.m., held 
virtually. 

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

Brian Grady, Development Services, reviewed the 
changes/withdrawals/continuances.  

D.9 RZ 20-1266 

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

Tyler Hudson, applicant, requested a continuance.   

Pamela Jo Hatley, ZHM, calls proponents/opponents/Development 
Services/Applicant/granted the continuance. 

Brian Grady, Development Services, continues 
changes/withdrawals/continuances. 

Pamela Jo Hatley, ZHM, overview of ZHM process. 

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

Pamela Jo Hatley, ZHM, oath.  

C.1 RZ 20-1279 

Brian Grady, Development Services, calls RZ 20-1279 

Steve Allison, applicant rep, presents testimony.   

Pamela Jo Hatley, ZHM, questions to applicant.   

Steve Beachy, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls for proponents/opponents/Development 
Services/applicant rep. 



Steve Allison, applicant rep, rebuttal.  

Pamela Jo Hatley, ZHM, closes RZ 20-1279.  

C.2 RZ 20-1282 

Brian Grady, Development Services, calls RZ 20-1282. 

Jesse Blackstock, applicant rep, presents testimony. 

Tania Chapela, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls proponents/opponents. 

The following spoke in opposition: Todd Pressman, Tom Johnston, Zachery 
Burke, Lauren Shepard, Maria Elena D’Amico, Alan Vernick, Carl Brown, John 
Lax, Doug Tibbett, Jan DeCamp-Brown, John Stephens, Heidi Taylor, Lesley 
Miller, and Shirley Gastmann.  

Pamela Jo Hatley, ZHM, calls Development Services/applicant. 

Jesse Blackstock, applicant rep, rebuttal and question to Development 
Services.  

Brian Grady, Development Services, responds to applicant rep.  

Pamela Jo Hatley, ZHM, questions to applicant rep.  

Jesse Blackstock, applicant rep, responds to ZHM.    

Pamela Jo Hatley, ZHM, closes RZ 20-1282.  

C.3 RZ 21-0047 

Brian Grady, Development Services, calls RZ 21-0047. 

Hichem Melitti, applicant, presents testimony. 

Isis Brown, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls proponents/opponents/Development 
Services/applicant/closes RZ 21-0047.  



D.1 RZ 20-0389 

Brian Grady, Development Services, calls RZ 20-0389. 

The following applicant representatives gave testimony:  Michael Horner, 
Michael Yates, and Matthew Moore. 

Israel Monsanto, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

ZHM calls for proponents/opponents/Development Services/applicant rep. 

Michael Horner, applicant rep, rebuttal.  

Pamela Jo Hatley, ZHM, closes RZ 20-0389.  

C.4 RZ 21-0129 

Brian Grady, Development Services, announced the item would be continued 
to the March 15, 2021, ZHM hearing.   

C.5 RZ 21-0130 

Brian Grady, Development Services, calls RZ 21-0130. 

James McKeehan, applicant rep, presents testimony. 

Chris Grandlienard, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 21-0130.  

D.2 RZ 20-0394 

Brian Grady, Development Services, calls RZ 20-0394. 

The following applicant representatives gave testimony:  Michael Horner, 
Reed Fischbach, and Michael Yates.  

Michelle Heinrich, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

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



James Ratliff, Development Services, Transportation, gave testimony.   

Pamela Jo Hatley, ZHM, questions to Development Services, Transportation.  

James Ratliff, Development Services, Transportation, answers ZHM 
questions.   

Michael Horner and Michael Yates, applicant reps, rebuttal.  

Pamela Jo Hatley, ZHM, closes RZ 20-0394.  

D.3 MM 20-0898 

Brian Grady, Development Services, calls MM 20-0898. 

David Wright, applicant rep, presents testimony. 

Israel Monsanto, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls for proponents/opponents/Development 
Services/ applicant/closes MM 20-0898. 

D.4 RZ 20-0985 

Brian Grady, Development Services, calls RZ 20-0985. 

The following applicant representatives presents testimony:  Kami Corbett, 
Isabelle Albert, and Steve Henry.  

Steve Beachy, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls proponents/opponents. 

The following spoke in opposition:  Robert Rose, Michael Lawrence, and 
Dennis McComak 

Pamela Jo Hatley, ZHM, calls Development Services/applicant rep.  

The following applicant representatives gave rebuttal:  Kami Corbett, 
Steve Henry, and Isabelle Albert.   

Pamela Jo Hatley, ZHM, closes RZ 20-0985. 



D.5 RZ 20-1149 

Brian Grady, Development Services, calls RZ 20-1149. 

The following applicant representatives presents testimony:  William 
Molloy, Steve Henry, and David Wiford. 

Michelle Heinrich, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls proponents/opponents/Development Services/ 
applicant rep/closes RZ 20-1149. 

D.6 RZ 20-1248 

Brian Grady, Development Services, calls RZ 20-1248. 

William Molloy, applicant rep, presents testimony. 

Michelle Heinrich, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 20-1248. 

D.7 MM 20-1258 

Brian Grady, Development Services, calls MM 20-1258. 

Isabelle Albert, applicant rep, presents testimony. 

Colleen Marshall, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls for proponents/opponents/Development 
Services/applicant. 

Isabelle Albert, applicant rep, rebuttal.  

Pamela Jo Hatley, ZHM, closes MM 20-1258. 

D.8 RZ 20-1265 

Brian Grady, Development Services, calls RZ 20-1265. 



The following applicant representatives presents testimony:  Kami Corbett, 
Isabelle Albert, and Steve Henry.  

Michelle Heinrich, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls proponents/opponents. 

The following spoke in opposition:  Buddy Harwell, Alfred Brunner, and 
Glen Fiske.   

Pamela Jo Hatley, ZHM, calls Development Services/applicant.  

The following applicant reps gave rebuttal:  Kami Corbett, Steve Henry, 
Trent Stephenson, and Isabelle Albert.      

Pamela Jo Hatley, ZHM, closes RZ 20-1265. 

D.10 MM 21-0033 

Brian Grady, Development Services, calls MM 21-0033. 

Kami Corbett, applicant rep, presents testimony. 

Michelle Heinrich, Development Services, staff report.  

Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls for proponents/opponents. 

The following spoke in opposition:  Buddy Harwell, Jamie Frankland, Alfred 
Brunner, and Glen Fiske.   

Pamela Jo Hatley, ZHM, calls Development Services/applicant rep. 

Kami Corbett, applicant rep, gave rebuttal.    

Pamela Jo Hatley, ZHM, closes MM 21-0033. 

D.11 RZ 21-0108 

Brian Grady, Development Services, calls RZ 21-0108. 

Sean Cashen and William Sullivan, applicant reps, presents testimony. 

Steve Beachy, Development Services, staff report.  



Melissa Lienhard, Planning Commission, staff report.  

Pamela Jo Hatley, ZHM, calls proponents/opponents/Development Services/ 
applicant rep/closes MM RZ 21-0108. 

Pamela Jo Hatley, ZHM, adjourns meeting.  
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1

Camacho, Juan

From: formstack@hillsboroughcounty.org
Sent: Saturday, October 3, 2020 11:17 AM
To: Commissioner District 4
Subject: (WEB mail) - Please stop development of townhomes

The following Commissioner(s) received a direct copy of this email: 

1 | Commissioner Sandy Murman (District 1) 
2 | Commissioner Ken Hagan (District 2) 
3 | Commissioner Les Miller (District 3) 
4 | Commissioner Stacy White (District 4) 
5 | Commissioner Mariella Smith (District 5) 
6 | Commissioner Pat Kemp (District 6) 
7 | Commissioner Kimberly Overman (District 7) 

Date and Time Submitted: Oct 3, 2020 11:16 AM 

Name: Mona Posinoff  

Address: 8813 Cross Landing Lane 
Riverview , FL 33578 

Phone Number: (813) 465-2002 

Email Address: mposinoff@earthlink.net 

Subject: Please stop development of townhomes 

Message: I am a homeowner in the Eagle Watch subdivision opposite the proposed property development of 
92 townhomes- 40’ N of Eagle Watch Drive on Riverview Dr. which is directly across from our entrance. 
 
Living here for 18 years, I have witnessed the surrounding development of subdivisions creating congestion 
and vehicle accidents due to the massive increase of traffic on the one lane each way roads in this area.  
The majority of people driving on Riverview Road on both morning and afternoon commutes use this road to 
bypass others.  
I have counted more than ONE HUNDRED vehicles waiting at the Riverview traffic light to turn onto 41! 
What used to be a two-five minute drive in the opposite direction heading towards 301 on Riverview Dr. can 
now take up to 20 minutes to get through the traffic light at that light. 
 
Please, I ask that you vote to halt this development of mass congestion in an area not created for high density 
living or traffic.  
The roads cannot support the amount of traffic the requested development is asking.  
 
Instead, if they must develop the property can they instead build single houses on larger plots which would limit 



2

the amount of vehicle traffic being added to an already over populated road?  
 
Your support is greatly appreciated.  
 
Mona Posinoff  
Concerned resident  

 

673248769 

Mozilla/5.0 (iPad; CPU OS 12_1_4 like Mac OS X) AppleWebKit/605.1.15 (KHTML, like Gecko) Version/12.0 
Mobile/15E148 Safari/604.1 



From: Mona Posinoff
To: Timoteo, Rosalina
Subject: Re: (WEB mail) - Please stop development of townhomes
Date: Wednesday, October 28, 2020 8:37:17 AM
Attachments: image001.png

image002.png

[External]

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Don’t know the application #, but this is what they are asking.

 

 

 

 

 

 

 

 

 

 

 

 

20-0985
 
 
Check out my Podcast:
Stories from A-Z with Mona P
From: "Timoteo, Rosalina" <TimoteoR@HillsboroughCounty.ORG>
Date: Wednesday, October 7, 2020 at 8:42 AM
To: "mposinoff@earthlink.net" <mposinoff@earthlink.net>
Subject: RE: (WEB mail) - Please stop development of townhomes
 
Mona:
 
What is the application number?
 
Thank you,
 
Rosa Timoteo
Senior Planning & Zoning Technician
Development Services Dept.

P: (813) 307-1752
E: timoteor@hillsboroughcounty.org
W: HCFLGov.net

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

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

 

Date and Time Submitted: Oct 3, 2020 11:16 AM

Name: Mona Posinoff

Address: 8813 Cross Landing Lane
Riverview , FL 33578



Phone Number: (813) 465-2002

Email Address: mposinoff@earthlink.net

Subject: Please stop development of townhomes

Message: I am a homeowner in the Eagle Watch subdivision opposite the proposed property development of 92 townhomes- 40’ N of Eagle Watch Drive on Riverview Dr. which is directly across from our entrance.

Living here for 18 years, I have witnessed the surrounding development of subdivisions creating congestion and vehicle accidents due to the massive increase of traffic on the one lane each way roads in this area. 
The majority of people driving on Riverview Road on both morning and afternoon commutes use this road to bypass others. 
I have counted more than ONE HUNDRED vehicles waiting at the Riverview traffic light to turn onto 41!
What used to be a two-five minute drive in the opposite direction heading towards 301 on Riverview Dr. can now take up to 20 minutes to get through the traffic light at that light.

Please, I ask that you vote to halt this development of mass congestion in an area not created for high density living or traffic. 
The roads cannot support the amount of traffic the requested development is asking. 

Instead, if they must develop the property can they instead build single houses on larger plots which would limit the amount of vehicle traffic being added to an already over populated road? 

Your support is greatly appreciated. 

Mona Posinoff 
Concerned resident

 

673248769

Mozilla/5.0 (iPad; CPU OS 12_1_4 like Mac OS X) AppleWebKit/605.1.15 (KHTML, like Gecko) Version/12.0 Mobile/15E148 Safari/604.1

This email is from an EXTERNAL source and did not originate from a Hillsborough County email address.  Use caution when clicking on links and attachments from outside sources.



 
 

 
 

STILLWATERS LANDING HOMEOWNERS ASSOCIATION, INC. 
8819 Stillwaters Landing Drive 

Riverview, FL  33578 
 
 
 
1 November 2020 
 
 
Subject: Resolution to Deny Rezoning Request 20-0985 Townhome Development 
 
- The Stillwaters Landing community consists of 21 privately owned properties located 200 yards east of the 
proposed development site on the south side of Riverview Drive. 
 
- Meritage Homes is seeking rezoning of the 9.47-acre parcel(s) located directly across the intersection of Eagle 
Watch Drive and Riverview Drive; for the purpose of building a high-density 92- unit townhome community. 
 
- Riverview Drive is the only ingress/egress for thousands of residents with properties immediately south of the 
road.  Additionally, it is the sole ingress/egress for hundreds of residents to the immediate north.  As proposed, 
this Development will also use Riverview Drive as the only ingress/egress point. 
 
- Riverview Drive is an aged, substandard four-mile road connecting Hwy 41 on the west to Hwy 301 on the 
east.  As such, it is a critical east-west traffic artery, not only for residents but also for a growing number of 
commuters.  It sorely needs resurfacing, widening to accommodate additional turn lanes (especially a right turn 
lane onto Hwy 301), and a traffic light at the intersection of Riverview Drive and 78th Street. 
 
-  The high-density Development of 92 townhomes on Riverview Drive will add a significant traffic burden to a 
substandard road resulting in added congestion and safety concerns. Additionally, approval of this Rezoning 
Request will set precedent for future such requests for additional high-density developments, further 
exacerbating the problem. 
 
- It is the Stillwaters Homeowners Association Board of Directors responsibility to represent our community's 
interests in decisions that may impact safety and quality of life.   The Board therefore resolves, on behalf of all 
Stillwaters’ residents, to take this official position against the approval of rezoning application 20-0985 for the 
Townhome Development.   
 
-However, Stillwater’s HOA would support a rezoning request for single-family homes.  This support is 
conditional based on the developer providing turn lanes into the development and any additional items needed 
to reduce congestion and enhance trafficability.  This action would be more compatible with existing 
developments and result in far less additional traffic than a high-density Townhome Development. 
 
 
 
Respectfully, 
  
 
Stillwaters Landing HOA Board 
 
 



Eagle Watch Homeowners Resolution

Resolution to Deny Rezoning Request 20-0985 Townhome Development 
Approved by the Board of Directors—Eagle Watch Homeowners Association 
 
Whereas Meritage Homes is seeking rezoning of the 9.47 acre parcel(s) located directly across 
the intersection of Eagle Watch Drive and Riverview Dr, for the purpose of building a 92 unit 
townhome community application 20-0985; 
 
Whereas it is the Eagle Watch Homeowners Association Board of Directors responsibility to 
represent the community's interests in decisions which may impact property values and quality of 
life within the community and: 
 
Whereas it is the Boards responsibility to take actions intended to protect the interests of the 
membership; 
 
Whereas the Eagle Watch community is on 59 acres, with 63 privately owned parcels with 62 
single family homes  
 
 
Whereas the development of 92 townhomes directly across from the Eagle Watch community 
will add a traffic burden to a substandard county road, Riverview Drive, resulting in added 
congestion and potential risk to public safety; 
 
Whereas, the high density townhome development would use Riverview Drive as its sole point 
of ingress and egress; 
 
Whereas the Board and the Eagle Watch community recognize residential rezoning of the subject 
parcels for single family residences would result in lower and more manageable traffic to 
Riverview Dr. diminishing the negative impact on congestion and public safety 
 
Now therefore let it be resolved that the Board on behalf of all it's resident members takes this 
official action to support the denial of rezoning application 20-0985. 



From: Grady, Brian
To: Timoteo, Rosalina
Cc: Beachy, Stephen
Subject: FW: (WEB mail) - Growth vs road capacity
Date: Monday, February 8, 2021 9:35:55 AM
Attachments: image001.png

image002.png

For the file for 20-0985.     Thanks.
 
J. Brian Grady
Executive Planner
Development Services Department

P: (813) 276-8343
E: GradyB@HCFLGov.net
W: HCFLGov.net
 

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

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

From: Cohen, Harry <CohenH@hillsboroughcounty.org> 
Sent: Monday, February 8, 2021 9:33 AM
To: Grady, Brian <GradyB@HillsboroughCounty.ORG>
Cc: Manresa, Lidia <ManresaL@hillsboroughcounty.org>
Subject: FW: (WEB mail) - Growth vs road capacity
 
Brian,
This must be a project in process since I’m unaware of the 2/15 meeting he references.  Please add
this to the file and confirm that this should not be shared with the Commissioner at this time. 
Thanks so much.
 

Della Cury
Legislative Aide to Harry Cohen
County Commissioner, District 1
P: (813) 272-5470
E: Curyd@HillsboroughCounty.org
County Center, 601 E Kennedy Blvd, 2nd  floor
Tampa, FL 33602
 

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

From: formstack@hillsboroughcounty.org <formstack@hillsboroughcounty.org> 



Sent: Friday, February 5, 2021 2:51 PM
To: Commissioner District 1 <ContactDistrict1@hillsboroughcounty.org>
Subject: (WEB mail) - Growth vs road capacity
 

The following Commissioner(s) received a direct copy of this email:

1 | Commissioner Harry Cohen (District 1)

Date and Time Submitted: Feb 5, 2021 2:51 PM

Name: robert rose

Address: 8926 eagle watch dr
riverview, FL 33578

Phone Number: (813) 362-1572

Email Address: bobjrose@gmail.com

Subject: Growth vs road capacity

Message: Commissioner Cohen--

Our community ( Eagle Watch Homeowners on Riverview Drive-33578) is
increasingly worried about the continued growth of residential dwellings along
Riverview Drive. We ( our community plus several others) are at the moment actively
engaged at the hearing master level on a zoning variance request (0985), which
could add 92 dwellings directly across the street. This project, as well as the potential
for others along Riverview Drive can ONLY use Riverview Dr for ingress/egress,
which is a 'substandard' connector road between RT301 and RT41.
We would like the opportunity to express both our immediate and longer term
concerns with you.( the issue is scheduled to be discussed at the 2.15 hearing).

Thank you

Bob Rose
Eagle Watch Homeowners Association

 

754149915

Mozilla/5.0 (Windows NT 10.0; Win64; x64) AppleWebKit/537.36 (KHTML, like Gecko)
Chrome/88.0.4324.146 Safari/537.36
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