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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Riverview Montessori School at 
Rivercrest, LLC

FLU Category: RES-4 

Service Area: Urban

Site Acreage: 3.02 AC

Community 
Plan Area: Riverview

Overlay: None

Introduction Summary:

PD 00-0047, as most recently modified by PRS 15-0130, is a 459-acre planned development approved for multi-family 
residential, single-family residential attached and detached, retail, and residential support uses (religious uses, 
daycare, school, and parks).   

The area of modification is located within the western portion of Pod “M,” which is approved for daycare uses, and a 
portion of Pod “L” approved for park uses.  The site is currently developed with a daycare use and an expansion of the 
use is proposed to include a private elementary school (50 students) (Option 2). Daycare will serve a maximum of 80 
daycare children. Option 1 will retain the existing use as only a daycare. 

Existing Approval(s): Proposed Modification(s):

Pod M is approved for a daycare use 
Pod L is approved for a neighborhood park.

To allow Day Care (maximum of 80 children) and Private
Elementary School (maximum of 50 K-5 students) as a 
permitted uses in Pod M (as Option 2).  Part of Pod L to 
be utilized for queuing and parking (as Option 2).

Additional Information:

PD Variation(s): None Requested as part of this application

Waiver(s) to the Land Development Code: None Requested as part of this application

Planning Commission Recommendation:
Consistent

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

2.1 Vicinity Map  

Context of Surrounding Area:

The parcel is located at the southeast intersection of Symmes Road and Ramble Creek Drive. The area surrounding the 
property to the north, south, east and west is zoned PD, and is developed with single family residential, public park, 
and public school uses.
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map

Subject Site Future Land Use Category: Residential – 4 RES-4

Maximum Density/F.A.R.: 0.25 FAR, 4 du/ga

Typical Uses: Agricultural, residential, neighborhood commercial, office uses and 
multi-purpose projects.
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

Adjacent Zonings and Uses

Location: Zoning:
Maximum Density/F.A.R. 

Permitted by Zoning 
District:

Allowable Use: Existing Use:

North PD 4.36 DU/AC Single Family Detached Single Family Residential, 
Symmes Rd ROW

South PD NA Neighborhood Park Neighborhood Park

East PD NA Neighborhood Park Neighborhood Park

West PD 0.5 FAR Elementary School Public School, Ramble Creek 
ROW
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2.0 LAND USE MAP SET AND SUMMARY DATA  

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

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

INFORMATION/REVIEWING AGENCY 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission Yes
No

Yes
No

Yes
No

Natural Resources Yes
No

Yes
No

Yes
No

Conservation & Environ. Lands Mgmt. Yes
No

Yes
No

Yes
No

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

Credit
Wellhead Protection Area
Surface Water Resource Protection Area

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

Public Facilities: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

Yes
No

Yes
No

Yes
No

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

Yes
No

Yes
No

Yes
No

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

Yes
No

Yes
No

Yes
No

Impact/Mobility Fees 
Elementary School  
(Mobility per student) 
(Fire per Per 1,000 s.f.)             
Mobility: $831 * 50 = $41,550         
Fire: $95 * per 1,000 s.f.    

Comprehensive Plan: Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission 

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

Yes
No

Inconsistent
Consistent

Yes
No
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5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility  

The proposed Option 2 development is compatible with the surrounding PD zoning district in terms of intensity and use. 
The surrounding area to the north, south, east, and west is developed with single-family residential, public park, and 
public school uses, which are consistent with the existing development pattern of the area. 

The proposed use does not include expansion of the existing building footprint or significant changes to the site layout. 
The modification is limited to allowing an elementary school use in addition to the existing daycare use, which represents 
a low-intensity institutional use compatible with adjacent residential and recreational uses. 

Additionally, the Site is located within an established planned development and shares characteristics with the 
surrounding uses, including proximity to public parks and a public school. The proposed use is not anticipated to 
introduce impacts that would alter the character of the surrounding area. 

The daycare/private school use will utilize existing parking located adjacent to the building and within a CDD amenity 
area (which is part of this application).  Based upon the size of the daycare use and number of classrooms for the private 
school, the applicant has demonstrated that an adequate number of parking spaces is available to serve both uses. 
Transportation staff has reviewed the applicant’s queuing, parking, and event parking plan and offers no objections – 
see Transportation review comments for detailed review comments. 

Given the above, staff finds the request to be compatible with the surrounding properties and in keeping with the general 
development pattern of the area. 

5.2 Recommendation      

Staff recommend approval, subject to proposed conditions. 
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Requirements for Certification:

Prior to Site Plan Certification the applicant shall revise the site plan received April 7, 2026 to:

1. First sheet to match the certified site plan for PRS 15-0130.
2. Add a site plan (sheet 2 of 4) showing the modification area.  On that sheet:

a. Include the Site Data Table, General Notes, and revised Legal Description from other sheets, correcting
the existing use data to match approved uses for this area of Pocket M as shown on the approved plan
(file 15-0130).

b. Add a proposed use table which states:
6,480 g.s.f. max. of Child Care Center Uses (80 students maximum)
26,407 g.s.f. max. of Private School (grades K-5, 50 students maximum, 2 classrooms
maximum)

c. Revise parking table to reflect LDC parking requirements.  Correct parking calculation table to show the
following:

3. Replace General Note 4 with a note reading “The traffic monitoring staff within the parking field shall hold cars
from proceeding to the drop-off point and otherwise manage traffic flow (consistent with the Vehicle Queuing
and Circulation Plan) as necessary to ensure the flow of traffic is safely managed, the exit to Ramble Creek Dr.
remains reachable, and no accessible parking spaces are blocked within the MM 26-0441 modification area.”

4. Rename Sheet 3 of 4 (Vehicle Queuing and Circulation Plan) and make the Event Parking Plan Sheet 4 of 4.
Remove Site data table and site notes from these sheets.
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5. On Sheet 3 of 4 add the required monitoring note in a prominent box stating, “Annually, at the beginning of
each school year during the fourth week of class, the developer (at its sole expense) shall conduct traffic
monitoring to access the sufficiency of queuing both on-site and off-site at the project access points. Such
report shall be submitted to the Hillsborough County Development Service and Public Works Departments.
This annual monitoring requirement shall remain in effect for one (1) year beyond the time the total
enrollment reaches 50 students. In the event that significant offsite queuing of vehicles at arrival or dismissal
times is found, the school shall be required to submit corrective measures, which could include revised
staggered start and ends times, staggered arrival/departure times and/or a revised onsite circulation plan to
alleviate off-site queuing.  Such revised plan shall be subject to review and approval by Hillsborough County
Public Works.”

6. On Sheet 3 of 4, revise label reading “School Patrol” to instead state “Traffic Monitoring Staff”.

7. On Sheet 3 of 4, add the following note regarding drop-off and pick-up times to the plan:
Grade K-5 Drop Off and Pick-up Times as Follows: 

7:30 am to 8:00 am Drop-Off
2:30 pm to 3:00 pm Pick-Up

 
8. Plan sheet or inset for Option 1 to be included.

6.0 PROPOSED CONDITIONS 

Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
April 7, 2026. 

1. Residential development of the site shall be as follows:

1.1 Multi-Family Residential - a maximum of 448 units on a total of 29.9 acres developed according to RMC-
20 standards (development pod G). Both single-family attached and single-family detached homes shall 
be eligible for development in areas designated for multi-family development. 

1.2 Single-Family Attached - a maximum of 378 units on 78.5 acres (development pods B, I, K). However, the 
developer shall have the option to transfer up to 50 dwelling units from the single family detached pods 
(C, E, F, J, N, O, P, R, S and as an alternate use in pod Q) into the single family attached development 
pods (B, K, or I). Through this permitted transfer the maximum number of single-family attached units 
shall be 428 units. Any increase in the number of single family attached units within pods B, K, or I shall 
be accompanied by a corresponding decrease in single-family detached units from pods C, E, F, J, N, O, 
P, R and S (and as an alternate use in pod “Q”). If the developer transfers said units, the developer shall 
submit a revised general site plan for certification which reflects this change in units in the land use 
table.  Housing types allowed within the single-family attached category include town homes, attached 
villas, quadplex, triplex, duplex and single-family detached housing. Development standards shall be in 
accordance with the RMC-9 zoning district (except that maximum impervious surface coverage can be 
up to 65%) or as follows: 

REQUIRED YARD 

Maximum Lot 
Size 

Minimum 
Lot Width 

Front Side Rear Max 
Height 

Max 
Impervious 
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Surface 
coverage 

3,850 S.F. 35 Feet 20 Feet 5 Feet 15 Feet 35 Feet 65% 
 
1.3 Single-Family Detached - a maximum of 1004 units on 230.3 acres (development pods C, E, F, J, N, O, P, 

R, S and as an alternate use in pod Q). The single-family detached category may include conventional 
single-family or zero lot line dwelling units. Lot standards shall be as follows: 

 
  
  REQUIRED YARD   

 
Maximum Lot Size 

 
Minimum Lot 

Width 

 
Front 

 
Side 

 
Rear 

 
Max 

Height 

Max 
Impervious 

Surface 
Coverage 

4,400 S.F. – 4,999 S.F. 40 Feet 20 Feet 5 Feet 20 Feet 35 Feet 55% 
5,000 S.F. – 7,999 S.F. 50 Feet 20 Feet 5 Feet 20 Feet 35 Feet 50% 
8,000 S.F. – 9,999 S.F. 65 Feet 20 Feet 7.5 Feet 20 Feet 35 Feet 45% 

 
 

1.4 If a less intensive style of dwelling unit is constructed within a pod approved for a more intensive 
category, the development guidelines assigned to the less intensive style shall apply. 

 
2. Commercial development of the site shall be restricted to a maximum of 150,000 square feet on 15.31-acre 

development pod A, and 30,000 square feet on 5-acre development pod H. Permitted commercial uses shall be 
restricted to the Commercial General category as defined in the Hillsborough County Land Development Code. 
CG lot development standards shall apply. Buffering and screening requirement for commercial development 
shall be 10A as defined by Section 6.06.05. Pod “A”- outdoor lighting shall be full-cutoff light fixtures. 

 
3. Other development shall be as follows: 
 

3.1 Pod D property shall be dedicated to the School Board for use as a school site. If the site is not accepted 
for a school site, sale of the site by the School Board is acceptable. Alternate development of Pod D will 
be single family residential use. 

 
3.2 Religious Center/Day Care - 6-acre (approximately) development pod Q and Day Care/Private 

Elementary School - 4.9 acre 1.57 acres on the western most portion of development pod M and a 1.45 
acre area located within development Pod L and Day Care on 2.51 acres on the eastern most portion of 
Development Pod M.  Development pod Q may be developed with single family detached units, in 
accordance with condition #1, provided that the total number of single family detached units does not 
exceed that which is permitted for the overall project. One acre within pod M may be assimilated into 
pod K and developed with single family attached units, in accordance with condition #1, provided that 
the total number of single family attached units does not exceed that which is permitted for the overall 
project.  

 
3.2.1 The area subject to MM 26-0441 shall be permitted two development options: Option 1: 

Daycare use only or Option 2: Daycare and Private School.  
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3.2.12 The following shall apply to the area subject to MM 26-0441 (western portion of Pod M and a 
portion of Pod L) Option 2: 

3.2.12.a Within the modified portion of pod M, a maximum number of 80 children is permitted 
for the daycare use.  Within the modified portion of pod M, a maximum number of 50 
children is permitted for the private elementary school use (K-5) within a maximum of 
2 classrooms).  If the number of students at the private elementary school falls below 
50 children, the number of day care students may be increased to a maximum of 130 
children (Option 1).   

3.2.12.b Annually, at the beginning of each school year during the fourth week of class, 
the developer (at its sole expense) shall conduct traffic monitoring to access the 
sufficiency of queuing both on-site and off-site at the project access points. Such report 
shall be submitted to the Hillsborough County Development Service and Public Works 
Departments. This annual monitoring requirement shall remain in effect for one (1) year 
beyond the time the total enrollment reaches 50 students. In the event that significant 
offsite queuing of vehicles at arrival or dismissal times is found, the school shall be 
required to submit corrective measures, which could include revised staggered start and 
ends times, staggered arrival/departure times and/or a revised onsite circulation plan 
to alleviate off-site queuing.  Such revised plan shall be subject to review and approval 
by Hillsborough County Public Works.   

3.2.12.c The school shall utilize the arrival and dismissal times as shown on the Vehicle Queuing 
and Circulation Plan (Sheet 3 of 4).  The traffic cones shown on the Vehicle Queuing and 
Circulation Plan shall be in place during the arrival and dismissal periods shown as well 
as 30 minutes prior to (and removed no later than 30 minutes after) each of the drop-
off and pick-up periods. 

3.2.12.d If the facility is gated, all gates shall be open a minimum of 30 minutes before 
school start and dismissal times for each grade level. 

3.2.12.e Access management, vehicle queuing, and staff placement shall occur 
consistent with the Vehicle Queuing and Circulation Plan (Sheet 3 of 4). Modifications 
to these plans may be submitted in accordance with Condition 3.2.1.d, above, or as 
otherwise approved by the Hillsborough County Public Works and Development 
Services Departments.  No queueing stacking may occur on or along Ramble Creek Dr., 
Symmes Rd., nor any other facility not identified as a queuing area on the Vehicle 
Queuing and Circulation Plan. 

3.2.12.f The traffic monitoring staff within the parking field shall hold cars from proceeding to 
the drop-off point and otherwise manage traffic flow (consistent with the Vehicle 
Queuing and Circulation Plan) as necessary to ensure the flow of traffic is safely 
managed, the exit to Ramble Creek Dr. remains reachable, and no accessible parking 
spaces are blocked within the MM 26-0441 modification area. 

3.2.12.g General parking shall be provided in accordance with the Site Plan (Sheet 2 of 4) and 
event parking shall be provided in accordance with the Event Parking Plan (Sheet 4 of 
4). Modifications to the Event Parking Plan shall be permitted, subject to review and 
approval of Hillsborough County Public Works. 
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3.2.12.h The child care facility and school shall not permit students to be dropped off outside of 
the school property, including along the property’s Ramble Creek Dr. and Symmes Rd. 
frontages.  In such instance, the child care center and school shall take all actions 
necessary to ensure such violation of the conditions of approval and/or Vehicle 
Circulation Plan are cured. 

3.3 Neighborhood Park - 8 acre development pod L.  A portion of Pod L shall serve the daycare/private school 
in conjunction with a portion of Pod M, Option 2). 

4. The general design and location of the access points shall be regulated by the Hillsborough County Access
Management regulations as found in the Land Development Code (Land Development Code Section 6.04) and/or 
applicable regulations of the Florida Department of Transportation (FDOT). The design and construction of curb
cuts are subject to approval by the Hillsborough County Planning and Growth Management Department and/or
FDOT. Final design, if approved by Hillsborough County Planning and Growth Management Department and/or
FDOT may include, but is not limited to:  left turn lanes, acceleration lane(s) and deceleration lane(s).

5. The applicant shall provide internal vehicle access to any existing or future outparcels on the site (LDC 5.03.05
H), as well as pedestrian cross access as indicated on the site plan.

6. The developer shall provide 80 feet of right-of-way generally located along the proposed route of the Symmes
Avenue extension as depicted on the site plan and shall construct said roadway according to all applicable
Hillsborough County regulations.

7. The developer shall provide 60 feet of right-of-way generally located along the proposed route of the east-west
and north-south collectors as depicted on the site plan and shall construct said roadways according to all
applicable Hillsborough County regulations.

8. All roadway construction shall be subject to approval by the Florida Department of Transportation and/or
Hillsborough County Planning and Growth Management Department and in accordance with their requirements.

9. Prior to Construction Site Plan approval, the developer shall provide a traffic analysis, signed by a Professional
Engineer, showing the amount of left turn storage needed to serve development traffic at each access point. If
warranted by the results of the transportation analysis, and as determined by Hillsborough County, the
developer shall provide, at his expense, left turn storage lanes of sufficient length to accommodate anticipated
left turning traffic, (for southbound traffic to eastbound) into the site, on U.S. 301. The design and construction
of this left turn lane shall be approved by Hillsborough County Planning and Growth Management Department.
All roadway construction of said left turn lanes shall be completed with proper transitions from the widened
section to the existing roadway pavement.

10. The developer shall be responsible for the design, purchase and installation of a traffic signal at any access to
the site if traffic volumes are such that said signal is warranted.  The developer shall also be responsible for
interconnecting the signal to any immediately adjacent signals if it is required by Florida Department of
Transportation or Hillsborough County Engineering Department.

11. The developer shall install a traffic signal at the intersection of Symmes Road and United States Highway 301 in
conjunction with the roadway construction, subject to Florida Department of Transportation approval. [THIS
CONDITION HAS BEEN SATISFIED.]
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12. Prior to Concurrency approval, the Developer shall provide a traffic analysis, signed by a Professional Engineer,
showing the length of the access related left and right turn lanes needed to serve development traffic. The access 
related turn lanes shall be constructed to FDOT and/or Hillsborough County standards. The only exceptions to
access related roadway improvements shall be based on documented safety or environmental concerns.  The
Planning and Growth Management and Public Works Departments shall approve all exceptions. The Developer,
consistent with requirements of the Land Development Code, shall construct the following access related turn
lanes:

12.1 Northbound right turn lane @ each project access with US 301.

13. Based on the projected trip generation to the site, access onto the public road would be via “Type III” Minor
Roadway Connection (more than 1,500 trip ends per day). The Land Development Code requires that all internal
access (the “throat”) to the driveways must be a minimum of 100 feet from the edge of pavement of the public
roadway, and shall remain free of internal connections or parking spaces that might interfere with the movement 
of vehicles into or out of the site.

14. The Developer shall provide for vehicular and pedestrian cross access between all developments within Parcel
“A”.

15. Prior to Concurrency Approval for Commercial Development not included in the existing Rivercrest Developer's
Agreement or for any development not vested by Vested Rights Approval VR 04-826, the Developer shall conduct 
a detailed traffic study for the intersection of Symmes & US 301 that accounts for vested traffic on the
surrounding roadways. If warranted to meet Concurrency, the Developer shall construct intersection
improvements @ US 301 & Symmes Rd. The needed improvements shall be determined at Concurrency review.
The Developer shall be responsible for the cost associated with the design and construction of the
improvements. This condition shall not restrict the Developer from entering into a Developer Agreement with
the County to provide for an alternative to the Concurrency mitigation requirement above. The final
improvements made shall be proportional to the impact of the additional square footage constructed, up to a
maximum of 40,000 square feet of commercial, consistent with the Concurrency Requirements of the Land
Development Code. [THIS CONDITION IS NO LONGER APPLICABLE AS VR 04-826 AND ANY OTHER DEVELOPMENT 
AGREEMENTS HAVE EXPIRED, NOR ENFORCEABLE, GIVEN HILLSBOROUGH COUNYT’S ADOPTION OF A MOBILITY
FEE SYSTEM IN LIEU OF THE PREVIOUS TRANSPORTATION CONCURRENCY MANAGEMENT SYSTEM.]

16. Prior to Construction Plan Approval for any Commercial Development within Parcel “A”, the Developer shall
provide documentation that the signal design for the traffic signal at US 301 & Symmes Rd has received 100%
design approval from the County and FDOT. No commercial development within Parcel “A” shall receive
Construction Plan approval until the 100% signal plans have been approved. [THIS CONDITION HAS BEEN
SATISFIED.]

17. No commercial development within Parcel “A” shall receive a Certificate of Occupancy until the traffic signal at
US 301 & Symmes Rd has been installed and dedicated to Hillsborough County and/or FDOT. [THIS CONDITION
HAS BEEN SATISFIED.]

18. All access points as generally shown on the most recently approved General Development Plan Certified site
plan submitted January 2nd, 2015 shall be permitted provided that said access points are approved by
appropriate jurisdictions of governing regulations.

19. Sidewalks of a minimum width of five (5) feet shall be constructed within the right-of-way along all roadways
adjacent to the property boundaries and along both sides of all internal roadways. The Developer shall also
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provide sidewalk connections between sidewalks on external roadways and internal developments. The 
Developer shall also provide for pedestrian cross-access via a sidewalk between developments within Parcel “A”. 

20. The developer shall be required to use public water and sewer, and shall pay all costs to connect for service
delivery. The developer shall submit to the County Department of Planning and Growth Management, prior to
the issuance of Construction Plan Approval, evidence of commitment from the appropriate County Departments
to provide public water and public sewer services. Additionally, the developer shall submit to the County
Department of Planning and Growth Management, prior to the issuance of Construction Plan Approval, evidence 
of agreement to pay necessary costs to enable the County to provide public water and public sewer service
delivery, subject to the rules and regulations governing the provision of utility services in Hillsborough County.

21. Prior to the issuance of the first building permit, the developer is required to dedicate a school site, in a size,
configuration, and location acceptable to staff of the school board. If the proposed site is not acceptable to staff
of the School Board, the site may be developed in a single family residential style and pattern identical to the
adjacent parcel subject to not exceeding the maximum number of dwelling units permitted within the project.

22. Prior to the issuance of the first building permit, the developer is required to dedicate park land, in a size,
configuration, and location acceptable to the Parks Department. If the proposed site is not acceptable to the
Parks Department, the site may be developed in a single family residential style and pattern identical to the
adjacent parcel subject to not exceeding the maximum number of dwelling units permitted within the project.
Furthermore, the developer may provide mini-parks in the locations as generally depicted on the approved
General Development Site Plan. These parks shall be maintained and be the perpetual responsibility of the
developer or subsequent homeowner group or other similar association. If neither group can no longer or is
unwilling to assume maintenance responsibilities, the mini park(s) may be redeveloped with uses and lots
identical to the adjacent residential development pattern subject to not exceeding the maximum number of
dwelling units permitted within the project. In lieu of dedicating park land to the Parks Department, developer
reserves the right to build, operate and maintain a private park within the project.

23. The developer shall reconcile the objections of the Hillsborough County Environmental Protection Commission
with regard to encroachment into jurisdictional wetlands by the projects proposed circulation system prior to
commencement of development, and provide the Planning and Growth Management Department with
documentation verifying E.P.C. approval.

24. Approval of this application does not ensure that water will be available at the time when the applicant seeks
permits to actually develop.

25. Within ninety days of approval by the Hillsborough County Board of County Commissioners, the applicant shall
submit to the Planning and Growth Management Department a revised General Development Plan for
certification reflecting all the conditions outlined above.

26. Pole signs and billboards shall not be permitted within pods L, M, and K.

27. If the notes and/or graphic on the site plan are in conflict with specific zoning conditions and/or the Land
Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically conditioned
otherwise. References to development standards of the LDC in the above stated conditions shall be interpreted
as the regulations in effect at the time of preliminary site plan/plat approval.
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28. The development of the project shall proceed in strict accordance with the terms and conditions contained in
the Development Order, the General Site Plan, the land use conditions contained herein, and all applicable rules,
regulations, and ordinances of Hillsborough County.

29. Effective as of February 1, 1990, this development order/permit shall meet the concurrency requirements of
Chapter 163, Part II, Florida Statutes. Approval of this development order/permit does not constitute a
guarantee that there will be public facilities in place at the time of application for subsequent development
orders or permits to allow issuance of such development orders or permits.

Zoning Administrator Sign Off: 

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

Property Violation History 
Agency Number Violation Status 
Code Enforcement* 

None current or pending
Violation(s)

Building Code Compliance* 
None current or pending
Violation(s)

Natural Resources* 
None current or pending
Violation(s)

EPC* 
None current or pending
Violation(s)

*past 12 months from intake date
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8.0 SITE PLANS (FULL)

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

8.2 Proposed Site Plan (Full) 
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8.0  SITE PLANS (FULL) 

8.2 Proposed Site Plan (Full) 
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8.0  SITE PLANS (FULL) 

8.2 Proposed Site Plan (Full) 
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8.0  SITE PLANS (FULL) 

8.2 Proposed Site Plan (Full) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 04/17/2026 

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

PLANNING AREA/SECTOR: RV/ South PETITION NO: MM 26-0441 
 

 

 

  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. 
 

 

 
NEW AND REVISED CONDITIONS OF APPROVAL 
 
Revised Conditions 
11. The developer shall install a traffic signal at the intersection of Symmes Road and United States Highway 

301 in conjunction with the roadway construction, subject to Florida Department of Transportation 
approval.  [THIS CONDITION HAS BEEN SATISFIED.] 

 
[Transportation Review Section staff recommends modification of this condition to reflect requirements which have 
already been satisfied.] 

 
 

15. Prior to Concurrency Approval for Commercial Development not included in the existing Rivercrest 
Developer's Agreement or for any development not vested by Vested Rights Approval VR 04-826, the 
Developer shall conduct a detailed traffic study for the intersection of Symmes & US 301 that accounts for 
vested traffic on the surrounding roadways. If warranted to meet Concurrency, the Developer shall 
construct intersection improvements @ US 301 & Symmes Rd. The needed improvements shall be 
determined at Concurrency review. The Developer shall be responsible for the cost associated with the 
design and construction of the improvements. This condition shall not restrict the Developer from entering 
into a Developer Agreement with the County to provide for an alternative to the Concurrency mitigation 
requirement above. The final improvements made shall be proportional to the impact of the additional 
square footage constructed, up to a maximum of 40,000 square feet of commercial, consistent with the 
Concurrency Requirements of the Land Development Code. [THIS CONDITION IS NO LONGER 
APPLCIABLE, AS VR 04-826 AND ANY OTHER DEVELOPMENT AGREEMENTS HAVE 
EXPIRED, NOR ENFORCEABLE, GIVEN HILLSBOROUGH COUNTY’S ADOPTION OF A 
MOBILITY FEE SYSTEM IN LIEU OF THE PREVIOUS TRANSPORTATION CONCURRENCY 
MANAGEMENT SYSTEM.] 
 

[Transportation Review Section staff recommends modification of this condition to reflect current status.] 
 
 

16. Prior to Construction Plan Approval for any Commercial Development within Parcel “A”, the Developer 
shall provide documentation that the signal design for the traffic signal at US 301 & Symmes Rd has 
received 100% design approval from the County and FDOT. No commercial development within Parcel 

  This agency has no comments. 
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“A” shall receive Construction Plan approval until the 100% signal plans have been approved.  [THIS 
CONDITION HAS BEEN SATISFIED.] 
 

[Transportation Review Section staff recommends modification of this condition to reflect requirements which have 
already been satisfied.] 

 
 

17. No commercial development within Parcel “A” shall receive a Certificate of Occupancy until the traffic 
signal at US 301 & Symmes Rd has been installed and dedicated to Hillsborough County and/or FDOT.  
[THIS CONDITION HAS BEEN SATISFIED.] 

 
[Transportation Review Section staff recommends modification of this condition to reflect requirements which have 
already been satisfied.] 
 
 
18. All access points as generally shown on the most recently approved General Development Plan Certified 

Site Plan submitted January 2nd, 2015 shall be permitted provided that said access points are approved by 
appropriate jurisdictions of governing regulations. 

 
[Transportation Review Section staff recommends modification of this condition to site plan dates within this 
submittal.] 
 
 
New Conditions 

• Annually, at the beginning of each school year during the fourth week of class, the developer (at its sole 
expense) shall conduct traffic monitoring to access the sufficiency of queuing both on-site and off-site at 
the project access points. Such report shall be submitted to the Hillsborough County Development Service 
and Public Works Departments. This annual monitoring requirement shall remain in effect for one (1) year 
beyond the time the total enrollment reaches 50 students. In the event that significant offsite queuing of 
vehicles at arrival or dismissal times is found, the school shall be required to submit corrective measures, 
which could include revised staggered start and ends times, staggered arrival/departure times and/or a 
revised onsite circulation plan to alleviate off-site queuing.  Such revised plan shall be subject to review 
and approval by Hillsborough County Public Works.   
 

• The school shall utilize the arrival and dismissal times as shown on the Vehicle Queuing and Circulation 
Plan (Sheet 3 of 4).  The traffic cones shown on the Vehicle Queuing and Circulation Plan shall be in place 
during the arrival and dismissal periods shown as well as 30 minutes prior to (and removed no later than 30 
minutes after) each of the drop-off and pick-up periods. 
 

• If the facility is gated, all gates shall be open a minimum of 30 minutes before school start and dismissal 
times for each grade level. 
 

• Access management, vehicle queuing, and staff placement shall occur consistent with the Vehicle Queuing 
and Circulation Plan (Sheet 3 of 4). Modifications to these plans may be submitted in accordance with 
Condition X, above, or as otherwise approved by the Hillsborough County Public Works and Development 
Services Departments.  No queueing stacking may occur on or along Ramble Creek Dr., Symmes Rd., nor 
any other facility not identified as a queuing area on the Vehicle Queuing and Circulation Plan. 

 
• The traffic monitoring staff within the parking field shall hold cars from proceeding to the drop-off point 

and otherwise manage traffic flow (consistent with the Vehicle Queuing and Circulation Plan) as necessary 
to ensure the flow of traffic is safely managed, the exit to Ramble Creek Dr. remains reachable, and no 
accessible parking spaces are blocked within the MM 26-0441 modification area. 
 

• General parking shall be provided in accordance with the Site Plan (Sheet 2 of 4) and event parking shall 
be provided in accordance with the Event Parking Plan (Sheet 4 of 4). Modifications to the Event Parking 
Plan shall be permitted, subject to review and approval of Hillsborough County Public Works. 
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• The child care facility and school shall not permit students to be dropped off outside of the school property, 
including along the property’s Ramble Creek Dr. and Symmes Rd. frontages.  In such instance, the child 
care center and school shall take all actions necessary to ensure such violation of the conditions of approval 
and/or Vehicle Circulation Plan are cured. 
 

 
 
Other Conditions 
Prior to Site Plan Certification the applicant shall revise the site plan received April 7, 2026 to: 
 

• Add a site plan (sheet 2 of 4) showing the modification area.  On that sheet: 
 

o Include the Site Data Table, General Notes, and Legal Description from other sheets, 
correcting the existing use data to match approved uses for this area of Pocket M as 
shown on the approved plan (file 15-0130). 
 

o Add a proposed use table which states:                 
 

  6,480 g.s.f. max. of Child Care Center Uses (80 students maximum) 
  26,407 g.s.f. max. of Private School (grades K-5, 50 students maximum, 2 

classrooms maximum) 
 

o Revise parking table to reflect LDC parking requirements.  Correct parking calculation 
table to show the following: 
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• Replace General Note 4 with a note reading “The traffic monitoring staff within the parking field 
shall hold cars from proceeding to the drop-off point and otherwise manage traffic flow 
(consistent with the Vehicle Queuing and Circulation Plan) as necessary to ensure the flow of 
traffic is safely managed, the exit to Ramble Creek Dr. remains reachable, and no accessible 
parking spaces are blocked within the MM 26-0441 modification area.” 

 
• Rename Sheet 3 of 4 (Vehicle Queuing and Circulation Plan) and make the Event Parking Plan 

Sheet 4 of 4.  Remove Site data table and site notes from these sheets. 
 

• On Sheet 3 of 4 add the required monitoring note in a prominent box stating, “Annually, at the 
beginning of each school year during the fourth week of class, the developer (at its sole expense) 
shall conduct traffic monitoring to access the sufficiency of queuing both on-site and off-site at 
the project access points. Such report shall be submitted to the Hillsborough County 
Development Service and Public Works Departments. This annual monitoring requirement shall 
remain in effect for one (1) year beyond the time the total enrollment reaches 50 students. In the 
event that significant offsite queuing of vehicles at arrival or dismissal times is found, the school 
shall be required to submit corrective measures, which could include revised staggered start and 
ends times, staggered arrival/departure times and/or a revised onsite circulation plan to alleviate 
off-site queuing.  Such revised plan shall be subject to review and approval by Hillsborough 
County Public Works.” 
 

• On Sheet 3 of 4, revise label reading “School Patrol” to instead state “Traffic Monitoring Staff”. 
 

• On Sheet 3 of 4, add the following note regarding drop-off and pick-up times to the plan: 
 

o Grade K-5 Drop Off and Pick-up Times as Follows: 
 7:30 am to 8:00 am Drop-Off 
 2:30 pm to 3:00 pm Pick-Up 

 
 
 

 
 
PROJECT SUMMARY AND TRIP GENERATION 

The applicant is requesting a Major Modification (MM) to a +/- 3.02 ac. portion of a +/- 439.6 acre 
project previously zoned Planned Development (PD) 00-0047, and as most recently modified via 15-
0130.  The project is currently approved for a variety of uses, as shown below. 

 

The portion of Pod M which is the subject of this request is approved for child care center uses.  The 
applicant is requesting to modify this portion of Pod M to also allow a 50 student Private School with 
grades K-5.  



Page 5 of 6 
 

As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a 
trip generation and site access analysis.  Staff has prepared a comparison of the potential number of gross 
peak hour trips generated under the existing and proposed zoning designations within the modification 
area, utilizing a generalized worst-case scenario.  Existing child care center data was taken from the 
applicant’s transportation study, although staff notes that State of Florida’s Department of Children and 
Families license indicated a capacity of 165 students on its most recent inspection report (dated 
05/20/2025).  Information shown below is based upon data from the 12th Edition of the ITE Trip 
Generation Manual. 
 
Existing Zoning (Modification Area Only):  

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
PD, 110 Student Child Care Center  
(ITE Code 565) 417 80 79 

PD, Community Center - 
(ITE Code 495) 77 29 15 

Subtotal 494 109 94 
 
Proposed Zoning (Modification Area Only):  

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
PD, 80 Student Child Care Center  
(ITE Code 565) 303 61 61 

PD, 50 Student Private School (Grades K-5) 
(ITE Code 530) 206 51 13 

PD, Community Center - 
(ITE Code 495) 77 29 15 

Subtotal 586 141 89 
 
Trip Generation Difference (Modification Area Only): 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
Difference (+) 92 (+) 32 (-) 5 

 
 
 
EXISTING TRANSPORTATION INFRASTRUCTURE SERVING THE SITE (AREA OF 
MODIFICATION ONLY) 

Symmes Rd. is a 2-lane, undivided, collector roadway within a +/- 105-foot-wide right-of-way. The 
roadway is characterized by +/- 10 to 11-foot-wide lanes is in average condition.  There are +/- 4-foot-
wide to 6-foot-wide sidewalks on both sides of Symmes Rd. in the vicinity of the proposed project.  
There is a +/- 4-foot-wide bicycle facility present along the south side of Symmes Rd. in the vicinity of 
the project.  The County Engineer reviewed the roadway and determined that the roadway meets 
applicable standards. 
 
Ramble Creek Dr. is a 2-lane, undivided, collector roadway within a +/- 74-foot-wide right-of-way. The 
roadway is characterized by +/- 11-foot-wide lanes is in average condition.  There are +/- 4-foot-wide to 
6-foot-wide sidewalks on both sides of Symmes Rd. in the vicinity of the proposed project.  There are  
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+/- 4-foot-wide bicycle facilitates present along both sides of Ramble Creek Dr. in the vicinity of the 
project.  The County Engineer reviewed the roadway and determined that the roadway meets applicable 
standards. 
 
 
SITE ACCESS AND CONNECTIVITY 
There is an existing southbound to eastbound left turn lane at the entrance on Ramble Creek Dr., and an 
existing westbound to southbound left turn lane at the entrance on Symmes Rd. The County Engineer 
reviewed the transportation analysis and existing configuration and determined no additional site access 
improvements are needed to serve the project. 
 
The plans submitted by the applicant demonstrate compliance with Sec. 6.03.13 LDC, which governs 
Private and Charter Schools Vehicle Circulation, Queuing and Parking.  
 
Staff has included conditions to require cones to be placed before (and taken up after) drop-off and pick-
up periods to restrict the flow of traffic.   Queueing will extend southbound (from the Symmes Rd. 
entrance).  Given the parking field is shared with the proposed school and child care center, staff included 
a condition requiring the queue to be managed such that internal ADA parking (serving uses which are 
the subject of this modification and the community recreation/amenity uses with which it shares parking) 
remains open and accessible.  
 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Roadway LOS information for Symmes Rd. is provided below.  Ramble Creek Dr. is not included in the 
Hillsborough LOS Report.  As such, no information on this facility can be provided. 
 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Symmes Rd. US 301 Balm Riverview Rd. D C 

Source: Hillsborough County 2024 Level of Service Report 

 































Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: April 27, 2026

Report Prepared: April 16, 2026 

Case Number: MM 26-0441

Folio(s): 77285.0807 & 77285.0806

General Location: South of Symmes Road, east of 
Ramble Creek Drive and north of Laurel Brook 
Court

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Residential-4 (4 du/ga; 0.25 FAR)

Service Area Urban

Community Plan(s) Riverview + SouthShore Areawide Systems

Rezoning Request Major Modification (MM) to Planned 
Development (PD) 00-0047 to allow “School” as a 
permitted use of the site,  along with Daycare, 
and allow up to 130 children, with an intended 
mix of 80 daycare children and 50 elementary 
school students

Parcel Size +/- 3.02 acres

Street Functional Classification Symmes Road – County Collector
Ramble Creek Drive – County Collector
Laurel Brook Court –   Local

Commercial Locational Criteria Not applicable

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Evacuation Area 

 
None 

 
 

 
Staff Analysis of Goals, Objectives and Policies: 
The ±3.02-acre subject site is generally located south of Symmes Road, east of Ramble Creek Drive, and 
north of Laurel Brook Court. The site is located within the Urban Service Area (USA), within the boundaries 
of the Riverview Community Plan and the SouthShore Areawide Systems Plan and is designated 
Residential-4 (RES-4) on the Future Land Use Map. The RES-4 designation is intended to accommodate 
low-density residential development, while also allowing for a range of supporting uses including 
agricultural activities, neighborhood commercial uses, office uses, and multi-purpose projects. The 
applicant is requesting a Major Modification (MM) to Planned Development (PD) 00-0047 to allow “School” 
as a permitted use, in addition to daycare, for a maximum of 130 children, the total PD is 439.60 acres 
and the major modification is 3.02 acres of that area, noted as Pocket M of the PD. The proposed 
enrollment consists of approximately 80 daycare and 50 elementary school students. Development of the 
site is limited to a maximum Floor Area Ratio (FAR) of 0.25. 
 
The subject property is located within the Urban Service Area, where, pursuant to Future Land Use Section 
(FLUS) Objective 1.1, at least 80 percent of new population growth is intended to be directed. Policy 3.1.3 
requires that new development to be compatible with surrounding land uses, clarifying that compatibility 
does not require identical development patterns, but rather sensitivity to the character of the surrounding 
area. According to the Hillsborough County Property Appraiser, the subject site is currently classified as 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-4 

 
PD 00-0047  Educational  

North Residential-4 PD  
Public/Quasi-Public + 
Agricultural + Single-

Family  
 

South Residential-4 PD + AR  Single- Family +  
Public/Quasi-Public  

East Residential-4 PD  
Single- Family + 
Educational + 

Public/Quasi-Public 
 

West Residential-6 + Public/Quai-
Public PD  

Single-Family+ 
Public/Quasi-Public + 

Educational  
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an educational use. The surrounding area consists of a mix of single-family residential and institutional 
uses. To the west, across Ramble Creek Drive, is Sessums Elementary School. To the east there are 
additional single-family residences and another educational facility, Creative World School-Riverview. 
Properties to the south include single-family residences and the Rivercrest Community Development 
District, a public/quasi-public use. Given this established pattern of residential and educational uses, the 
proposed addition of a school/daycare facility is consistent with the existing development context and 
represents a logical extension of institutional uses within the area. 
 
Pursuant to FLUS Objective 2.2, Future Land Use categories establish the maximum allowable density and 
intensity, as well as the range of permitted uses. As described in Policy 2.2.1 and Table 2.2, the RES-4 
category allows for residential development along with certain non-residential uses that serve the 
surrounding community. The RES-4 designation permits a maximum density of 4 dwelling units per gross 
acre and a maximum FAR of 0.25. Based on the subject site’s size of 3.02 acres, the maximum permitted 
building area is 32,887.80 square feet (3.02 acres × 43,560 square feet per acre = 131,551.20 square feet; 
multiplied by 0.25 FAR). The applicant’s proposal is limited to this maximum FAR, thereby remaining 
within the allowable intensity for the site. FLUS Objective 4.6 further provides for the integration of non-
residential uses, such as public facilities and residential support uses, within residential neighborhoods 
when they directly serve the local population. Policy 4.6.1 specifically identifies childcare centers and 
similar uses as allowable within all land use categories, provided they are designed and scaled to be 
compatible with surrounding uses. A school is considered a residential support use, and the proposed 
daycare/school facility is intended to serve the surrounding community. 
 
The Comprehensive Plan also requires that development comply with all applicable Land Development 
Regulations (FLUS Objective 4.1 and Policies 4.1.1 and 4.1.2). At the time of this report, Transportation 
review comments were not available in Optix and therefore any transportation-related impacts, including 
trip generation, site access, and circulation have not been incorporated into this analysis. 
 
FLUS Objective 4.4 and Policy 4.4.1 require that new development be compatible with surrounding 
neighborhoods. Compatibility considerations include building scale, intensity, site design, buffering, and 
the mitigation of potential adverse impacts such as traffic, noise, and lighting. Policy 4.4.1 further 
emphasizes the importance of integrating new development with adjacent uses through complementary 
land uses, appropriate transitions in intensity, and the provision of pedestrian and vehicular connectivity. 
In this case, the surrounding land use pattern is characterized by single-family residential development 
along with existing educational and public/quasi-public uses. The proposed school and daycare facility, as 
a residential support use, is consistent with this pattern. The proposed Major Modification is compatible 
with the surrounding neighborhood and maintains the established character of the area.   
 
Objective 3.2 and Policy 3.2.4 require community plans throughout the county to be consistent with the 
Comprehensive Plan. The site is within the limits of the Riverview Community Plan. The proposed school 
and daycare facility is consistent with the intent of Riverview Community Plan Goal 10, which aims to 
maintain and support high quality schools that also function as community amenities. Goal 10 specifically 
encourages the expansion of after school programs, the promotion of educational diversity to serve 
individuals of varying ages and needs, and collaboration with education providers to locate satellite and 
specialty schools within the Riverview community. The proposed facility introduces a combination of 
daycare and elementary education services, thereby broadening the range of educational opportunities 
available to local residents, particularly for early childhood and elementary age populations. In addition, 
the integration of daycare and school functions on a single site supports a continuum of care and 
education for families in the area. Given its location within an established residential neighborhood and 
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in proximity to other educational institutions, the proposal reinforces the Community Plan’s objective of 
expanding access to quality educational facilities and supporting a network of schools that serve as 
integral community assets. The subject site also lies within the boundaries of the SouthShore Areawide 
Systems Plan. However, the Plan does not contain any specific goals, objectives, or policies that are 
applicable to the proposed request. 
 
Overall, staff finds that the proposed Major Modification is compatible with the existing development 
pattern found within the surrounding area and supports the vision of the Riverview Community Plan. The 
proposed Major Modification would allow for development that is consistent with the Goals, Objectives, 
and Policies of the Future Land Use Section of the Unincorporated Hillsborough County Comprehensive 
Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Major Modification CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan subject to the conditions proposed by the Hillsborough County 
Development Services Department. 
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE SECTION 
 
Urban Service Area 
 
Objective 1.1: Hillsborough County shall pro-actively direct new growth into the urban service area with 
the goal that at least 80% of all population growth will occur within the USA during the planning horizon 
of this Plan.  Within the Urban Service Area, Hillsborough County will not impede agriculture. Building 
permit activity and other similar measures will be used to evaluate this objective.   
 
Future Land Use Categories 
 
Objective 2.2: The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table 
2.2 of the Future Land Use Element, that establish permitted land uses and maximum densities and 
intensities.  
 
Policy 2.2.1: The character of each land use category is defined by building type, residential density, 
functional use, and the physical composition of the land. The integration of these factors sets the general 
atmosphere and character of each land use category. Each category has a range of potentially permissible 
uses which are not exhaustive, but are intended to be illustrative of the character of uses permitted within 
the land use designation. Not all of those potential uses are routinely acceptable anywhere within that 
land use category. 
 
Compatibility 
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Objective 3.1: New developments should recognize the existing community and be designed in a way that 
is compatible (as defined in FLUE Policy 3.1.3) with the established character of the surrounding 
neighborhood. 
 
Policy 3.1.2: Gradual transitions of intensities and densities 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. Screening and buffering used to separate new 
development from the existing, lower-density community should be designed in a style compatible with 
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and 
buffering with berms and landscaping are strongly encouraged. 
 
Policy 3.1.3: Any density increase shall be compatible with existing, proposed or planned surrounding 
development. Compatibility is defined as the characteristics of different uses or activities or design which 
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development. 
 
Development 
 
Objective 4.1: Efficiently utilize land to optimize economic benefits while ensuring a choice of living 
environments and protecting natural resources. 
 
Policy 4.1.1: 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 4.1.2: 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 4.4: Neighborhood Protection – Enhance and preserve existing neighborhoods and communities. 
Design neighborhoods which are related to the predominant character of their surroundings. 
 
Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall be integrated with the adjacent land 
uses through: 
a) the creation of like uses; and 
b) creation of complementary uses; and 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections; and 
e) Gradual transitions of intensity 
 
Neighborhood and Community Serving Uses 
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Objective 4.6: Certain non-residential land uses, including but not limited to residential support uses and 
public facilities, shall be allowed within residential neighborhoods to directly serve the population. These 
uses shall be located and designed in a manner to be compatible with the surrounding residential 
development pattern. 
 
Policy 4.6.1: Residential support uses (child care centers, adult care centers, churches, etc.) is an allowable 
land use in any of the residential, commercial and industrial land use plan categories. The facility shall be 
of a design, intensity and scale to serve the surrounding neighborhood or the non-residential development 
in which it occurs, and to be compatible with the surrounding land uses and zoning. 
 
LIVABLE COMMUNITIES ELEMENT: RIVERVIEW COMMUNITY PLAN 

Goal 10: Maintain and support high quality schools also serving as community amenities. 

 Continue to maximize joint planning and cooperative funding of community facilities to be co-
located with school facilities. 

 Collaborate with school principals and higher education administrators to address the effects of 
emerging growth pressure issues on the quality of service provided by the school system.   

 Expand after-school programs for youths. 

 Work with local schools to co-develop roadway and pedestrian facilities.  

 Promote educational diversity to serve individuals of all ages and interests. 

 Support local efforts to attract and develop a community college/vocational center. 

 Work with education officials to locate satellite and specialty schools in Riverview. 
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HILLSBOROUGH COUNTY
DEVELOPMENT SERVICES DEPARTMENT

GENERAL SITE PLAN REVIEW/CERTIFICATION

Project Name:______________________________________________________

Zoning File:_____________________ Modification:________________________

Atlas Page:_____________________ Submitted:__________________________

To Planner for Review:___________ Date Due:___________________________

Contact Person:_________________ Phone:______________________________

Right-Of-Way or Land Required for Dedication: Yes   No

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

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

Reviewed by:___________________________________ Date:_______________

Date Agent/Owner notified of Disapproval:_______________________________

NONE
RZ-PD 00-0047 MM 26-0441

NONE 5/22/26

 5/26/26 ASAP
 Kami Corbett 813-227-8421/kami.corbett@hwhlaw.com

 Tania C. Chapela 05/28/2026

✔

✔
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 04/17/2026 

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

PLANNING AREA/SECTOR: RV/ South PETITION NO: MM 26-0441 
 

 

 

  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. 
 

 

 
NEW AND REVISED CONDITIONS OF APPROVAL 
 
Revised Conditions 
11. The developer shall install a traffic signal at the intersection of Symmes Road and United States Highway 

301 in conjunction with the roadway construction, subject to Florida Department of Transportation 
approval.  [THIS CONDITION HAS BEEN SATISFIED.] 

 
[Transportation Review Section staff recommends modification of this condition to reflect requirements which have 
already been satisfied.] 

 
 

15. Prior to Concurrency Approval for Commercial Development not included in the existing Rivercrest 
Developer's Agreement or for any development not vested by Vested Rights Approval VR 04-826, the 
Developer shall conduct a detailed traffic study for the intersection of Symmes & US 301 that accounts for 
vested traffic on the surrounding roadways. If warranted to meet Concurrency, the Developer shall 
construct intersection improvements @ US 301 & Symmes Rd. The needed improvements shall be 
determined at Concurrency review. The Developer shall be responsible for the cost associated with the 
design and construction of the improvements. This condition shall not restrict the Developer from entering 
into a Developer Agreement with the County to provide for an alternative to the Concurrency mitigation 
requirement above. The final improvements made shall be proportional to the impact of the additional 
square footage constructed, up to a maximum of 40,000 square feet of commercial, consistent with the 
Concurrency Requirements of the Land Development Code. [THIS CONDITION IS NO LONGER 
APPLCIABLE, AS VR 04-826 AND ANY OTHER DEVELOPMENT AGREEMENTS HAVE 
EXPIRED, NOR ENFORCEABLE, GIVEN HILLSBOROUGH COUNTY’S ADOPTION OF A 
MOBILITY FEE SYSTEM IN LIEU OF THE PREVIOUS TRANSPORTATION CONCURRENCY 
MANAGEMENT SYSTEM.] 
 

[Transportation Review Section staff recommends modification of this condition to reflect current status.] 
 
 

16. Prior to Construction Plan Approval for any Commercial Development within Parcel “A”, the Developer 
shall provide documentation that the signal design for the traffic signal at US 301 & Symmes Rd has 
received 100% design approval from the County and FDOT. No commercial development within Parcel 

  This agency has no comments. 



Page 2 of 6 
 

“A” shall receive Construction Plan approval until the 100% signal plans have been approved.  [THIS 
CONDITION HAS BEEN SATISFIED.] 
 

[Transportation Review Section staff recommends modification of this condition to reflect requirements which have 
already been satisfied.] 

 
 

17. No commercial development within Parcel “A” shall receive a Certificate of Occupancy until the traffic 
signal at US 301 & Symmes Rd has been installed and dedicated to Hillsborough County and/or FDOT.  
[THIS CONDITION HAS BEEN SATISFIED.] 

 
[Transportation Review Section staff recommends modification of this condition to reflect requirements which have 
already been satisfied.] 
 
 
18. All access points as generally shown on the most recently approved General Development Plan Certified 

Site Plan submitted January 2nd, 2015 shall be permitted provided that said access points are approved by 
appropriate jurisdictions of governing regulations. 

 
[Transportation Review Section staff recommends modification of this condition to site plan dates within this 
submittal.] 
 
 
New Conditions 

• Annually, at the beginning of each school year during the fourth week of class, the developer (at its sole 
expense) shall conduct traffic monitoring to access the sufficiency of queuing both on-site and off-site at 
the project access points. Such report shall be submitted to the Hillsborough County Development Service 
and Public Works Departments. This annual monitoring requirement shall remain in effect for one (1) year 
beyond the time the total enrollment reaches 50 students. In the event that significant offsite queuing of 
vehicles at arrival or dismissal times is found, the school shall be required to submit corrective measures, 
which could include revised staggered start and ends times, staggered arrival/departure times and/or a 
revised onsite circulation plan to alleviate off-site queuing.  Such revised plan shall be subject to review 
and approval by Hillsborough County Public Works.   
 

• The school shall utilize the arrival and dismissal times as shown on the Vehicle Queuing and Circulation 
Plan (Sheet 3 of 4).  The traffic cones shown on the Vehicle Queuing and Circulation Plan shall be in place 
during the arrival and dismissal periods shown as well as 30 minutes prior to (and removed no later than 30 
minutes after) each of the drop-off and pick-up periods. 
 

• If the facility is gated, all gates shall be open a minimum of 30 minutes before school start and dismissal 
times for each grade level. 
 

• Access management, vehicle queuing, and staff placement shall occur consistent with the Vehicle Queuing 
and Circulation Plan (Sheet 3 of 4). Modifications to these plans may be submitted in accordance with 
Condition X, above, or as otherwise approved by the Hillsborough County Public Works and Development 
Services Departments.  No queueing stacking may occur on or along Ramble Creek Dr., Symmes Rd., nor 
any other facility not identified as a queuing area on the Vehicle Queuing and Circulation Plan. 

 
• The traffic monitoring staff within the parking field shall hold cars from proceeding to the drop-off point 

and otherwise manage traffic flow (consistent with the Vehicle Queuing and Circulation Plan) as necessary 
to ensure the flow of traffic is safely managed, the exit to Ramble Creek Dr. remains reachable, and no 
accessible parking spaces are blocked within the MM 26-0441 modification area. 
 

• General parking shall be provided in accordance with the Site Plan (Sheet 2 of 4) and event parking shall 
be provided in accordance with the Event Parking Plan (Sheet 4 of 4). Modifications to the Event Parking 
Plan shall be permitted, subject to review and approval of Hillsborough County Public Works. 
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• The child care facility and school shall not permit students to be dropped off outside of the school property, 
including along the property’s Ramble Creek Dr. and Symmes Rd. frontages.  In such instance, the child 
care center and school shall take all actions necessary to ensure such violation of the conditions of approval 
and/or Vehicle Circulation Plan are cured. 
 

 
 
Other Conditions 
Prior to Site Plan Certification the applicant shall revise the site plan received April 7, 2026 to: 
 

• Add a site plan (sheet 2 of 4) showing the modification area.  On that sheet: 
 

o Include the Site Data Table, General Notes, and Legal Description from other sheets, 
correcting the existing use data to match approved uses for this area of Pocket M as 
shown on the approved plan (file 15-0130). 
 

o Add a proposed use table which states:                 
 

  6,480 g.s.f. max. of Child Care Center Uses (80 students maximum) 
  26,407 g.s.f. max. of Private School (grades K-5, 50 students maximum, 2 

classrooms maximum) 
 

o Revise parking table to reflect LDC parking requirements.  Correct parking calculation 
table to show the following: 
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• Replace General Note 4 with a note reading “The traffic monitoring staff within the parking field 
shall hold cars from proceeding to the drop-off point and otherwise manage traffic flow 
(consistent with the Vehicle Queuing and Circulation Plan) as necessary to ensure the flow of 
traffic is safely managed, the exit to Ramble Creek Dr. remains reachable, and no accessible 
parking spaces are blocked within the MM 26-0441 modification area.” 

 
• Rename Sheet 3 of 4 (Vehicle Queuing and Circulation Plan) and make the Event Parking Plan 

Sheet 4 of 4.  Remove Site data table and site notes from these sheets. 
 

• On Sheet 3 of 4 add the required monitoring note in a prominent box stating, “Annually, at the 
beginning of each school year during the fourth week of class, the developer (at its sole expense) 
shall conduct traffic monitoring to access the sufficiency of queuing both on-site and off-site at 
the project access points. Such report shall be submitted to the Hillsborough County 
Development Service and Public Works Departments. This annual monitoring requirement shall 
remain in effect for one (1) year beyond the time the total enrollment reaches 50 students. In the 
event that significant offsite queuing of vehicles at arrival or dismissal times is found, the school 
shall be required to submit corrective measures, which could include revised staggered start and 
ends times, staggered arrival/departure times and/or a revised onsite circulation plan to alleviate 
off-site queuing.  Such revised plan shall be subject to review and approval by Hillsborough 
County Public Works.” 
 

• On Sheet 3 of 4, revise label reading “School Patrol” to instead state “Traffic Monitoring Staff”. 
 

• On Sheet 3 of 4, add the following note regarding drop-off and pick-up times to the plan: 
 

o Grade K-5 Drop Off and Pick-up Times as Follows: 
 7:30 am to 8:00 am Drop-Off 
 2:30 pm to 3:00 pm Pick-Up 

 
 
 

 
 
PROJECT SUMMARY AND TRIP GENERATION 

The applicant is requesting a Major Modification (MM) to a +/- 3.02 ac. portion of a +/- 439.6 acre 
project previously zoned Planned Development (PD) 00-0047, and as most recently modified via 15-
0130.  The project is currently approved for a variety of uses, as shown below. 

 

The portion of Pod M which is the subject of this request is approved for child care center uses.  The 
applicant is requesting to modify this portion of Pod M to also allow a 50 student Private School with 
grades K-5.  
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As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a 
trip generation and site access analysis.  Staff has prepared a comparison of the potential number of gross 
peak hour trips generated under the existing and proposed zoning designations within the modification 
area, utilizing a generalized worst-case scenario.  Existing child care center data was taken from the 
applicant’s transportation study, although staff notes that State of Florida’s Department of Children and 
Families license indicated a capacity of 165 students on its most recent inspection report (dated 
05/20/2025).  Information shown below is based upon data from the 12th Edition of the ITE Trip 
Generation Manual. 
 
Existing Zoning (Modification Area Only):  

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
PD, 110 Student Child Care Center  
(ITE Code 565) 417 80 79 

PD, Community Center - 
(ITE Code 495) 77 29 15 

Subtotal 494 109 94 
 
Proposed Zoning (Modification Area Only):  

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
PD, 80 Student Child Care Center  
(ITE Code 565) 303 61 61 

PD, 50 Student Private School (Grades K-5) 
(ITE Code 530) 206 51 13 

PD, Community Center - 
(ITE Code 495) 77 29 15 

Subtotal 586 141 89 
 
Trip Generation Difference (Modification Area Only): 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
Difference (+) 92 (+) 32 (-) 5 

 
 
 
EXISTING TRANSPORTATION INFRASTRUCTURE SERVING THE SITE (AREA OF 
MODIFICATION ONLY) 

Symmes Rd. is a 2-lane, undivided, collector roadway within a +/- 105-foot-wide right-of-way. The 
roadway is characterized by +/- 10 to 11-foot-wide lanes is in average condition.  There are +/- 4-foot-
wide to 6-foot-wide sidewalks on both sides of Symmes Rd. in the vicinity of the proposed project.  
There is a +/- 4-foot-wide bicycle facility present along the south side of Symmes Rd. in the vicinity of 
the project.  The County Engineer reviewed the roadway and determined that the roadway meets 
applicable standards. 
 
Ramble Creek Dr. is a 2-lane, undivided, collector roadway within a +/- 74-foot-wide right-of-way. The 
roadway is characterized by +/- 11-foot-wide lanes is in average condition.  There are +/- 4-foot-wide to 
6-foot-wide sidewalks on both sides of Symmes Rd. in the vicinity of the proposed project.  There are  
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+/- 4-foot-wide bicycle facilitates present along both sides of Ramble Creek Dr. in the vicinity of the 
project.  The County Engineer reviewed the roadway and determined that the roadway meets applicable 
standards. 
 
 
SITE ACCESS AND CONNECTIVITY 
There is an existing southbound to eastbound left turn lane at the entrance on Ramble Creek Dr., and an 
existing westbound to southbound left turn lane at the entrance on Symmes Rd. The County Engineer 
reviewed the transportation analysis and existing configuration and determined no additional site access 
improvements are needed to serve the project. 
 
The plans submitted by the applicant demonstrate compliance with Sec. 6.03.13 LDC, which governs 
Private and Charter Schools Vehicle Circulation, Queuing and Parking.  
 
Staff has included conditions to require cones to be placed before (and taken up after) drop-off and pick-
up periods to restrict the flow of traffic.   Queueing will extend southbound (from the Symmes Rd. 
entrance).  Given the parking field is shared with the proposed school and child care center, staff included 
a condition requiring the queue to be managed such that internal ADA parking (serving uses which are 
the subject of this modification and the community recreation/amenity uses with which it shares parking) 
remains open and accessible.  
 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
Roadway LOS information for Symmes Rd. is provided below.  Ramble Creek Dr. is not included in the 
Hillsborough LOS Report.  As such, no information on this facility can be provided. 
 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Symmes Rd. US 301 Balm Riverview Rd. D C 

Source: Hillsborough County 2024 Level of Service Report 
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AGENCY COMMENT SHEET 

REZONING 

HEARING DATE: 4/27/2026 

PETITION NO.: 26-0441 

EPC REVIEWER: Melissa Yanez 

CONTACT INFORMATION: (813) 627-2600 x 1360  

EMAIL:  yanezm@epchc.org 

COMMENT DATE: 2/11/2026 

PROPERTY ADDRESS: 11520 Ramble Creek Dr, 
Riverview, FL 33569 

FOLIO #: 0772850807 

STR: 33-30S-20E 

REQUESTED ZONING: Major modification to PD 

FINDINGS 
WETLANDS PRESENT NO 
SITE INSPECTION DATE NA 
WETLAND LINE VALIDITY NA 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Desktop Review – Aerials, soil surveys and EPC 
file search 

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. 
 
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. 
 
EPC staff reviewed the above referenced parcel in order to determine the extent of any wetlands and other 
surface waters pursuant to Chapter 1-11, Rules of the EPC. This determination was performed using aerial 
photography, soil surveys, and reviewing EPC files. Through this review, it appears that no wetlands or 
other surface waters exist onsite/ within the proposed construction boundaries. 
 
Please be advised this wetland determination is informal and non-binding. A formal wetland delineation 
may be applied for by submitting a “WDR30 - Delineation Request Application”. 
Once approved, the formal wetland delineation would be binding for five years. 

My/cb 
ec: kami.corbett@hwhlaw.com 



           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

Riverview Montessori School @ Rivercrest, LLC

11520 and 11560 Ramble Creek Dr

77285.0807   77285.0806

04/09/2026

26-0441

Elementary School  
(Mobility per student) 
(Fire per Per 1,000 s.f.)                               
Mobility: $831 * 50 = $41,550                     
Fire: $95 * per 1,000 s.f.                                      

Urban Mobility, South Fire - 50 Student Elementary School, size not specified for fire total.



ENVIRONMENTAL SERVICES DIVISION
PO Box 1110  

Tampa, FL 33601-1110

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

TO: Zoning Review, Development Services REQUEST DATE: 1/22/2026

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 2/5/2026

PROPERTY OWNER: Riverview Montessori School at 
Rivercrest, LLC

PID: 26-0441

APPLICANT: Riverview Montessori School at Rivercrest, LLC

LOCATION: 11520 Ramble Creek Dr. Riverview, FL 33569

FOLIO NO.: 77285.0807

AGENCY REVIEW COMMENTS:

At this time, according to the Hillsborough County BOCC approved maps adopted in the 
Comprehensive Plan, the property is not located within a Wellhead Resource Protection Area 
(WRPA) and/or Surface Water Resource Protection Area (SWRPA), as defined in Part 3.05.00 of 
the Hillsborough County Land Development Code (LDC). 

At this time, according to the Florida Department of Environmental Protection well location 
information, the property is not located within 500 feet of non-transient non-community and/or 
community water system wells; therefore, the site is not located within a Potable Water Wellfield 
Protection Area (PWWPA).

Based on the above Wellhead and Surface Water Resource Protection information, Hillsborough 
County Environmental Services Division has no objection to the applicant’s request at this time.





WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   MM 26-0441   REVIEWED BY:   Clay Walker, E.I.    DATE:  2/3/2026 

 
 

FOLIO NO.:   77285.0807                                                                                                               

 

WATER 

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

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

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

 

WASTEWATER 

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

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

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

                       

COMMENTS:   The Water Resources Department has no comments or objections. 
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HILLSBOROUGH COUNTY, FLORIDA 

BOARD OF COUNTY COMMISSIONERS 

 

IN RE:  

ZONING HEARING MASTER MEETING 

 

 

ZONING HEARING MASTER MEETING 

TRANSCRIPT OF TESTIMONY AND PROCEEDINGS 

 

            BEFORE:         Susan Finch 

                            Zoning Hearing Master 

            DATE:           April 27, 2026 

            TIME:           Commencing at 6:00 p.m. 

            TIME:           Concluded at 8:53 p.m. 

 

            LOCATION:       Hillsborough County BOCC 
                      Development Services Department 
                        601 East Kennedy Boulevard 
                  Second Floor 
                  Tampa, Florida 33602 
 
 
 

Reported by: 

Billy Allred   
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MS. HEINRICH:  Our last item is Item D.9. Major Mod 

26-0441.  The applicant is requesting a major modification to 

PD 00-0047.  Tania Chapela has reviewed this for Development 

Services and will provide their findings.   

And at the beginning of the hearing we did provide 

you with a revised staff report to add in the information 

that the applicant brought to our attention this morning, 

which is the proposal that is for this pod, if it does not 

happen, would restrict their existing use as a daycare.  So 

we have put that in there to recognize existing use, in 

addition to their proposal options.   

And I believe Kami also has some other changes to 

enter just for geography purposes.  And I just asked her to 

put those on the record sheet right below the table.   

HEARING MASTER:  Perfect.  Thank you so much.  

Good evening.   

MS. CORBETT:  Good evening.  Kami Corbett again, 

with the law firm of Hill Ward and Henderson.  I have the 

privilege this evening of representing the Riverview 

Montessori School at Rivercrest.  There we go.  This is an 

existing location that is in Riverview.  It's along Symmes 

Road on the left side.  You have the vicinity map on the 

right side.  You can see the location of the existing school, 

and daycare, and then the parking that is utilized for it.   

This is an original really large PD called 

26-0441.
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Rivercrest.  It's hard to see on this slide, so I go to it on 

the next slide.  We're only modifying a very small portion of 

that PD.  And then that's that area blown up, and you can see 

it in purple.  And you can see two sections of M on the site 

plan, and that's the clarification I'm going to be seeking in 

the staff report.  It's indicated on the site plan that the 

school is located on the westernmost portion of M and a 

little bit of L.  You can see the parking area is in pod L.  

And then there on the eastern side there's also a daycare, 

and that's unrelated and unaffected by that.  And so the 

changes that I've asked Michelle to make are just some 

geographical changes to indicate where the actual locations 

are, just to make that a little more accurate.   

And then on the right you can see the proposed site 

plan.  And then we are this is -- yes, in the site plan 

activity we have a queuing and special event parking detail 

as well.  And essentially what we're asking for, in option 2, 

is the 80 children at the daycare and the 50 students for the 

elementary school.   

And I am here to answer any questions that you 

might have.  Staff has found this consistent and compatible.   

HEARING MASTER:  Just to verify, I went back and 

looked at the original PD 0047, and it looks like you backed 

into how many students were approved based on a trip cap or 

something like that.   
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MS. CORBETT:  So there is -- and I'll ask Michael 

Yates to comment.  He did the traffic analysis, and came up 

with the map, and I want to make sure I'm accurate on that.  

But essentially this was approved for a daycare.  There was 

actually construction plans that were approved that said 

school, so our client didn't realize that there was any issue 

with the rezoning.  As soon as he figured it out it was an 

issue, he asked us to come in and make it right.  So --  

HEARING MASTER:  Just before you go --   

MS. CORBETT:  Yeah.   

HEARING MASTER:  -- the originating zoning never 

specified the maximum number of children?  It didn't appear?   

MS. CORBETT:  Correct.   

HEARING MASTER:  Good evening.   

MR. YATES:  Good evening, Ms. Finch.  Michael Yates 

with Palm Traffic, and I have been sworn.   

It did not, from anything that I read.  There were 

two parcels there that the daycare got split between.  There 

is another daycare to the east.  But there was not anything 

in there, in the zoning that specified number of students, 

but it was in the original construction plan.  That is where 

the 110 comes from, is the construction plans.   

HEARING MASTER:  And now the commitment is 80 for 

the daycare, and 50 for the school?   

MR. YATES:  Correct.  So for a total of 130.   



136 

 
Superior Reporting Services LLC 
P.O. Box 11 Winfield, PA, 17889 
transcripts@superiorreporter.com 

 

1 
 
2 
 

3 
 

4 
 

5 
 

6 
 

7 
 

8 
 

9 
 

10 
 

11 
 

12 
 

13 
 

14 
 

15 
 

16 
 

17 
 

18 
 

19 
 

20 
 

21 
 

22 
 

23 
 

24 
 

25 
 

HEARING MASTER:  Perfect.  That's all.  All right.  

Does that complete your presentation?   

MS. CORBETT:  Yeah.  I mean, that's essentially, 

and it's been operating in this area for quite some time and 

there aren't any issues.   

HEARING MASTER:  Okay.  Thank you so much.   

Development Services?  Good evening.   

MS. CHAPELA:  Good evening.  Tania Chapela, 

Development Services.   

PD 00-0047, as most recently modified by PRS 

15-0130.  It's a 469 acre planned development approved for a 

mix of residential and supporting commercial uses.   

The current request applies to pod M, which is 

approved for daycare uses.  The site is currently developed 

with a daycare, and the applicant is proposing to expand the 

use to include a private elementary school with up to 50 

students, while maintaining a maximum of 80 daycare children.   

The request is compatible with the surrounding PD 

zoning district, in terms of use and intensity.  The area is 

developed with single-family residential, a public park, and 

a public school, which reflects a consistent development 

pattern.   

No expansion of the building footprint or major 

changes on the site layout are proposed.  The request is 

limited to adding a low-intensity institutional use within an 
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existing development.  Parking will be accommodated through 

existing spaces adjacent to the building, and within the CDD 

amenity areas.  Based on the proposed enrollment and 

classroom count, the applicant has demonstrated adequate 

parking.   

Based on the above, staff finds the request 

compatible with the surrounding area and consistent with the 

established development pattern.  Staff recommends approval, 

subject to conditions.  And this concludes my presentation.  

Do you have any questions?   

HEARING MASTER:  Not at this time.  Thank you so 

much.   

Planning Commission?   

MS. LINEHAN:  Lilyann Linehan, Planning Commission 

staff.   

The subject site is located in a Residential-4 

future land use designation.  It is in the urban service area 

and within the limits of the Riverview Community Plan and 

SouthShore Areawide Systems Community Plan.   

The request is for a major modification to the plan 

development to allow a school as a permitted use along with 

the daycare, to allow up to 130 children total, with an 

intended mix of 80 daycare children and 50 elementary school 

students.   

The surrounding area consists of a mix of 
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single-family residential and institutional uses.  To the 

west across Ramble Creek Drive is an Elementary School.  To 

the east are additional single-family residences and another 

educational facility Creative World School-Riverview.  

Properties to the south include single-family residences and 

a Rivercrest Community Development District, a 

public/quasi- public use.   

Given this established pattern of residential and 

educational uses, the proposed addition of a school daycare 

facility is consistent with the existing development context 

and represents a logical extension of the institutional uses 

of this area.  The proposed school and daycare facility is 

consistent with the intent of the Riverview Community Plan 

Goal 10, which aims to maintain and support high quality 

schools that also function as community amenities.  Goal 10 

specifically encourages the expansion of after-school 

programs, promotion of educational diversity to serve 

individuals of varying ages and needs, and collaboration with 

education providers to locate satellite and specialty schools 

within the Riverview community.   

The proposed facility introduces a combination of 

daycare and elementary educational services, thereby 

broadening the range of educational opportunities available 

to local residents, particularly for early childhood and 

elementary age populations.   
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Based upon the above considerations, Planning 

Commission staff finds the proposed major modification 

consistent with the goals, objectives, and policies of the 

Unincorporated Hillsborough County Comprehensive Plan.   

HEARING MASTER:  Thank you so much.  Is there 

anyone in the room or online that would like to speak in 

support?  Anyone in favor?  Seeing no one.   

Anyone in opposition to this request?  See no one.   

Ms. Heinrich, anything else?   

MS. HEINRICH:  No, ma'am.   

HEARING MASTER:  Perfect.   

MS. HEINRICH:  Yeah.   

HEARING MASTER:  All right.  Thank you.  Then with 

that, we'll close major modification 26-0441, and I'll 

adjourn the hearing.  Thank you all for coming.  

(Hearing adjourned at 8:53 p.m.) 

   



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

              EXHIBITS SUBMITTED 

       DURING THE ZHM HEARING 

 



















HEARING TYPE:  ZHM, PHM, VRH, LUHO DATE:  April 27, 2026 

HEARING MASTER: Susan Finch PAGE:  1 of  1 

F:\Groups\WPODOCS\Zoning\Hearing Forms\Hearing – Exhibit List 

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

RZ 26-0541 Ryan Manasse 1. Applicant Presentation Packet 
Thumb drive

No 

RZ 25-1061 Todd Pressman 1. Applicant Presentation Packet -
Thumb drive

No 

MM 25-1415 Todd Pressman 1. Applicant Presentation Packet -
Thumb drive

No 

MM 26-0215 Isabell Albert 1. Applicant Presentation Packet -
Thumb drive

No 

RZ 26-0349 Kayla Witkowshi 1. Applicant Presentation Packet -
Thumb drive

No 

RZ 26-0431 Anne Pollack 1. Applicant Presentation Packet No 

MM 26-0432 Justyna Gale 1. Applicant Presentation Packet -
Thumb drive

No 

RZ 26-0436 Annie Barnes 1. Applicant Presentation Packet 
Thumb drive

No 

RZ 26-0436 Sam Ball 2. Revised Staff Report Yes 

MM 26-0441 Kami Corbett 1. Applicant Presentation Packet -
Thumb drive

No 

MM 26-0441 Michelle Heinrich 2. Revised Staff Report Yes 
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APRIL 27, 2026 – ZONING HEARING MASTER 
 
 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, April 27, 2026, at 6:00 p.m., in the Boardroom, 
Frederick B. Karl County Center, Tampa, Florida, and held virtually. 

Susan Finch, ZHM, called the meeting to order at 6:00 p.m. and led in the 
pledge of allegiance to the flag. 

A. WITHDRAWALS AND CONTINUANCES 

Michelle Heinrich, Development Services (DS), introduced staff and 
reviewed the changes/withdrawals/continuances. 

Susan Finch, ZHM, overview of ZHM process. 

Senior Assistant County Attorney Mary Dorman, overview of 
evidence/ZHM/BOCC Land Use agenda process. 

Susan Finch, ZHM, Oath. 

B. REMANDS – None. 
C. REZONING STANDARD (RZ-STD): 

C.1. RZ 26-0310 

Michelle Heinrich, DS, called RZ 26-0310. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 26-0310. 

C.2. RZ 26-0541 

Michelle Heinrich, DS, called RZ 26-0541. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 26-0541. 

C.3. RZ 26-0609 

Michelle Heinrich, DS, called RZ 26-0609. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 26-0609. 
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D. REZONING-PLANNED DEVELOPMENT (RZ-PD) & MAJOR MODIFICATION (MM): 

D.1. RZ 25-1061  

Michelle Heinrich, DS, called RZ 25-1061. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 25-1061. 

D.2. MM 25-1415 

Michelle Heinrich, DS, called MM 25-1415. 

Testimony provided. 

Susan Finch, ZHM, closed MM 25-1415. 

D.3. MM 26-0215 

Michelle Heinrich, DS, called MM 26-0215. 

Testimony provided. 

Susan Finch, ZHM, closed MM 26-0215. 

D.4. RZ 26-0328 

Michelle Heinrich, DS, called RZ 26-0328. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 26-0328. 

D.5. RZ 26-0349 

Michelle Heinrich, DS, called RZ 26-0349. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 26-0349. 
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D.6. RZ 26-0431 

Michelle Heinrich, DS, called RZ 26-0431. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 26-0431. 

D.7. MM 26-0432 

Michelle Heinrich, DS, called MM 26-0432. 

Testimony provided. 

Susan Finch, ZHM, closed MM 26-0432. 

D.8. RZ 26-0436 

Michelle Heinrich, DS, called RZ 26-0436. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 26-0436. 

D.9. MM 26-0441 

Michelle Heinrich, DS, called MM 26-0441. 

Testimony provided. 

Susan Finch, ZHM, closed MM 26-0441. 

E. ZHM SPECIAL USE – None. 
ADJOURNMENT 

Susan Finch, ZHM, adjourned the meeting at 8:55 p.m. 
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PARTY OF  

RECORD 



 

 

 

 

 

 

NONE 
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