Rezoning Application: PD 26-0217 (Revised) Hillsborough
Zoning Hearing Master Date: May 26, 2026 County Florida

BOCC Land Use Meeting Date: July 21, 2026

1.0 APPLICATION SUMMARY

Applicant: 75BB, LLC

FLU Category: UMU-20, SMU-6
Service Area: Urban

Site Acreage: 124.017 +/-

(PZI(;nr:r:ruer::ty Apollo Beach, Riverview
Overlay: None

Introduction Summary:

The applicant is requesting to rezoning approximately 124.017 acres of land from AR (Agricultural Rural) and AS-1 (and
Agricultural, Single-Family) to allow fes# three village pockets with designated uses with a total of 428 460 dwelling
units. Village A would permit a total of 80 single-family attached units or 35 single-family detached units. Village B
would allow 380 multi-family dwelling units. While Village C will allow for agriculture with accessory equipment
storage, beekeeping, passive recreational uses, and storage for up to 20 recreational, private pleasure crafts, and utility
trailer vehicles.

S The overall PD is within two Future Land Use Categories. Villages A and B are within
the SMU-6 FLU category and Village C is within both the SMU-6 and UMU-20 Future Land Use categories.

Zoning: Existing Proposed
District(s) AR AS-1 PD: Village A (5.50 PD: Village B (30.94 ac) | PD: Village C
ac) (87.58 ac)
Agriculture,
Beekeeping,
Multi-Family Passive
Typical General Single-Family Slnglie- Single-Family, Multi- Residential Recreatlona! uses,
Use(s) Residential Family Family Residential and Recreational
Residential y Vehicles, Private
Pleasure Crafts,
and Utility Trailer
Storage
Acreage 122.88 1.13 124.01
. . 1 DU per5 Village A: 6.3 - 14.5 u/a (80-35 units)
Density/Intensity GA 1DU per GA Village B: 12.2 u/a (380 units) NA
NA
20 u/a (260 units)
Mathematical 24 Units 1 unit 20-ufa-1d0-units) 380-units 1.0 FAR (566,80 sf)
Maximum* 6 u/a (33 units) 6 u/a (185 units) 6 u/a (447 units)
0.35 FAR (1,137,05
sf)
*number represents a pre-development approximation
Development -
E
Standards: xisting Proposed
I N PD: Village C PD:
District(s) AR AS-1 PD: Village A Village C
\L/\‘;It dts:e /Lot | 517 800 SF/ 150° | 43,560 SF/ 150° | 1,280 — 3,200 SF/ 16-40’ NA NA
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ZHM HEARING DATE:

PD 26-0217 (Revised)

APPLICATION NUMBER:

May 26, 2026

BOCC LUM MEETING DATE:  July 21, 2026

Case Reviewer: Carolanne Peddle

Setbacks/Buff 50’ Front 50’ Front 10’ - 20 Front Southern: 80 ft. North: 10
ering and 50’ R.ear 50’ R.ear 10’ Reér Eastern: 80 ft. East: 10'
Screening 25’ Sides 15’ Sides 5’ — 10’ Sides B/S: 20’/ B South: 10
B/S: NA B/S: NA B/S:5'/A West: 10’
Height 50 50 45 ft/3-stories 60 ft/4-stories 30ft/2-
stories

Additional Information:

PD Variation(s)

LDC Part 6.06.00 (Landscaping/Buffering)

Waiver(s) to the Land Development Code

None requested as part of this application.

Consistent

Planning Commission Recommendation:

Development Services Recommendation: Approvable, subject to

proposed conditions
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APPLICATION NUMBER: PD 26-0217 (Revised)
ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

2.0 LAND USE MAP SET AND SUMMARY DATA
2.1 Vicinity Map

Hillsborough County

Vicinity Map
RZ-PD 26-0217

A'Col\ege Pri
Dyt Folio: 51514.0000, 51514.5000,
51521.0200 + Multiple
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Context of Surrounding Area:

The proposed Planned Development (PD) is located south of Big Bend Road and East of Interstate 75 N where the
two roadways meet. The area is prominently developed with single family dwelling units at various lot sizes to the
south and east of the subject parcels. Though there are properties zoned PD approved for commercial and office
uses to the northeast. The PD’s main accesses are connected to Simmons Loop which boarders the St Joseph's Health
Care Center to the west of their property. The areas north and west of the roadways are also developed with
residential units and the Eisenhower Middle School.
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APPLICATION NUMBER:

ZHM HEARING DATE:
BOCC LUM MEETING DATE:

PD 26-0217 (Revised)

May 26, 2026
July 21, 2026

Case Reviewer: Carolanne Peddle

2.0 LAND USE MAP SET AND SUMMARY DATA
2.2 Future Land Use Map
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Planning Commission

Subject Site Future
Land Use Category:

UMU-20

SMU-6

Maximum
Density/F.A.R.:

20 DU per GA/
1.00 FAR for all single or mixed- use.

6 DU per GA/ 0.25, 0.35, or 0.50 FAR

Typical Uses:

m

Agricultural, residential, commercial, office,
business park, research corporate park,

light industrial, multi-purpose and/or
ixed-use projects at appropriate location

Agricultural, residential, neighborhood
commercial, office uses, research

corporate park uses, light industrial multipurpose

and clustered residential and/or

mixed-use. Office uses are not subject to

locational criteria.
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APPLICATION NUMBER: PD 26-0217 (Revised)
ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

Hillsborough County

Zoning Map

: RZ-PD 26-0217
1

Folio: 51514.0000, 51514.5000,
51521.0200 + Multiple
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Location: Zoning: Permitted by Zoning Allowable Use: Existing Use:
District:
1 DU per 5 GA/ FAR:
North AR, RSC-2 MH NA, 2 DU per GA/ FAR: Agricultural, Residential SINGLE FAMILY R
NA

Residential, commercial, Residential HOA, Municipal,

South PD 23-0522, AR | 6 DU per GA/ FAR: 0.35 S . .
cultural/institutional Residential
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE:

May 26, 2026

BOCC LUM MEETING DATE:  July 21, 2026

Case Reviewer: Carolanne Peddle

1 Nursing, Convalescent,
Extended Care Facility

75)

1- PD 25-0333 1 FAR: .25 2- Multi-Family 1 SINGLE FAMILY R
2- PD 16-0209 2-20u/a 3- Multi-Family 2 -Vacant
East 3-PD 11-0415 3-17.9 u/a Commercial ! 3 -Vacant, Multi-Family
4- RSC-2 MH 4-2 u/a 4- Residential 4 -Residential
5- PD 23-0522 5-6u/a/FARO0.35 . . . 5 -Residential
5 -Residential, commercial,
cultural/institutional
West NA (Interstate NA NA NA
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APPLICATION NUMBER
ZHM HEARING DATE:

BOCC LUM MEETING DATE:

PD 26

17 (Revised)

May 26, 2026

July 21,

2026

Case Reviewer: Carolanne Peddle

2.0 LAND USE MAP SET AND SUMMARY DATA

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)
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APPLICATION NUMBER: PD 26-0217 (Revised)
ZHM HEARING DATE: May 26, 2026

BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT)

Adjoining Roadways (check if applicable)

Road Name Elnassmcatl Current Conditions Select Future Improvements
c ; 7 Lanes Corridor Preservation Plan
ounty .
Site Access Improvements
Simmons Loop Collector - | XISubstandard Road P
- ) Substandard Road Improvements
Urban [ISufficient ROW Width
L] Other
C t 2 Lanes [ Corridor Preservation Plan
ounty Substandard Road ] Site Access Improvements
Mary Lou Dr. Local -
Rural Sufficient ROW Width (for Substandard Road Improvements
Urban Road) L] Other

Project Trip Generation

Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing 467 22 27
Proposed 2,241 185 179
Difference (+/-) (+) 1,774 (+) 163 (+) 152

*Trips reported are based on net new external trips unless otherwise noted.

Connectivity and Cross Access

Project Boundary I:‘ICT:S? Connt(cig:/ti'tc;l;ilccess Cross Access Finding
North None None Meets LDC
South Pedestrian & Vehicular None Meets LDC
East (via Mary Lou) X Pedestrian & Vehicular None Meets LDC
West None None Meets LDC

Notes:

Design Exception/Administrative Variance

Road Name/Nature of Request Type Finding

Simmons Loop/ Substandard Road Design Exception Requested Approvable
Mary Lou Dr./ Substandard Road Design Exception Requested Approvable
Southern Gate/ TD-9 Design Exception Requested Approvable

Notes:
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE:
BOCC LUM MEETING DATE:

May 26, 2026
July 21, 2026

Case Reviewer: Carolanne Peddle

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY

INFORMATION/REVIEWING AGENCY

Environmental: Comments Obiections Conditions Additional
’ Received ) Requested | Information/Comments
. . . Yes [ Yes Yes
Environmental Protection Commission
O No No O No
Natural Resources L Yes L Yes L Yes
No O No O No
Yes [ Yes Yes
Conservation & Environ. Lands Mgmt.
8 O No No O No

Check if Applicable:
Wetlands/Other Surface Waters

Use of Environmentally Sensitive Land
Credit

] Wellhead Protection Area

[1 Potable Water Wellfield Protection Area
[] Significant Wildlife Habitat

[] Coastal High Hazard Area

O Urban/Suburban/Rural Scenic Corridor
[ Adjacent to ELAPP property

O Surface Water Resource Protection Area  [] Other
. o Comments Conditions Additional
Public Facilities: jecti
Received DRIES Requested | Information/Comments
Transportation
Design Exc./Adm. Variance Requested ves L] Yes ves
i ) O No No O No
Off-site Improvements Provided
Service Area/ Water & Wastewater
XUrban [ City of Tampa ves L'Yes O'Yes
) 0 No No No
CIRural ] City of Temple Terrace
Hillsborough County School Board
Adequate C1K-5 X6-8 XI9-12 [CIN/A ves L'Yes L Yes
0 No No No
Inadequate X K-5 [06-8 [19-12 [IN/A

Impact/Mobility Fees

(Fee estimate is based on a 2,000 s.f.
Single Family Detached Unit)
Mobility: $9,183 per unit

Parks: $2,145 per unit

School: $8,227 per unit

Fire: $335 per unit

Mobility: $6,661 per unit
Parks: $1,957 per unit
School: $7,027 per unit
Fire: $249 per unit

Townhouse (Fee estimate is based on a 1,500 s.f., 1-2 Story)

(Fee estimate is based on a 1,200 s.f.
3 Bedroom Duplex Units)
Mobility: $8,178 per unit
Parks: $1,555 per unit
School: $3,891 per unit
Fire: $249 per unit
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026

BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

Comprehensive Plan: Comrr-lents Findings Conditions Ac!ditional
Received Requested | Information/Comments

Planning Commission

O Meets Locational Criteria XIN/A

] Locational Criteria Waiver Requested Yes L Inconsistent | [ Yes

O Minimum Density Met O N/A LI No Consistent No

[I1Density Bonus Requested

LIConsistent [Inconsistent
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

5.0 IMPLEMENTATION RECOMMENDATIONS
5.1 Compatibility

The proposed Planned Development (PD) is located south of Big Bend Road and bordered on the East by Interstate 75
N where the two roadways meet. The area is prominently developed with single family dwelling units at various lot
sizes to the south and east of the subject parcels. The abutting PD 24-0512 to the south was designed to allow access
to continue north through future development into the proposed PD. Though there are properties zoned PD approved
for commercial and office uses to the northeast the design of the exiting PD should provide adequate buffering and
screening to Village A uses. Although the multifamily uses in Villages A and B are not required to increase the building
setback by 2 feet for every 1 foot for buildings greater than 20 feet tall the design, setbacks, and buffering and
screening should provide adequate separation from the single-family residential units to the north, south, and east.

Within Village A, products B, D, and E are single-family detached on platted lots which are not required to comply with
the 2:1 setback based upon the use; however, the proposed building height exceeds the maximum found in
comparable single-family detached standard zoning districts. Product B will feature rear loaded garages, accessed via
an alley which will likely be along the north, west and east boundaries of Village A so as to orient the homes internal to
the project. Conditions of approval require a minimum of 24 feet from the rear loaded garage to the alley, which are
permitted to be one-way or two-way alleys. The Typical Section for a one-way alley requires 10 feet of pavement and
a two-way alley will require 16 feet of pavement. Both Typical Sections also require 5 feet of sod on each side,
increasing the full one-way alley width to 20 feet and the full two-way alley width to 26 feet. Together, the garage
setback and alley provide a separation of approximately 50 feet. Property to the north of Village A is zoned AR and is
undeveloped. It is also within the SMU-6 Future Land Use category, which can consider densities of 6 units per acre
and/or non-residential development if rezoned. Property to the east is zoned PD 25-0333 which is approved for a non-
residential use (nursing, convalescent, extended care facility). Property to the west is internal to the PD and proposes
non-residential/agricultural uses. While not required, the southern boundary along Mary Lou Drive will provide a
buffer with includes decorative fencing and plantings.

Within Village A, products A and C are townhome units and limited to a maximum of 80 units (density of 14 units per
acre). Due to the building form (3 or more attached units), the use is considered multi-family for buffering and
screening purposes. This would require a 20 foot wide buffer with Type B screening and compliance with the 2:1
setback, when compared to standard multifamily zoning districts. Product A will feature a rear loaded garage with the
same setbacks and alley widths required of single-family detached units. In lieu of the 20 foot wide buffer with Type B
screening, a 5 foot wide buffer with Type A screening is proposed. This results in approximately 55 feet of separation
along the northern Village boundary which is comparable to complying with the 2:1 setback (50 feet) and a 5-foot wide
buffer. Property to the east is zoned PD 25-0333 which is approved for a non-residential use (nursing, convalescent,
extended care facility). Property to the west is internal to the PD and proposes non-residential/agricultural uses.

5.2 Recommendation
Approvable, subject to proposed conditions.
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

6.0 PROPOSED CONDITIONS

Prior to certification the following changes must be made:
1. The developer shall revise both PD site plan sheets to show Bullfrog Creek and show/label the area of crossing
as “Prepesed Potential Bridge/Culvert — See Conditions of Approval”.

2. On PD site plan sheet PD-1:

& Within the “Allowable Uses by Vlllage" Vlllage A use list, delete the reference to “Cottages’=Staff

g delete the phrase “Platted or
Unglatted i and add the Qhrase “ AII PIatted or Unglatted” at the end.

b. Revise Variation number 4 to state “Variation to LDC 6.06.06 to allow a 5’ Type A buffer along the
northern boundary line of Village A in lieu of the required 20’ Type B buffer in the event Village A is
platted or unplatted.”

3. On PDsite plan sheet PD-2:
a. Revise the inset titled “Two-Way Alley” to instead state “Two-way Alleway for Units Not Fronting a
Street or Driveway” and replace note 1 with a note which instead reads “See Conditions of Approval.”

b. Revise Note 1 within the “Platted A Dimensional Standards” table, to add “No accessory structures
shall be permitted within a front or side yard which provides vehicular access.” to the end of the note.

c. Revise Note 6 within the “Platted A Dimensional Standards” table, to replace the words to correct the
note to reflect the inset title change per condition 2.a., above.

Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted
May 05, 2026.

1. The development consists of 3 Villages which shall permit the following uses:
e Village A: 80 single family attached dwelling units, or 35 single family detached dwelling units
e Village B: 380 multifamily dwelling units
e Village C: Agriculture (with accessory vehicle equipment and storage), Beekeeping, Passive

Recreational uses, and Recreational Vehicles, Private Pleasure Crafts, and Utility Trailer Storage for
up to 20 total vehicles

2. Within Village A, the following platted residential use types may be permitted subject to compliance with the
residential development standards below by use type and other conditions herein this zoning:

2.1 Product Type A, Single Family Attached (townhome) (Rear Loaded Only).

Minimum lot size: 1,280 sf

Minimum lot width: 16 ft.

Minimum lot depth: 80 ft.

Minimum front yard setback: 10 ft.

Minimum side yard setback: 10 ft (external to property line)
Minimum rear yard setback: 10 ft.

Minimum corner setback: 10 ft.

Minimum garage setback: 20 ft.
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE:
BOCC LUM MEETING DATE:

May 26, 2026
July 21, 2026 Case Reviewer: Carolanne Peddle

Maximum lot coverage: 85%

Maximum Height: 45 ft/3-stories

Buffering and screening: 5’ buffer with Type A screening required along northern Village A boundary. If
platted, tFhis buffer shall be platted as a separate tract to be owned and maintained by the HOA
or similar entity for the purpose of screening installation and maintenance.

2.1.1

2.1.2

2.1.3

No front or side yard vehicular access shall be permitted.

All dwelling units constructed in accordance with these standards shall abut a roadway
(along the front of the unit) complying with one of the Transportation Technical Manual
(TTM) Typical Section standards. Additionally, dwelling units shall be served by an alleyway
in the rear. One-way alleyways shall comply with the TTM TND-1 Typical Section. Two-way
alleyways shall also be permitted. Two-way alleyways shall generally comply with the TND-
1 Typical section; however, the pavement width shall be increased to a minimum of 16 feet.
All rear loaded units not fronting a street shall instead be accessed using the wider alleyway
section as shown on the PD site plan and shall front on a continuous sidewalk system with
a minimum width of 5 feet. Such continuous sidewalk shall connect to a sidewalk within a
roadway at both ends of the continuous sidewalk. Such sidewalks shall be privately owned
and maintained with easements sufficient to grant rights of ingress/egress to each
homeowner taking pedestrian access from such sidewalk system. Sidewalks may
perpendicularly cross but otherwise shall not be permitted within or running adjacent to
alleyways.

Rear setbacks for garages (whether attached or detached) shall be increased as necessary
to provide a minimum of 24 feet between the far-side edge of alleyway pavement to the
face of the garage. If units have garages and driveways within which cars may park, or only
driveways within which cars may park, see related Condition 2.6.

2.2 Product Type B, Single Family Detached — (Rear Loaded Only)

Minimum lot size: 2,880 sf
Minimum lot width: 32 ft.
Minimum lot depth: 90 ft.
Minimum front yard setback: 10 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories
Buffer and Screening: None

2.2.1

2.2.2

No front or side yard vehicular access shall be permitted.

All dwelling units constructed in accordance with these standards shall abut a roadway
(along the front of the unit) complying with one of the Transportation Technical Manual
(TTM) Typical Section standards. Additionally, dwelling units shall be served by an
alleyway in the rear. One-way alleyways shall comply with the TTM TND-1 Typical Section.
Two-way alleyways shall also be permitted. Two-way alleyways shall generally comply
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with the TND-1 Typical section; however, the pavement width shall be increased to a
minimum of 16 feet. All rear loaded units not fronting a street shall instead be accessed
using the wider alleyway section as shown on the PD site plan and shall front on a
continuous sidewalk system with a minimum width of 5 feet. Such continuous sidewalk
shall connect to a sidewalk within a roadway at both ends of the continuous sidewalk.
Such sidewalks shall be privately owned and maintained with easements sufficient to grant
rights of ingress/egress to each homeowner taking pedestrian access from such sidewalk
system. Sidewalks may perpendicularly cross but otherwise shall not be permitted within
or running adjacent to alleyways.

2.2.3 Rear setbacks for garages (whether attached or detached) shall be increased as necessary
to provide a minimum of 24 feet between the far-side edge of alleyway pavement to the
face of the garage. If units have garages and driveways within which cars may park, or only
driveways within which cars may park, see related Condition 2.6.

2.3 Product Type C, Single Family Attached (townhome) (Front Loaded Only).

Minimum lot size: 1,280 sf

Minimum lot width: 16 ft.

Minimum lot depth: 80 ft.

Minimum front yard setback: 20 ft.

Minimum side yard setback: 10 ft (external to property line)

Minimum rear yard setback: 10 ft.

Minimum corner setback: 10 ft.

Minimum garage setback: 20 ft.

Maximum lot coverage: 85%

Maximum Height: 45 ft/3-stories

Buffering and screening: 5’ buffer with Type A screening required along northern Village A boundary.
This buffer shall be platted as a separate tract to be owned and maintained by the HOA or similar
entity for the purpose of screening installation and maintenance.

2.3.1 Buildings shall contain a minimum of 3 attached units and a maximum of 8 attached units.

2.3.2. If units have garages and driveways within which cars may park, or only driveways within which
cars may park, see related Condition 2.6.

2.4 Product Type D, Duplex (Front Loaded Only).

Minimum lot size: 1,200 sf

Minimum lot width: 20 ft.

Minimum lot depth: 60 ft.

Minimum front yard setback: 20 ft.

Minimum side yard setback: 5 ft (external to property line)
Minimum rear yard setback: 10 ft.

Minimum corner setback: 10 ft.

Minimum garage setback: 20 ft.

Maximum lot coverage: 85%

Maximum Height: 45 ft/3-stories
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Buffer and Screening: None

2.4.1 Setbacks for garages (whether attached or detached) shall be increased as necessary to provide
a minimum of 20 feet between the closest edge of the sidewalk and fagade of the garage. If
units have garages and driveways within which cars may park, or only driveways within which
cars may park, see related Condition 2.6.

2.5 Product Type E, Single Family Detached (Front Loaded Only).

Minimum lot size: 3,200 sf
Minimum lot width: 40 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories
Buffer and Screening: None

2.5.1 Setbacks for garages (whether attached or detached) shall be increased as necessary to provide
a minimum of 20 feet between the closest edge of the sidewalk and facade of the garage.
Additionally, no portion of any structure on that same frontage (including porches or other entry
features on that frontage) shall be closer than 15 feet from the closest edge of the sidewalk. If
units have garages and driveways within which cars may park, or only driveways within which
cars may park, see related Condition 2.6.

2.6 Notwithstanding anything herein to the contrary, for all units where vehicles will be permitted to park within
residential driveways, such driveways shall meet the following minimum requirements:

2.6.1 For front and side loaded units, such driveways shall be a minimum of 20 feet long as measured
between the fagade of the garage (or fagade of that portion of the structure adjacent to the
driveway where no garage is present) and the closest edge of sidewalk. Additionally, no other
portion of any structure shall be permitted within 15 feet as measured from the closest edge of
the sidewalk; and,

2.6.2  For rear (alley) loaded units, such driveways shall be a minimum of 20 feet long; however, in
order to ensure sufficient backing and maneuvering distance, such minimum length shall be
increased as necessary to ensure there is a minimum of 24 feet between the far-side edge of
alleyway pavement and the point at which the minimum 20-foot-long driveway begins.

3. For non-platted residential development (multi-family) within Village A, uses may be permitted subject to
compliance with the residential development standards below and other conditions herein this zoning.

Minimum setback to northern Village A boundary: 10 ft.

Minimum setback to southern Village A boundary: 20 ft.
Minimum setback to eastern Village A boundary: 10 ft.
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4.

Minimum setback to western Village A boundary: O ft.

Minimum building separation: 10 ft.

Maximum Height: 45 ft/3-stories

Buffering and screening: 5’ buffer with Type A screening required along northern Village A
boundary

* Building height shall be exempt from the 2:1 setback increase requirement of LDC Sec. 6.01.01

3.1 Notwithstanding anything herein to the contrary, for all units where vehicles will be permitted to park
within residential driveways, such driveway shall meet the following minimum requirements:

3.1.1 For units constructed in the style of traditional front loaded single-family dwellings, townhome

3.1.2

units and/or duplex units (i.e. with access via a front loaded roadway or a front loaded
driveway), such units shall be constructed such that the driveway serving each individual unit
shall be a minimum of 20 feet long as measured between the facade of the garage (or facade of
that portion of the structure adjacent to the driveway where no garage is present) and the
closest edge of sidewalk. Additionally, no other portion of any structure shall be permitted
within 15 feet as measured from the closest edge of the sidewalk; and,

For units constructed in the style of traditional rear loaded single-family dwellings, townhome
units and/or duplex units, (i.e. vehicular access via an alleyway and pedestrian access via a
traditional roadway or driveway in the front) such rear access driveways shall be a minimum of
20 feet long; however, in order to ensure sufficient backing and maneuvering distance, such
minimum length shall be increased as necessary to ensure there is a minimum of 24 feet
between the far-side edge of alleyway pavement and the point at which the minimum 20-foot-
long driveway begins.

Additionally, where a unit is accessed via an alleyway that does not front a traditional roadway
or driveway in the front, and an alleyway is the sole means of access, then all such rear loaded
units not fronting such facility instead be accessed using the wider alleyway section as shown
on the PD site plan and shall front on a continuous sidewalk system with a minimum width of
5 feet. Such continuous sidewalk shall connect to a sidewalk within a driveway or roadway at
both ends of the continuous sidewalk. Sidewalks may perpendicularly cross but otherwise shall
not be permitted within or running adjacent to alleyways.

For multi-family units within Village A constructed in the style of duplex units, single-family detached units, or
single-family attached units with fewer than 3 units in each building, such units may not be subdivided in the
future unless they abut a roadway (along the front of the unit) complying with one of the Transportation
Technical Manual (TTM) Typical Section standards.

Notwithstanding anything shown on the PD site plan or herein these conditions to the contrary, within Village
A, alleyways shall be designed as necessary to ensure that fire trucks, garbage trucks and other larger vehicles
can safely turn around/travel through the site.

6. Village B shall be subject to the following development standards:

Maximum number of units: 380 DU

Minimum setback to southern Village B boundary: 80 ft.
Minimum setback to eastern Village B boundary: 80 ft.
Minimum building separation: 30 ft.
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Maximum Height: 60 ft/4-stories
Minimum rear / side setback for garages: 20 ft.
Maximum height for garages: 20 ft. / 1-story
* Garage setbacks shall be measured from the exterior Village B boundaries
** Garages may be installed within the vehicular use area in place of parking, provided
they meet the height and setback requirements as outlined above
*** Building height shall be exempt from the 2:1 setback increase requirement of LDC Sec. 6.01.01

7. Village C shall be subject to the following development standards:

Minimum setback to northern Village C boundary: 10 ft.
Minimum setback to southern Village C boundary: 10 ft.
Minimum setback to eastern Village C boundary: 10 ft.
Minimum setback to western Village C boundary: 10 ft.
Maximum Building Height: 30 ft/2-stories

8. Buffering and screening shall be provided as shown on the general site plan.

9. Due to the way traffic impacts were studied, all units constructed within Village B shall be constructed within

apartment style buildings with a minimum height of four (4) stories. Apartment style buildings less than four
4) stories may be permitted provided the total number of trips generated by development within Villages A
and B do not exceed 2,237 average daily trips, 184 a.m. peak hour trips, and 178 p.m. peak hour trips. M=

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

11. The project shall be served by and limited to four (4) connections to Mary Lou Dr. as shown on the PD site
plan. The location of access points serving Village A shall be adjusted (if necessary) at the time of
site/construction plan review to meet minimum access spacing requirements and, to the greatest extent
possible, minimize headlight impacts to the single-family homes on the south side of Mary Lou Dr. from
vehicles exiting Village A, unless otherwise approved by the County Engineer. Such access connections may be
gated and, if so, shall comply with Typical Detail — 9 (TD-9) design requirements as found within the
Hillsborough County Transportation Technical Manual (TTM). Additionally, the project shall be served by and
limited to one (1) connection to Autumn Ridge Ave. Such connection shall be gated, and such gate shall
comply with the standards which are the subject of the Design Exception (DE) referenced within Condition 12,
below.

12. Access to Village C shall be sia-the-secess-easement as shown on Sheet PD-2. At the time of site/construction

plan approval, and based on the uses ultimately developed, the County shall determine the type and
configuration of vehicular/pedestrian access necessary to serve such uses. e This may require the developer

shalbe—reqguired to construct a commercial driveway (to include pedestrian connection) serving Village C to
appliable standards between Village C and Mary Lou Dr. Such facility serving Village C shalreguirethe
deyelepershall may also include construction of a bridge/culvert over Bullfrog Creek Rd. (to be reviewed and
approved by Hillsborough County), as indicated on the PD site plan. Fae Any bridge/culvert shall be privately
owned and maintained and meet Transportation Technical Manual (TTM) and other applicable requirements,

unless otherwise approved by the County Engineer.

13. Internal transportation facilities shall be privately owned and maintained.

Page 17 of 23



APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle
14. Construction access shall be restricted to those access connections to/from Mary Lou Dr. shown on the PD site

15.

16.

17.

18.

19.

plan. The developer shall include a note indicating same on each construction/site plan submittal.

Prior to or concurrent with the initial increment of development, the developer shall be required to construct a
northbound to westbound left turn lane on Simmons Loop.

Project development may be phased. As such, concurrently with each increment of development, the
developer shall submit a trip generation and site access analysis which examines turning movements at the
intersection of Simmons Loop and Mary Lou Dr. Such analysis shall examine existing plus project traffic and be
used to determine whether a southbound to westbound right turn lane is warranted pursuant to LDC Sec.
6.04.04.D. to support that increment. The developer shall construct such turn lane concurrently with the
increment of development triggering such warrant. Additionally, the developer shall construct a 5-foot-wide
keyhole bicycle lane concurrently with the addition of the right turn lane. This condition may require the
developer to dedicate and convey or otherwise acquire additional right-of-way to achieve full project buildout.

If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30, 2026)
which was found approvable by the County Engineer (on May 11, 2026) for the Mary Lou Dr. substandard
roadway improvements, and which permits deviations from the TS-3 Typical Section standard, non-residential
subtype. As Mary Lou Dr. is a substandard local roadway, the developer will be required to improve the roadway
(between the project boundary and Simmons Loop) prior to concurrent with the initial increment of
development, consistent with the Design Exception. Specifically, the developer shall:

a. Widen the roadway such that there are 12-foot-wide travel lanes;

b. Construct Type-F curb on both sides of the roadway

c. Construct a 5-foot-wide sidewalk along the north side of the roadway; and,

d. Construct a 6-foot-wide sidewalk along the south side of the roadway, adjacent to the F-curb.

If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30, 2026)
which was found approvable by the County Engineer (on May 11, 2026) for the Simmons Loop substandard
roadway improvements, and which permits deviations from the TS-4 Typical Section standard (for 2-lane,
undivided, urban collector roadways). As Simmons Loop is a substandard collector roadway, the developer will
be required to improve the roadway prior to concurrent with the initial increment of development, consistent
with the Design Exception (except that the southbound right turn lane will be constructed when specified in
Condition 16). Specifically, the developer shall:

a. Extend the curb and gutter, bicycle lane and sidewalk on the west side of Simmons Loop, from their
current terminus south of the project to the southern boundary of folio 77743.0100 (for a distance of
+/- 100 feet); and,

b. Dedicate and convey to Hillsborough County 35 feet of right-of-way along its Simmons Loop frontage.
If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30, 2026)
which was found approvable by the County Engineer (on May 11, 2026) for the Autumn Ridge Ave. gate

design, and which permits deviations from the Typical Detail — 9 (TD-9) standards for gated residential
projects. The developer shall construct the gated entrance consistent with the Design Exception.
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20. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the Environmental
Protection Commission of Hillsborough County (EPC) approvals/permits necessary for the development as
proposed will be issued, does not itself serve to justify any impact to wetlands, and does not grant any implied
or vested right to environmental approvals.

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

22. Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending formal
agency jurisdictional determinations of wetland and other surface water boundaries and approval by the
appropriate regulatory agencies.

23. The development is adjacent to a privately owned preservation area and shall be subject to compliance with LDC
Section 4.01.11. tand-= b on-profitconservation-organization-and-helc

24.26= If the notes and/or graphics on the site plan are in conflict with specific zoning conditions and/or the 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.

25.2% In accordance with LDC Section 5.03.07.C, the certified PD general site plan shall expire for the internal
transportation network and external access points, as well as for any conditions related to the internal transportation
network and external access points, if site construction plans, or equivalent thereof, have not been approved for all
or part of the subject Planned Development within 5 years of the effective date of the PD unless an extension is
granted as provided in the LDC. Upon expiration, re-certification of the PD General Site Plan shall be required in
accordance with provisions set forth in LDC Section 5.03.07.C.
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Zoning Administrator Sign Off:

G e oy

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

Agency Number Violation Status

Code Enforcement*

None current or pending

Building Code Compliance*

None current or pending
[ Violation(s)

Natural Resources*

None current or pending
[ Violation(s)

EPC*

None current or pending
[ Violation(s)

Page 21 of 23



APPLICATION NUMBER: PD 26-0217 (Revised)
ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

8.0 PROPOSED SITE PLAN (FULL)

Page 22 of 23



1120-9¢

S4NG90 FOVTTIA 40 ININAOTIATA TLINN FOVTIA ANY NI GIMOTIY 38 TIVHS SISN TWNLINORIOY WRSALNI ‘62
108 LNZMAOT3AZ0 LIS 30 3L 3HL 1Y
(G3NINN3L30 38 OL NOILVANDIINGD ANY NI 30V N3O ONY ‘NOLLNZLZ: ‘NN 'SONIGTING 40 NOLLYNIZHOD ANY 30NTONI AVK Y3y S38N 8 30V TIA 22

QN LT3HS €64 ADI10d N4 HLIM JONVGHODDV NI S3SN 40 XIN ¥ GFHIAISNOD 38 OL NYd SIHL 04 GFHIND3 38 LON TIVHS ONILLYId ‘92
SIRNVONNOE Td ONOTY TZHMANY

31U 38 AV SSTOOW NVHLSIO3d ONY TTOADIS OLNYId 3118 0 FHLNO A w
SNOLLINOD ONY Nvid

Nv1d ad ELTS AT 1430X3 3002 LNIWAOT13A3A ANV 3HL 4O SINIWIHINDIY IHL MOTIOH TIM INFWHOT3AA TV $2

‘G3NIVLNIVA ONY G3NMO ATALYARS 38 TIM SIARKQ SS300V L03r0Md ‘E2
'IN3WJOTVAI0 40 SISVHA HLIM GILVIDOSSY SLNINIAONANI 0 ONIWLL HO3 TVAOHddY 40 SNOLLIGNOD T3S ‘TISVHA 38 AVIW LOINOUd SIHL 72

NI3H 031410395 FSIMHFHLO SSTINN (E-01) 6 - V130 TWOIJAL (WLL) TYIINVIN T¥OINHO3L NOILYLNOSNYAL i, NGB A3 1 SO Y SN i 15 NOUS38 VS 30

GNY “9'0"1 ALNIOD HONOYOBSTIIH 3HL NI 38 11 S3L¥0 ANV 21901 NOLLJO L SSNIEIR 302N KL 112 avomonsy
NIZH2H 03QINONd NN 3000 13 ONN3NG 0z oo 1eva6s 30w . 50 3004 ¥ NOLARIE)
ININAOT3A3A

(G3NNYId JHL 40 NOLLHOG ANY ¥O T1Y 40 SH3H0T3A30 NV SHINMO IAISSI00NS TIV NO ONIONIS 38 TIVHS (S)INIWNO0Q VS “IVAONddY

NIWOTINI 0 3IL IHL LV OL G33UOY N3I8 LON SYH HOIHM ONTENd TV3N39 3L OL FSNIdXE ANY LNOHLIM LNFNAOTIAIA 3HL 40 NOLLITAHOO THL 57150 SO SOY 1675 NNIVINGD

NSN3 OL ¥0 'SIOVINGD 'SINYNINOD ‘SINFWIRIOY LOVNS TIVHS HIdOT3A3 ‘FSN3X3 SOMBNA TWHINTD IHL LY GINIVINIVH UNNO38 40 INIOG 1L 0L 353 L5901 40 SHVLSIO LG9 01334 5 30 IONVISIOY 30597991 43348172 40
1m0 o o yanoo Aseser 4 peeas 40 031430 G30INOd 38 LON TN SY3Y 3S3HL 1301 HIZHL NIHLIM G31¥00T SMOLISIA HI3HL HOIONY SINVANO00 3HL A8 351 NOWOD 04 3 r o 3
SOV Sy TIEIsNOdS 3 38 “E0wvd st
530, o esueary ‘3702 38 OL ANVONNOR LOTNOtd JHLNIHLIM SIINLONALS SNLLSIXA TV '8l
SO [P P11 10 IS (VLYQ TS /AIANS TIBVIVAY ONY SHAVOOLOHd TVRI3V

y
34 toreo fueser 1O¥: G3NIV1H0) JLYWIXOddY V3V SIRVONNOR LOIMOkd 3L 40 1333 051 NIHLIM SAYMIARI ONY ‘SAYMQYON 'SONIGTING SNILSIXE 50 NOLLOII3D “Z)

‘SLYIXONGdY 34V ‘SIRVONNOR LO3ON FHL 40 1334 051 NIHLIM MO ‘SIRVONNOR 1O3rONd 3HL NIHLIM SIHNLYZS
WHNLYN ¥2HLO HO 'SY3HY LVLIBVH ONYIdN S NY 40 NOLLOIEA 91
NV1d 3HL NO NMOHS 3lv S3LLITI0V SSI00V O3MVHS ONLLSIX3 'St
NMOHS 3V 031100 0 035070 38 OL JSOHL ONIGNTON 'SSTUOISSIIONI 40 SLNIOJ QIS0 NV ONLLSIXI ‘71
035040%d 34V S3LIS T00HOS AN O SONY] v AN ON 'E1
‘03504O2d 34 SNOIS30 TVHNLOALIHONY OI4I03dS ON '2h
‘Q¥OM ON38 918 ONOY 0350d0Nd S FHLNHLM S "
/860108 103103 3HL 40 05L NLIN ¥ 9vaNT0
19370Md FHL NIHLIM G31¥00" WOI90T03HOUY 4O ON 3V RAFHL 01
103r0¥d 3HL OL INFOVIQY ¥O LO3r0N FH1 ONZHY JIHL 6
'ALNNO HONOXOBSTIIH A8 OININHILIA SY V3Y JALLISNIS JNMTOA HO JALLISNIS MY3d ¥ NIHLIM 03L¥O01 LON §1 Y34Y 1O3rONd IHL @

SV
Y SUIBIX3 S3ONOSIH VNIV

YUY ONINNY Y
ALINTHAOD NOLNOSEIO!

noTI03 v aza0s:

J13vd 35N ONEZ QN YOO ALNNOD HONDBOBSTI

30VAHS 4O YUY NOILOILON QTIITIIM K3V TTGVLOA ‘ man v 0N 8 VAN LOSMONa L L R
VMY VLIV AT LVOLINGIS SNVINOD VaWY 1oFONd SHL 8 AN aoEovTI
VAN QuNZH HOW WLS0OY NI 03l H
aa0 - S3ULTLN USLYISLOVINNALYM SALNNOD SHL 0L LONNOD T NV
vy or Svay H3HL 1S1103r08d 3L Q3LYO0TSI 103r0Nd '+
SIS0 AYTH3AO NY NIHLIM G3LVO0 LON 1 193r0Hd
NI ALINTINGO HOVE OTIONY GNY N SHALSAS SOMY3HY SHORSHLNOS VaMY ONNAY A ALINAOD MSINUBAN SHL N GALV001 8 1oarond &
(G3US3N034 51 ALVONNO MY INSNIHZHANOD SHLNI XTI ON 2 UEEW  VEIYAOR WLV AV e novao |
ausm sy 4 00900 Sy NS RN

S310N a0 | ovisor Va3 SS0H VS0
‘2 39vTIA mso ]

WOGVaga VauY oV

"M3A3 NY1d 3LIS 20 3WLL 3HL LV G3NONddY SIMEZHLO SSTINN 00509 00T NI GINLLNO SV 0301A0Hd 38 OL ONDRIVa|

I oveze V3V ATO8 UILYM 3OV NYIY vl VIV ATOS HILYM IOVH NYIV
ovavsz VIV ONVILIM v 000 VRV ONVILIM fovie
G3LLYIANN SNIVINM ¥ 3OVTIA LN3N3 3HL NI ¥34408 8 JdAL 0 O3MINDY IHL S0 X T o ad BT oveeoe VI ONVIN ovory V3RV NN e~
311NV 39V TIIA 50 NI AMVANNOE NYZHLMON 3HL ONOY ¥34:N18 ¥ AL § ¥ MOTIV OL 90'90'9 001 OL NOLLVINVA ¥, S (21507 Stid) (22502) Qa GLEVBVLLLD oves s VUV SSOHO oV 0ss VUV SSOHO (dAL) vauv.
2 39VTIIA 40 AMVONNOB (2250°62) O 0B IBYLLL0 5 39v1IA ¥ 3oV T anvian

(zz50°62) O] 20 1-8vLLLO 939vTIA
(2250°62) O] YEELBYLLLD NWOCHIVIYE VIHV FOVTIA SIS EFERETEBANAY

(2250°62) Ol 0B BYLLL0

(2250°62) O] 69 1-8YLLL0
(z250°62) O O6E1-BYLLLD \
(2250°€2) Q] Z681-8YLLL0

3¥IIN3 3HLONO ¥3::N8 8 JdAL 07 ¥ IQIAONA OL INIWFHINO3 3HL IAOWIH OL 80909 I0T WO NOLLYRIVA '€ -
G350d0%d SI INIAY ORI NANLAY W03 SSI00V ILYO UTHM VIY HLNI G IVTIA 50 AMYONNOB
NYIHLNOS 3HL ONOTY ¥33:N8 8 IAAL 07 ¥ 30IAONA OL INIWFHIND3 3HL IAOWSY OL 9090 IGT WO NOLLYIMVA 7
8 39VTTIA 40 AMYONNO NY3HLNOS 3HL 50 NOLLYOS ¥ ONY AUYONNOB

s DOV Ni31S3 311 ONOTY H34408 8 3dAL.0Z ¥ 300N OL LNINIHIND 3HL INON3H OL 9090’9 D0 NOXA NOLLVIRVA '+ -

P o ROV
(2250-¢2) d| ¥6EL-8YLLLO0
SHIAVM B NS _|(z150+2 S¥d) (2260-62) Od| 96€1-8YLLL0
NVd Gd 3HL NO 0314103dS. 144na| NS 0000°515150 T
¥ 38 TIVHS IIHL 3L 38 .| NS v 0LLZS150 s, 0
- [(z200-22 S¥d) (8550-70) G3NIVANIVW V3HY VL3 Petatetetsdy! 05
o6 /samoIS T LHOIEH ONITING WONIXYIV - ALNNOD QYO HOLO=TIOD W JunLoNIS 002
] o AMVONNOE 9 FOVTIA L3N
5 o AHVONNOG 0 30VTIA KINOS _ e K 1
3 o AUVONNOG 0 30VTIA LSV3 - ‘SINV1.4) ‘OVOM U3TINGNN 3NV1Z Ivi3a o5 [ARRRERER RS IRS
23N o “AUVONNOE O OVTTIA HLNON 4007 SNOWNIS oSl ENI
23Q ‘SYOVELIS ONIGTING WNWINI s Sk
igw ” m VI
bEIS Lo3ovun : Souanos HW eRioarey R
S NOLLA3OX3 NOISIA NV SISATYNY [ [/ Sl Al
os UHOISH 3L L33 ASHL OZOIACE SNV 40 F0VTd NI VI 351 BYTNOINIA FHL NIHLIM OFTIVLSNI 30 AV STOVEVOL. I AN A Y oot &z a6 o o
S - SN LNVOVA ‘35N ONILSIX3.
2 0z '+« LHOIFH WNINIXVIN SIOVHVO AHOLS INO - ONNOBHLKON LOMELENOD 01 34013130 \VYM% 9IS N4 (dAL) SYIHY ONVIdN
] 0 ~0v8135 30iS MOLS INO STy 4 wvennoz 3HL NIHLIW ¥N200 T
g e ses 2521 300890 BNE g
ANV ¥3d ‘SHOVELIS ONIC - NVOVA ‘38N ONLLSIX3 OOROCR0 oS
na ose N ool fririalea il AR
n S - (aa mainau o [y B 2
P - oL Loarens stovan [+[1) Jrlririe [l
N0 - = awuanazsocons 7 2 JOVTTIIA (e
LIS 40 3903 NV IIVMSOTS g - fopa! R
OL ALY SIOVHYO ONY SAVAIIANA ONIGTING 3O NOLLYOOT ONIGHYOI TVAOHAAY 338 \ S
Sv/SAMOLS © 4 | ]
o NOLLYSVA3S SNIGTING AOHININ - 3 .__> ARONRY
AMYONNOR Od NY31SIM - _, eraretatelel!
0z 1+ OV E70. RS0SeSeSeSeS X0
I o v Gavw H.mwvu.% AT
a = ob T = — m:swc ettt LOLICICIoP
28 N SIOVELIS ONTTING AN - o QR
&3 < (G3HOV1I0 ATWY TTONIS) N0 SE A Y r ool 1) MEOT
2g Ie) 40 (Q3HOVLLY ATWNYA 319NIS) N 08 SN 4 ueihs
353388882 - R
233333836 SHVONVLS INGNGOT3NI0 MOT3E IHL 40 NI Z°0d LI3HS o Jwesons | omns eswessdsoiad el o | N L
I INIWJOTINI] LT WOIGAL SHL OL ¥334 NIHL G3LLVTd 36 OL GIS0d0¥H SI ¥ IOVTIA NIHLIM INFWAOTIATA 41 P wwwg\ foiniil GINVINIVI 1004
222888880 INVOYA 350 NS — ==t L VHGSY ‘SLVISHINI MO OITENG 1 257
BE3553858 w3ovin noNs === jesed R LG L vV 55 2 QVON CAOIG 819
EERAAAAN] v e - rsv'oNnoz | s < SIS
&2 N 000027120 rovson
89 @ STTOHIA WLOL 07 - FOVHOLS ¥ITVL ALITN ONY SLIVO ST A f.mm{
29 s3sn - ' R
@ N 338 - I RN .\
(39VHOLS ONY INZWAIND3 TT0IHIA AHOSSIOOV HLIM) FHNLINOMOY <0 s 06811 2628 HO0E/ 4O _ R SN -
] o611 IWOH TIGON 38N SNILSHE ”
23ovTIA - rco) el se\avio 25NVGHO90Y NI 3G 101 s s i L awiisn
<oV AHOLS N0 - o aul verT e AV FAOHAMI OL ¥34OTIAZ / et i
92/ :L03r0Md (N0 086) SLNZLHVAY ATINYLINN 62) ad| o e |/ TTH — 0000°+15150 ‘ _
50 0o OoLIGvLLD .
azovTin - ) 4550/ 86642 H00B/ HO ) i
Q S LT 3noH TsON 2 i
9 (10S€) G3HOVLIQ ATV FTONIS ¥O (N 08) SIKIIAN ‘SIOVLLOD 'SINOHNMOL ‘GZLLYINN HO ULV Id 0 0d) 9NS M3
2) 0ol 7L 65120 v ooz P JOVTIA
8 = H v 30vTIA| - ) o] 2811-8v 2220 0510002210 HonounL '
g N - 2) ad] 081182120 ey H
. 5 W TOVTIA G SIS TRV wodsmwe o — oy
€0 N (ovina 126 na oor - 2) 0o 021180210
oW naszs N4 AG ALISNIQ F18VMOTIV XVH | |(2150-v2 S¥a) (2250€2) Od| rLLLO A¥YONNOS Gd —
€23 ¢ nace i sovnasx  seix ovesie onns| (egsuree) ad| ZZVEOPLLLD
€Y,rED naos s Sownax  seix  ovole oznnn (egs0o2) ad] 0L EPLLLD ovsoss
el g - (zz5062) O] 891 8YLLL0 08 HIALYM
R Z NOIVANG 75 AISSINVALISNEG, > o
H4aA NS K1 TR0 Sv_ [osceniaio 3V NIV . Jaovae
Do ONT 3 ad BNNGZ 3504084 ) (613001) Gl 0000 G2LLL0 VSO
N 1 b4 v 00L0EVLLL0
] V3MY ONYILIM OV 91'8Y / V35V ONVIdN 6619/ V3MY SSOMO OV SL60L S-S - v 0000-EvLLL0
T war o A V3HY ONVILIM OV 25'4 4 / V3V ONYAN O 0L/ V3HY SSONO OV LZ7L 02NN TToNISK| osu T0001-Sv2220 H v
o )
2§8 = vovw RRGZSISR o Ssroeril ooumg
a u n u:. SR [ENETS SL0SLD oo
< n & v ez vauy anvien G - OorErLL0
2 e ov 197 :AGOB 3LV 30V NYIA Tt rovor BRI
AnlIoy VeI vagvssowo _| - TovT 60501 G0 vLLL0 2006814 Vanvi AHOLS INOSTISY
g3 M vaviosren - vizi roors P ) 00L€ 3UINS ‘ONT8 ATINE 3 oy — -
NOLLYINOMO
2 Xz n (250 88652 HOOR/ HO | IWOH JUSON 381 X3 / S-NS N1 / ¥V NOZ) 084005240 - - ) ad 000ELLLD O e o NVIMLS3G3d NV T0IHEA
m 1 S {0580 /0L ORI SO/ INVOVA 3511 X3 /WS 014/ 1-SY NOZ) 000022410 1286802207 - ) 0d 0000-v72120 e
a - EYIYES O000902220 Sawviuan STaONV INBOVPQY —- - -
0 — |
S5LE205202 - S0000ELLL0 woo
N (9694 / 2627 OO/ HO / INOH TTIEON ISN X3 / S-S N1 / ¥¥ NOZ) 000071150 ] EE 000 Td 'HONOD LOVING GINIVANIVIV ALNNOD ‘LTVHASY
(6220 5917 HOOGIHO | INVOVA 381X /IS M4 3 NOZ) 0020175150 STEIVA OIS soococsie WIMZLMV MOH OTaNG 7+ 096-L02 ovauv waLm 3ovauns [~ = —— =
Z Toeiseate e2ier A Ly D Gal SL0GELLL0 (SesTia v L ouns [ N
Qvon aNag o1 av s [z R [(o2s -7 Stc) (G029 O] GOOCTELLID s N _ p
40 NOLLO3SHILNI 3HL 40 LSVZHLNOS NOIV30T A 534054 s v 5100000062 NOIS30 TIAD VaNvL 3
FUETTTEN] ] Gz Tlomos [wEeA ] STINONS TN T | g
OO B30 054 NIHLIM 1D31Otd 3HL 30ISLN0 NOLLYVHOANI 350 YT -

seoInIeg Juswdojeraq
9202 ‘L0 KeW panieoay



1120-9¢

zad

ON 133HS

suaxa ad

530, o ssueary
5003 (0S50l P 0 S
3 Gonao fuseser

¥ ¥

SGEVGNVIS
YNOISNZIO v 39VTIIA G3LLYTd
9 310N HLIM G3LVIOOSSY ATTIV AVMOML

SION

S —————
G0 Suno

NOBER 4 NoBE 4
s 5 K s

LOVHLATTIV 08

sin
TET AVM ML

—teds

0 ANVONNOB 0d NLSIM 76
07 AMYONNOR 0d NZHLNOS €6

o AMYONNOB 04 ISV3 76
o ASVONNOB Gd HLNON 1’6
'SMOTIOS SY G30IA0Hd 38 GTNOHS ASYONNOR Od JHL WOMA SYOVALIS ONIGTNG 6
SIVMI0IS OL NI 40 NOLLYOOT SNIGHVO3Y TWAONdeY 4O SNOLLIGNOD 335 '8
ONDRYA AVAIAINA ¥O3 MOTIY OL F1BYOIIAAY SV 3N LOVAL AFTIV SO SVAM3AIS 40 X0¥8 3HL ONIH3E 02 30 WNWINI ¥ GLYO0T 38 TIVHS SIOVID TIV 2
L33HS SIHL NO V130 AZTIV AVM OML, 3HL NO G3IAO VIN3LI4O SHL SLI3N LVHL ASTIV AVAM OMLY OL IN3OVTQY 3 LVHL SQUVA
W3 3AYH ONY NOLLOS AVMAVON WLL Y OL YHOMLIN ¥TYA3AIS SNONSILNOD v OL SS300V NILSIq3d ¥ IAVH TIVHS SLOT IHL 'ONIMOTIOH THL GICIAONA AUYANNOE Od
JHL SLNBY QYA INOXS JHL HOIHM HO4 8 3dAL ONY ¥ 3dAL SLONGONd 38 LON TIVHS HINIMOH TWOIIAL (ML) VANV
TWOINHOL NOLLYLHOGSNY¥L 3HL 30 INO HLIM SIANOD LHL 107 FHL 40 GHVA INOY FHL OL INIOVTOY AVMGYOY V LNBY TIVHS 8 J4AL ONY V 3dAL SLONGONd G3LLVId 'S
91 OL 0} NOMA NOLLO3S ININ3AV $0-0L
[EHL N3GIM TIVHS SAZTIY AVAM ML ‘SOMVONYLS LO-GNL OL O3LLONMLSNOO 38 1S 8 3dAL ONY ¥ 3dAL 1ONGON OL IN3OVQY G3S0d0Nd AYM 40 SLHOR SIVARN ATTIV TV S
V2075101 40 SLHOIM SVARIA ATTIVNON TV %
‘G3LLINI3A 38 1IVHS SSI00V QbVA 3S SO LNOM ON 8 3dAL ONY Y 3dAL S1ONQONd G3LLVIA ¥O4 €
V3 ¥ 39VTTIA IHL NIMLIM G3NIW1di 38 AVW S3dAL LONGONd 40 NOILYNIGOO ANY 2
540 YOVELIS QA 30IS § GHYA HV3Y WNIININ ¥ IAVH NV 50°F1°9 90T NI GINT id MOTI04 T W L
saloN
SSoze ) . =
50021 e g < g
ETA 58 i [ v u
35 0887 g8 o1
5 081 Sics 01 o <
VEav101 | ovaA00 107 | IHOIEH SIOLS ©) G @ 5ovavo | (@) wanwoo | (o) wvan | @30 [Winowa] oo oo
WOnIN WOV WDV | HLG30 WOWININ | Hiom Wwin SYOVBIIS WOWININ
‘SQUVONYIS TVNOISNBNIA V 30V TIA G3LIV1d
\ \
\
VNIV ALNNOO ‘GYO 1007
18d 05 SNV 01 'SHVMEAIS
QYOM G30INGNN 31 ¢ 434408 8 3dAL 02
3NN3AY 3900 NANLOY
ey
NOLLJ30X NOIS30 035040
HLIM 3ONVONO00Y NI SS300Y.
Y1503 GNV HINOINA 380408 ;
- — |
LI»\ et e e

(WoldAL
NVRi1S303d

a
JOVTIIA

R AINNOO HONOHOBSTIH
L ol se
ABANOD OL ¥3d0713A30

MYINOIHA 0350d0Nd

3.
3
e P
235
32w
33~
LN !
nElo i
ok i
g
AN3ITD
@
28 N
LI
s2
EERRR R
NPERREER
D2S8ERERI~
3888389
2585888
§2388888Q
#3 N
kS
83 o
29 a
© SNOLLIONOD
NOILAZ0YG NOIS30 GNY SISATYRY
oltgini B ToRncs w121 A
22103084 Ganwas =
ALNNOO ‘GO HOLD3TI00 W
8
L -
9 -
§ 3D
3 ")
- i
.0 Y 2
ol N SNOLLIGNOO NOLLA30X3 i
€0U Norsa0 ooy Mo 000 !
fi,cip NI3AG 101 AMVI FAONGINI 01 H30 T3N3 i
—~ c ! i
JaNg2Z
280N3 QO
IVnqGss )
JIp0r A AMOLS NOISTTSIV
D20 0w NNV —— — ——
algwo NolLvInow
Saoug I | wisusacsaon 3omsn
L ooy ,
[ M 22 @ EETy
ng 3 —— 1708 DHavio
9%g m assosumn [ )
g w Fp—
LI
5= o So=a 3w
N Q v Swiexs
Z ssa00v

NORTH

(IVAONAAY NYTd 3L1S 40 JIL 3HL
1Y 81209 507 OL 1O3rANS J0VS SNMIHLYD)
(GALLYIINN NIVWE ¥ I9VTIA NI SLINN SNITT3Ma
4 GO 1ON) TV SNRIHIV ALINNIOD

S350 v 39VTIA

o — — T llmvllll'l,ﬁll-llql-ll-l

Wr

(dAL) SIANLONALS ON

LowiLALIN
/39VNIVNO / 30VeS N3O

Iusixa

-]

\ / #ove s

‘ ™ s3snazovIIA VA NOLLNAL3Y
! / WNLIINOD

|

| |
uaing 834 02

(4AL) $5300V 0350408d

N

. -0V vt
. V3UY NOLLNALZY
WNLIZONOD

Nwoz |

1+ OV 150
V3uY NOLLNALZS
WNLITONOD

MIHNE Y IAALS ey
W30 .05

vauy w130
FUNLONALS 002

|

Auvannos EM
s

%04 1-0d L33HS 338

|
l / (@n)
i NOUYINGYL anvILIM

s

I

I

=z

m

B A e

P

L

"

&

ke T T 0 S S ep——

T

E

N

S S

B e e e e
L

L

—

= =
e ———— = == —
,,//’\‘\‘\‘\‘\‘\‘\‘WT\‘\ — —+
\ R _ - i €901 9d £61¥ YOO8 O
AS) — JEE—- s | 1,
. JR— —_— e~ H
— I I
\ | i
—r
N ]
: - H
[ H
\ o 1 _
|
| JOVTIA | =
-/ H
. ' i
JE— D !
|1 HE
S EIeRET
40 INLL FHL 1V LHOIZH NI .87 3HL LV .9 NIW D0 .0Z 3NV H334na JONVIVE OL FON3S
| soviw Sofnon e EaS

_

|

SIN
Ligikx3 dane Wy

seoInIeg Juswdojeraq
9202 ‘L0 KeW panieoay




APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

9.0 FULL TRANSPORTATION REPORT (see following pages)
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AGENCY REVIEW COMMENT SHEET

DATE: 05/18/2026
Revised: 5/26/2026

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

TO: Zoning Technician, Development Services Department

PLANNING AREA: RV (and APB) PETITION NO: PD 26-0217

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

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

CONDITIONS OF APPROVAL

1. Within Village A, the following platted residential use types may be permitted subject to compliance with
the residential development standards below by use type and other conditions herein this zoning:

1.1 Product Type A, Single Family Attached (townhome) (Rear Loaded Only).

Minimum lot size: 1,280 sf
Minimum lot width: 16 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 10 ft.
Minimum side yard setback: 10 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

1.1.1  No front or side yard vehicular access shall be permitted.

1.1.2  All dwelling units constructed in accordance with these standards shall abut a
roadway (along the front of the unit) complying with one of the Transportation
Technical Manual (TTM) Typical Section standards. Additionally, dwelling units
shall be served by an alleyway in the rear. One-way alleyways shall comply with
the TTM TND-1 Typical Section. Two-way alleyways shall also be permitted.
Two-way alleyways shall generally comply with the TND-1 Typical section;
however, the pavement width shall be increased to a minimum of 16 feet. All rear
loaded units not fronting a street shall instead be accessed using the wider alleyway
section as shown on the PD site plan and shall front on a continuous sidewalk
system with a minimum width of 5 feet. Such continuous sidewalk shall connect to
a sidewalk within a roadway at both ends of the continuous sidewalk. Such
sidewalks shall be privately owned and maintained with easements sufficient to
grant rights of ingress/egress to each homeowner taking pedestrian access from such
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sidewalk system. Sidewalks may perpendicularly cross but otherwise shall not be
permitted within or running adjacent to alleyways.

Rear setbacks for garages (whether attached or detached) shall be increased as
necessary to provide a minimum of 24 feet between the far-side edge of alleyway
pavement to the face of the garage. If units have garages and driveways within
which cars may park, or only driveways within which cars may park, see related
Condition 1.6.

1.2 Product Type B, Single Family Detached — (Rear Loaded Only)

Minimum lot size: 2,880 sf
Minimum lot width: 32 ft.
Minimum lot depth: 90 ft.
Minimum front yard setback: 10 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

1.2.1

1.2.2

1.23

No front or side yard vehicular access shall be permitted.

All dwelling units constructed in accordance with these standards shall abut a
roadway (along the front of the unit) complying with one of the Transportation
Technical Manual (TTM) Typical Section standards. Additionally, dwelling units
shall be served by an alleyway in the rear. One-way alleyways shall comply with
the TTM TND-1 Typical Section. Two-way alleyways shall also be permitted.
Two-way alleyways shall generally comply with the TND-1 Typical section;
however, the pavement width shall be increased to a minimum of 16 feet. All rear
loaded units not fronting a street shall instead be accessed using the wider alleyway
section as shown on the PD site plan and shall front on a continuous sidewalk
system with a minimum width of 5 feet. Such continuous sidewalk shall connect to
a sidewalk within a roadway at both ends of the continuous sidewalk. Such
sidewalks shall be privately owned and maintained with easements sufficient to
grant rights of ingress/egress to each homeowner taking pedestrian access from
such sidewalk system. Sidewalks may perpendicularly cross but otherwise shall not
be permitted within or running adjacent to alleyways.

Rear setbacks for garages (whether attached or detached) shall be increased as
necessary to provide a minimum of 24 feet between the far-side edge of alleyway
pavement to the face of the garage. If units have garages and driveways within
which cars may park, or only driveways within which cars may park, see related
Condition 1.6.

1.3 Product Type C, Single Family Attached (townhome) (Front Loaded Only).

Minimum lot size: 1,280 sf
Minimum lot width: 16 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: 10 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

Page 2 of 9



1.3.1 Buildings shall contain a minimum of 3 attached units and a maximum of 8 attached units.

1.3.2. If units have garages and driveways within which cars may park, or only driveways within

which cars may park, see related Condition 1.6.

1.4 Product Type D, Duplex (Front Loaded Only).

Minimum lot size: 1,200 sf
Minimum lot width: 20 ft.
Minimum lot depth: 60 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

1.4.1

Setbacks for garages (whether attached or detached) shall be increased as necessary to
provide a minimum of 20 feet between the closest edge of the sidewalk and fagade of the
garage. If units have garages and driveways within which cars may park, or only
driveways within which cars may park, see related Condition 1.6.

1.5Product Type E, Single Family Detached (Front Loaded Only).

Minimum lot size: 3,200 sf
Minimum lot width: 40 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

1.5.1

Setbacks for garages (whether attached or detached) shall be increased as necessary to
provide a minimum of 20 feet between the closest edge of the sidewalk and facade of the
garage. Additionally, no portion of any structure on that same frontage (including
porches or other entry features on that frontage) shall be closer than 15 feet from the
closest edge of the sidewalk. If units have garages and driveways within which cars may
park, or only driveways within which cars may park, see related Condition 1.6.

1.6 Notwithstanding anything herein to the contrary, for all units where vehicles will be permitted to park
within residential driveways, such driveways shall meet the following minimum requirements:

1.6.1

1.6.2

For front and side loaded units, such driveways shall be a minimum of 20 feet long as
measured between the fagade of the garage (or facade of that portion of the structure
adjacent to the driveway where no garage is present) and the closest edge of sidewalk.
Additionally, no other portion of any structure shall be permitted within 15 feet as
measured from the closest edge of the sidewalk; and,

For rear (alley) loaded units, such driveways shall be a minimum of 20 feet long;
however, in order to ensure sufficient backing and maneuvering distance, such minimum
length shall be increased as necessary to ensure there is a minimum of 24 feet between
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the far-side edge of alleyway pavement and the point at which the minimum 20-foot-
long driveway begins.

2. For non-platted residential development (multi-family) within Village A, uses may be permitted subject to
compliance with the residential development standards below and other conditions herein this zoning.

Minimum setback to northern Village A boundary: 10 ft.
Minimum setback to southern Village A boundary: 20 ft.
Minimum setback to eastern Village A boundary: 10 ft.
Minimum setback to western Village A boundary: 0 ft.
Minimum building separation: 10 ft.

Maximum Height: 45 ft/3-stories

2.1 Notwithstanding anything herein to the contrary, for all units where vehicles will be permitted to
park within residential driveways, such driveway shall meet the following minimum
requirements:

2.1.1 For units constructed in the style of traditional front loaded single-family dwellings,
townhome units and/or duplex units (i.e. with access via a front loaded roadway or a
front loaded driveway), such units shall be constructed such that the driveway serving
each individual unit shall be a minimum of 20 feet long as measured between the fagade
of the garage (or fagade of that portion of the structure adjacent to the driveway where no
garage is present) and the closest edge of sidewalk. Additionally, no other portion of any
structure shall be permitted within 15 feet as measured from the closest edge of the
sidewalk; and,

2.1.2  For units constructed in the style of traditional rear loaded single-family dwellings,
townhome units and/or duplex units, (i.e. vehicular access via an alleyway and pedestrian
access via a traditional roadway or driveway in the front) such rear access driveways shall
be a minimum of 20 feet long; however, in order to ensure sufficient backing and
maneuvering distance, such minimum length shall be increased as necessary to ensure
there is a minimum of 24 feet between the far-side edge of alleyway pavement and the
point at which the minimum 20-foot-long driveway begins.

Additionally, where a unit is accessed via an alleyway that does not front a traditional
roadway or driveway in the front, and an alleyway is the sole means of access, then all
such rear loaded units not fronting such facility instead be accessed using the wider
alleyway section as shown on the PD site plan and shall front on a continuous sidewalk
system with a minimum width of 5 feet. Such continuous sidewalk shall connect to a
sidewalk within a driveway or roadway at both ends of the continuous sidewalk.
Sidewalks may perpendicularly cross but otherwise shall not be permitted within or
running adjacent to alleyways.

3. For multi-family units within Village A constructed in the style of duplex units, single-family detached
units, or single-family attached units with fewer than 3 units in each building, such units may not be
subdivided in the future unless they abut a roadway (along the front of the unit) complying with one of the
Transportation Technical Manual (TTM) Typical Section standards.

4. Notwithstanding anything shown on the PD site plan or herein these conditions to the contrary, within
Village A, alleyways shall be designed as necessary to ensure that fire trucks, garbage trucks and other
larger vehicles can safely turn around/travel through the site.

5. Due to the way traffic impacts were studied, all units constructed within Village B shall be constructed
within apartment style buildings with a minimum height of four (4) stories. Apartment style buildings less
than four (4) stories may be permitted provided the total number of trips generated by development within
Villages A and B do not exceed 2,237 average daily trips, 184 a.m. peak hour trips, and 178 p.m. peak
hour trips. Multi-fami m-hom inele—family-style e e-multi-family-dwellinessh
B
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10.

11.

12.

13.

14.

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

The project shall be served by and limited to four (4) connections to Mary Lou Dr. as shown on the PD site
plan. The location of access points serving Village A shall be adjusted (if necessary) at the time of
site/construction plan review to meet minimum access spacing requirements and, to the greatest extent
possible, minimize headlight impacts to the single-family homes on the south side of Mary Lou Dr. from
vehicles exiting Village A, unless otherwise approved by the County Engineer. Such access connections
may be gated and, if so, shall comply with Typical Detail — 9 (TD-9) design requirements as found within
the Hillsborough County Transportation Technical Manual (TTM). Additionally, the project shall be
served by and limited to one (1) connection to Autumn Ridge Ave. Such connection shall be gated, and
such gate shall comply with the standards which are the subject of the Design Exception (DE) referenced
within Condition X, below.

Access to Village C shall be wia—the aceess—easement—as shown on Sheet PD-2. At the time of
site/construction plan approval, and based on the uses ultimately developed, the County shall determine the
type and configuration of vehicular/pedestrian access necessary to serve such uses. Fhe-This may require
the developer shall-berequired-to construct a commercial driveway (to include pedestrian connection)
serving Village C to appliable standards between Village C and Mary Lou Dr. Such facility serving
Village C shalbmay also include reguire-the-develepershall-construction of a bridge/culvert over Bullfrog
Creek Rd. (to be reviewed and approved by Hillsborough County), as indicated on the PD site plan. Fhe
Any bridge/culvert shall be privately owned and maintained and meet Transportation Technical Manual

(TTM) and other applicable requirements, unless otherwise approved by the County Engineer.

Internal transportation facilities shall be privately owned and maintained.

Construction access shall be restricted to those access connections to/from Mary Lou Dr. shown on the PD
site plan. The developer shall include a note indicating same on each construction/site plan submittal.

Prior to or concurrent with the initial increment of development, the developer shall be required to
construct a northbound to westbound left turn lane on Simmons Loop.

Project development may be phased. As such, concurrently with each increment of development, the
developer shall submit a trip generation and site access analysis which examines turning movements at the
intersection of Simmons Loop and Mary Lou Dr. Such analysis shall examine existing plus project traffic
and be used to determine whether a southbound to westbound right turn lane is warranted pursuant to LDC
Sec. 6.04.04.D. to support that increment. The developer shall construct such turn lane concurrently with
the increment of development triggering such warrant. Additionally, the developer shall construct a 5-foot-
wide keyhole bicycle lane concurrently with the addition of the right turn lane. This condition may require
the developer to dedicate and convey or otherwise acquire additional right-of-way to achieve full project
buildout.

If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30,
2026) which was found approvable by the County Engineer (on May 11, 2026) for the Mary Lou Dr.
substandard roadway improvements, and which permits deviations from the TS-3 Typical Section standard,
non-residential subtype. As Mary Lou Dr. is a substandard local roadway, the developer will be required to
improve the roadway (between the project boundary and Simmons Loop) prior to concurrent with the
initial increment of development, consistent with the Design Exception. Specifically, the developer shall:

a.  Widen the roadway such that there are 12-foot-wide travel lanes;
b. Construct Type-F curb on both sides of the roadway;
c. Construct a 5-foot-wide sidewalk along the north side of the roadway; and,
d. Construct a 6-foot-wide sidewalk along the south side of the roadway, adjacent to the F-curb.
If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30,

2026) which was found approvable by the County Engineer (on May 11, 2026) for the Simmons Loop
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substandard roadway improvements, and which permits deviations from the TS-4 Typical Section standard
(for 2-lane, undivided, urban collector roadways). As Simmons Loop is a substandard collector roadway,
the developer will be required to improve the roadway prior to concurrent with the initial increment of
development, consistent with the Design Exception (except that the southbound right turn lane will be
constructed when specified in Condition 12). Specifically, the developer shall:

a.

Extend the curb and gutter, bicycle lane and sidewalk on the west side of Simmons Loop, from
their current terminus south of the project to the southern boundary of folio 77743.0100 (for a
distance of +/- 100 feet); and,

Dedicate and convey to Hillsborough County 35 feet of right-of-way along its Simmons Loop
frontage.

15. If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30,
2026) which was found approvable by the County Engineer (on May 11, 2026) for the Autumn Ridge Ave.
gate design, and which permits deviations from the Typical Detail — 9 (TD-9) standards for gated
residential projects. The developer shall construct the gated entrance consistent with the Design Exception.

Other Conditions
1.

The developer shall revise both PD site plan sheets to show Bullfrog Creek and
show/label the area of crossing as “Prepesed-Potential Bridge/Culvert — See Conditions
of Approval”.

On PD site plan sheet PD-1:

a.

Within the “Allowable Uses by Village”, Village A use list, delete the reference to
“Cottages”—etipate—thainedeelommeniolopndapds Lo opebpes oo e
propesed, delete the phrase “Platted or Unplatted:” and add the phrase *“, All Platted
or Unplatted” at the end.

On PD site plan sheet PD-2:

a.

Revise the inset titled “Two-Way Alley” to instead state “Two-way Alleway for
Units Not Fronting a Street or Driveway” and replace note 1 with a note which
instead reads “See Conditions of Approval.”

Revise Note 1 within the “Platted A Dimensional Standards” table, to add “No
accessory structures shall be permitted within a front or side yard which provides
vehicular access.” to the end of the note.

Revise Note 6 within the “Platted A Dimensional Standards” table, to replace the
words to correct the note to reflect the inset title change per condition 2.a., above.

PROJECT SUMMARY AND TRIP GENERATION

The applicant is requesting to rezone multiple parcels, totaling +/- 124.018 ac., from Agricultural Rural
(AR) and Agricultural Single-Family — 1 (AS-1) to Planned Development (PD). The applicant is
proposing up to 460 dwelling units and other uses as follows:
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VILLAGE A
PLATTED OR UNPLATTED: TOWNHOMES, COTTAGES, DUPLEXES (80 DU) OR SINGLE FAMILY DETACHED (35 DU)
VILLAGE B

MULTI-FAMILY APARTMENTS (380 DU)
ONE STORY GARAGES

VILLAGE C
AGRICULTURE (WITH ACCESSORY VEHICLE EQUIPMENT AND STORAGE)
BEE KEEPING

PASSIVE RECREATIONAL USES
RECREATIONAL VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY TRAILER STORAGE - 20 TOTAL VEHICLES

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. Information shown below is based upon data from the
12" Edition of the ITE Trip Generation Manual. Staff notes that ITE does provide data for typical
agricultural uses and are typically low trip generators. As such, those Village C uses were excluded from
the calculations below consistent with current practice.

Existing Zoning:
. 24 Hour Two- Total Peak
Land Use/Size Wav Volume Hour Trips
Y AM PM
AR and AS-1, 25 Single-Family Detached
Dwelling Units (ITE Code 210) 467 22 27
Proposed Zoning:
. 24 Hour Two- Total ank
Land Use/Size Wav Volume Hour Trips
Y AM PM
PD, 80 Single-Family Duplex Units
(ITE Code 215) 526 32 38
PD, 380 Multifamily Dwelling Units (4 to 10
stories) (ITE Code 221) 1711 152 140
PD, RV/Boat Storage 4 1 1
(ITE Code 151)
Subtotal: 2,241 185 179
Trip Generation Difference:
. 24 Hour Two- Total Pgak
Land Use/Size Wav Volume Hour Trips
y AM PM
Difference (+) 1,774 (+) 163 (+) 152

EXISTING TRANSPORTATION INFRASTRUCTURE SERVING THE SITE

Simmons Loop is a 2-lane, substandard, collector road, characterized by +/- 11-foot-wide travel lanes in
average condition. The roadway transitions to a 3-lane section (with 2 northbound lanes) in the vicinity of
the project. The existing right-of-way on Simmons Loop in the vicinity of the project varies between +/-
94 feet and +/- 102 feet. There are 4-foot to 7-foot-wide bicycle lanes along portions of the roadway in
the vicinity of the proposed project. There are +/- 5-foot to 6-foot-wide sidewalks along portions of the
east and west sides of the roadway in the vicinity of the proposed project.
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The roadway is shown on the Hillsborough County Corridor Preservation Plan as a future 2-lane
roadway. Simmons Loop was recently extended south (as Gate Dancer Rd.) to Paseo al Mar Blvd.
Although no more right-of-way is needed to construct the two-lane roadway, additional right-of-way is
needed in various segments to complete the bicycle/pedestrian network and construction auxiliary turn
lanes. The applicant has agreed to dedicate and convey certain additional right-of-way necessary to
accommodate certain required improvements.

Mary Lou Dr. is a 2-lane, substandard, local roadway, characterized by +/- 15-feet of pavement in
average condition. The roadway lies within a +/- 60-foot-wide right-of-way. There are no sidewalk or
bicycle facilities present along the roadway.

SITE ACCESS AND CONNECTIVITY

The project parcels are currently served by two public roads, an existing connection to Mary Lou Dr. and
a roadway stubout to Autumn Ridge Dr. which was designed with a temporary T-turnaround instead of a
terminal cul-de-sac, given the road was planned to allow traffic to continue into the site as was
envisioned within the adjacent PD 23-0552 which was most recently modified via PRS 24-0512. Such
connection is also necessary to achieve compliance with LDC Sections 6.03.01.H., governing emergency
access, Sec. 6.02.01.A. regarding connectivity, and to permit garbage or similar utility trucks to continue
through the proposed project without having to turn around and ultimately add additional trips on
Simmons Loop Rd. to move between adjacent projects.

Access to Village C shall be via a 40-foot-wide easement which runs through TECO owned property.
Such access will necessitate a culvert/bridge crossing of Bullfrog Creek. EPC has indicated that wetland
impacts necessary to access disconnected upland areas within this village will be evaluated at a later date.

Staff notes that direct access to Simmons Loop is not possible, since such access would not meet spacing
requirements. Additionally, there are no locations within a reasonable distance south of the project that
exiting project traffic could U-turn to travel back north (given the narrow nature of the 2-lane roadway
and its existing/planned configuration). As such, access to Mary Lou provides for reasonable access to
the property while minimizing the safety and operational aspects of unnecessary U-turns on Simmons
Loop or other unsafe modifications that would otherwise be required.

Both northbound left and southbound right turn lanes on Simmons Loop onto Mary Lou Dr. are
anticipated to be required to support full project buildout. The left turn lane will be constructed with the
initial increment of development. The right turn lane will be phased and constructed at such time as it is
warranted.

REQUESTED DESIGN EXCPETION — SIMMONS LOOP — SUBSTANDARD ROAD

As Simmons Loop is a substandard collector roadway, the developer is required to improve Simmons
Loop to current Hillsborough County standards. The applicant’s Engineer of Record (EOR) submitted a
Design Exception request (dated April 30, 2026) to determine the specific improvements that would be
required by the County Engineer. Based on factors presented in the Design Exception request, the
County Engineer found the request approvable (on May 11, 2026). The deviations from the
Transportation Technical Manual (TTM) Typical Section — 4 (TS-4) (for 2-lane, Undivided, Urban
Collector Roadways) include the following:

1. The developer shall be permitted to maintain 5-foot-wide to 7-foot-wide bicycle lanes in lieu of
the 7-foot-wide buffered bicycle lanes required pursuant to TS-4; and,

2. The developer will be permitted to eliminate the required 5-foot-wide grass strip separator
(between the back of curb and closest edge of sidewalk) required per TS-4 within the area north
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of Mary Lou Dr. where a 6-foot-wide sidewalk is to be constructed against the back of curb
adjacent to the southbound right turn lane.

If PD 26-0217 is approved by the BOCC, the County Engineer will approve the Design Exception
Request.

REQUESTED DESIGN EXCPETION — MARY LOU DR. — SUBSTANDARD ROAD

As Mary Lou Dr. is a substandard local roadway, the developer is required to improve Mary Lou Dr. to
current Hillsborough County standards. The applicant’s Engineer of Record (EOR) submitted a Design
Exception request (dated April 30, 2026) to determine the specific improvements that would be required
by the County Engineer. Based on factors presented in the Design Exception request, the County
Engineer found the request approvable (on May 11, 2026). The deviations from the Transportation
Technical Manual (TTM) Typical Section — 3 (TS-3) (for 2-lane, Urban, Local Roadways), Non-
Residential Subtype include the following:

1. The developer shall be permitted to utilize Type-F curb in lieu of the Miami curb
required per TS-3; and,

2. The developer will be permitted to eliminate the required 5-foot-wide grass strip
separator (between the back of curb and closest edge of sidewalk) required per TS-3 on
the south side Mary Lou Dr. where a 6-foot-wide sidewalk is to be constructed against
the back of curb adjacent along the entire roadway.

If PD 26-0217 is approved by the BOCC, the County Engineer will approve the Design Exception
Request.

REQUESTED DESIGN EXCPETION — TYPICAL DETAIL — 9 (TD-9)

The developer is proposing to develop a gated access to Autumn Ridge Ave., which is required to
comply with TD-9 standards as found within the Transportation Technical Manual (TTM). The
applicant’s Engineer of Record (EOR) submitted a Design Exception request (dated April 30, 2026) to
propose/determine the alternate improvements that would be required by the County Engineer. Based on
factors presented in the Design Exception request, the County Engineer found the request approvable (on
May 11, 2026). The deviations from the TTM TD-9 include that the developer shall be permitted to
provide 80 feet of gate queue in a single-entry lane configuration, rather than the up to 175 feet of queue
that is required in a single-entry lane configuration per TD-9.

If PD 26-0217 is approved by the BOCC, the County Engineer will approve the Design Exception
Request.

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION

Simmons Loop was not evaluated as a part of the 2024 Hillsborough County Level of Service (LOS)
Report. The new north/south collector roadway (i.e. extension of Simmons Loop south to Paseo al Mar
Blvd.) is anticipated to improve area connectivity and reduce traffic on adjacent roadways including Big
Bend Rd., I-75 and 19" Ave., particularly in conjunction with the Paseo al Mar Blvd. flyover bridge
(over I-75), which was recently completed.
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Ratliff, James

From: Williams, Michael

Sent: Monday, May 11, 2026 4:05 PM

To: Steven Henry

Cc: Kami Corbett; Peddle, Carolanne; Ratliff, James; Phillips, Charles; Tirado, Sheida; De Leon, Eleonor;
PW-CEIntake

Subject: FW: RZ-PD 26-0217 - Design Exception Review

Attachments: 26-0217 DEAdd 04-30-26_1.pdf; 26-0217 DEAdd 04-30-26_2.pdf; 26-0217 DEAdd 04-30-26_3.pdf

Steve,

| have found the attached three Design Exceptions (DE) for PD 26-0217 APPROVABLE.

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

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

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

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CElntake@hillsboroughcounty.org

Mike

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

Development Services Department

P:(813) 307-1851

M: (813) 614-2190

E: Williamsm@HillsboroughCounty.org
W: HCFLGov.net

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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe




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

From: Tirado, Sheida <TiradoS@hcfl.gov>

Sent: Monday, May 11, 2026 2:16 PM

To: Williams, Michael <WilliamsM@hcfl.gov>

Cc: Ratliff, James <RatliffJa@hcfl.gov>

Subject: RZ-PD 26-0217 - Design Exception Review

Hello Mike,
The attached Design Exceptions are Approvable to me, please include the following people in your response:

stevenh@trafficmobility.com
kami.corbett@hwhlaw.com
peddlec@hcfl.gov
ratliffla@hcfl.gov
phillipsch@hcfl.gov

Best Regards,

Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | LinkedIn | Instagram | HCFL Stay Safe

Hillsborough County Florida

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



Received April 30, 2026
Development Services

Hillsborough  Supplemental Information for Transportation

) tounty Florida Related Administrative Reviews
Instructions:

e  This form must be provided separately for each request submitted (including different requests of the same type).

e  This form must accompany all requests for applications types shown below. Staff will not log in or assign cases that are not
accompanied by this form, or where the form is partially incomplete.

e Aresponse is required in every field. Blank fields or non-responsive answers will result in your application being returned.

e All responses must be typed.

e Please contact Eleonor de Leon at deleone@HCFL.gov or via telephone at (813) 307-1707 if you have questions about how
to complete this form.

_| Section 6.04.02.B. Administrative Variance
X] Technical Manual Design Exception Request
Request Type (check one) — ] Alternative Parking Plan Request (Reference LDC Sec. 6.05.02.G3.)

_] Request for Determination of Required Parking for Unlisted Uses
(Reference LDC Sec. 6.05.02.G.1. and G.2.)

Submittal Type (check one) L] New Request x| Revised Request | Additional Information

Submittal Number and X]1. Mary Lou Drive-Substandard Road [X]4. Mary Lou Drive-Substandard Road
Description/Running History

(check one and complete text box
using instructions provided below) 'x]3. Mary Lou Drive-Substandard Road g,

[x]2. Mary Lou Drive-Substandard Road [x]5. Mary Lou Drive-Substandard Road

Important: To help staff differentiate multiple requests (whether of the same or different type), please use the above fields to assign a unique
submittal number/name to each separate request. Previous submittals relating to the same project/phase shall be listed using the name and
number previously identified. It is critical that the applicant reference this unique name in the request letter and subsequent filings/correspondence.
If the applicant is revising or submitting additional information related to a previously submitted request, then the applicant would check the
number of the previous submittal.

Project Name/ Phase  75BB, LLC

Important: The name selected must be used on all future communications and submittals of additional/revised information relating to this variance.
If request is specific to a discrete phase, please also list that phase.

051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150, 077742.0000
[] Check This Box If There Are More Than Five Folio Numbers

Important: List all folios related to the project, up to a maximum of five. If there are additional folios, check the box to indicate such. Folio
numbers must be provided in the format provided by the Hillsborough County Property Appraiser’s website (i.e. 6 numbers, followed by a hyphen,
followed by 4 additional numbers, e.g. “012345-6789”). Multiple records should be separated by a semicolon and a space e.g. “012345-6789;
054321-9876”).

Folio Number(s)

Name of Person Submitting Request Steven J. Henry, P.E.

Important: All Administrative Variances (AV) and Design Exceptions (DE) must be Signed and Sealed by a Professional Engineer (PE) licensed in the
State of Florida.

Current Property Zoning Designation

Important: For Example, type “Residential Multi-Family Conventional — 9” or “RMC-9”. This is not the same as the property’s Future Land Use (FLU)
Designation. Typing “N/A” or “Unknown” will result in your application being returned. This information may be obtained via the Official Hillsborough

County Zoning Atlas, which is available at https://maps.hillsboroughcounty.org/maphillsborough/maphillsborough.html!. For additional assistance,
please contact the Zoning Counselors at the Center for Development Services at (813) 272-5600 Option 3.

Pending Zoning Application Number PD 26-0217

Important: If a rezoning application is pending, enter the application number proceeded by the case type prefix, otherwise type “N/A” or “Not
Applicable”. Use PD for PD rezoning applications, MM for major modifications, PRS for minor modifications/personal appearances.

Related Project Identification Number
(Site/Subdivision Application Number)

Important: This 4-digit code is assigned by the Center for Development Services Intake Team for all Certified Parcel, Site Construction, Subdivision
Construction, and Preliminary/Final Plat applications. If no project number exists, please type “N/A” or “Not Applicable”.

lof1l 03/2025

26-0217



Received April 30, 2026
Development Services

LINCKS &
ASSOCIATES
ATMC Company

April 30, 2026

Mr. Michael Williams, PE

County Engineer Development Review Director
Hillsborough County

601 East Kennedy Blvd., 20" Floor

Tampa, FL 33602

Re: 75BB, LLC
PD 26-0217
Folio: 051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150,
077742.0000
Lincks Project No. 25125 (25266.02.04)

The purpose of this letter is to request a Design Exception to the Hillsborough County
Transportation Technical Manual per Section 1.7.2 to meet Land Development Code
Section 6.04.03L for Mary Lou Drive from the proposed Village B access to Simmons
Loop.

The property is proposed to be rezoned Planned Development to allow the following land
uses:

Village A:
e 80 Townhomes, Cottages, Duplexes or 35 Single Family Detached
Village B:

e Multi-Family — 380 Dwelling Units

Village C:
e Agriculture (with accessory vehicle equipment and storage)
e Bee Keeping
e Passive Recreational Uses
e Recreational Vehicles and Private Pleasure Crafts and Utility Trailer Storage — 20

Total Vehicles
Table 1 provides the trip generation for the proposed project.

The access for the project is proposed to be via the extension of Mary Lou Drive and
Autunm Ridge Avenue.

5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone

813 287 0674 Telefax
www.trafficmobility.com Website

26-0217



Received April 30, 2026
Development Services

Mr. Mike Williams
April 29, 2026
Page 2

The proposed PD plan is included in the Appendix of this letter.

The subiject site is within the Hillsborough County Urban Service Area. According to the
Hillsborough County Roadways Functional Classification Map, Mary Lou Drive is a local
road.

The request is for a Design Exception to TS-3 of the Hillsborough County Transportation
Technical Manual for Mary Lou Drive. The segment of Mary Lou Drive currently has the
following characteristics as compared to TS-3:

1. Lane Width — TS-3 has 12 foot lanes for non-residential. The existing roadway has
9 foot lanes.

2. Miami Curb — TS-3 has miami curb. The existing road is a rural roadway.

3. Sidewalk — TS-3 has five (5) foot sidewalk on both sides of the road. There is no
sidewalk on the road.

4. Right of Way — TS-3 has 54 feet of right of way for a non-residential project. The
existing road has approximately 56 feet of right of way.

The developer proposed the following improvements to Mary Lou Drive from Simmons
Loop to Village B access:

Widen the roadway to provide 12 foot lanes.

Add Type F curb on the north and south sides of the road.

Add 5 foot sidewalk on the north side of the road.

Add 6 foot sidewalk on the south side of the road adjacent to the
Type F curb.

Qoo

The proposed typical section is shown in Figure 1.
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Received April 30, 2026

_ . Development Services
Mr. Mike Williams
April 29, 2026

Page 3

Based on the above, it is our opinion, the proposed improvements to Mary Lou Drive will
offset the impact of the project and meet the intent of the Transportation Technical Manual
to the extent feasible.

s & Associates, LLC
MC Company
P.E. #51555

Based on the information provided by the applicant, this request is:

Disapproved

Approved

Approved with Conditions

If there are any further questions or you need clarification, please contact Sheida
L. Tirado, P.E, (813) 276-8364, TiradoS@hillsboroughcounty.org.

Sincerely,

. Michael J. Williams
Hillsborough County Engineer
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Development Services

Mr. Mike Williams
April 29, 2026
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APPENDIX

A\ LINCKS & ASSOCIATES, A TV .Company
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Ratliff, James

From: Williams, Michael

Sent: Monday, May 11, 2026 4:05 PM

To: Steven Henry

Cc: Kami Corbett; Peddle, Carolanne; Ratliff, James; Phillips, Charles; Tirado, Sheida; De Leon, Eleonor;
PW-CEIntake

Subject: FW: RZ-PD 26-0217 - Design Exception Review

Attachments: 26-0217 DEAdd 04-30-26_1.pdf; 26-0217 DEAdd 04-30-26_2.pdf; 26-0217 DEAdd 04-30-26_3.pdf

Steve,

| have found the attached three Design Exceptions (DE) for PD 26-0217 APPROVABLE.

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

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

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

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CElntake@hillsboroughcounty.org

Mike

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

Development Services Department

P:(813) 307-1851

M: (813) 614-2190

E: Williamsm@HillsboroughCounty.org
W: HCFLGov.net

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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe




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

From: Tirado, Sheida <TiradoS@hcfl.gov>

Sent: Monday, May 11, 2026 2:16 PM

To: Williams, Michael <WilliamsM@hcfl.gov>

Cc: Ratliff, James <RatliffJa@hcfl.gov>

Subject: RZ-PD 26-0217 - Design Exception Review

Hello Mike,
The attached Design Exceptions are Approvable to me, please include the following people in your response:

stevenh@trafficmobility.com
kami.corbett@hwhlaw.com
peddlec@hcfl.gov
ratliffla@hcfl.gov
phillipsch@hcfl.gov

Best Regards,

Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | LinkedIn | Instagram | HCFL Stay Safe

Hillsborough County Florida

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



Received April 30, 2026
Development Services

Hillsborough  Supplemental Information for Transportation

) tounty Florida Related Administrative Reviews
Instructions:

e  This form must be provided separately for each request submitted (including different requests of the same type).

e  This form must accompany all requests for applications types shown below. Staff will not log in or assign cases that are not
accompanied by this form, or where the form is partially incomplete.

e Aresponse is required in every field. Blank fields or non-responsive answers will result in your application being returned.

e All responses must be typed.

e Please contact Eleonor de Leon at deleone@HCFL.gov or via telephone at (813) 307-1707 if you have questions about how
to complete this form.

_| Section 6.04.02.B. Administrative Variance
X] Technical Manual Design Exception Request
Request Type (check one) — ] Alternative Parking Plan Request (Reference LDC Sec. 6.05.02.G3.)

_] Request for Determination of Required Parking for Unlisted Uses
(Reference LDC Sec. 6.05.02.G.1. and G.2.)

Submittal Type (check one) L] New Request x| Revised Request | Additional Information

Submittal Number and X]1. Simmons Loop-Substandard Road [X]4. Simmons Loop-Substandard Road
Description/Running History

(check one and complete text box
using instructions provided below) 'x]3. Simmons Loop-Substandard Road g,

[x]2. Simmons Loop-Substandard Road [ ]5.

Important: To help staff differentiate multiple requests (whether of the same or different type), please use the above fields to assign a unique
submittal number/name to each separate request. Previous submittals relating to the same project/phase shall be listed using the name and
number previously identified. It is critical that the applicant reference this unique name in the request letter and subsequent filings/correspondence.
If the applicant is revising or submitting additional information related to a previously submitted request, then the applicant would check the
number of the previous submittal.

Project Name/ Phase  75BB, LLC

Important: The name selected must be used on all future communications and submittals of additional/revised information relating to this variance.
If request is specific to a discrete phase, please also list that phase.

051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150, 07742.0000
[] Check This Box If There Are More Than Five Folio Numbers

Important: List all folios related to the project, up to a maximum of five. If there are additional folios, check the box to indicate such. Folio
numbers must be provided in the format provided by the Hillsborough County Property Appraiser’s website (i.e. 6 numbers, followed by a hyphen,
followed by 4 additional numbers, e.g. “012345-6789”). Multiple records should be separated by a semicolon and a space e.g. “012345-6789;
054321-9876”).

Folio Number(s)

Name of Person Submitting Request Steven J. Henry, P.E.

Important: All Administrative Variances (AV) and Design Exceptions (DE) must be Signed and Sealed by a Professional Engineer (PE) licensed in the
State of Florida.

Current Property Zoning Designation

Important: For Example, type “Residential Multi-Family Conventional — 9” or “RMC-9”. This is not the same as the property’s Future Land Use (FLU)
Designation. Typing “N/A” or “Unknown” will result in your application being returned. This information may be obtained via the Official Hillsborough

County Zoning Atlas, which is available at https://maps.hillsboroughcounty.org/maphillsborough/maphillsborough.html!. For additional assistance,
please contact the Zoning Counselors at the Center for Development Services at (813) 272-5600 Option 3.

Pending Zoning Application Number PD 26-0217

Important: If a rezoning application is pending, enter the application number proceeded by the case type prefix, otherwise type “N/A” or “Not
Applicable”. Use PD for PD rezoning applications, MM for major modifications, PRS for minor modifications/personal appearances.

Related Project Identification Number
(Site/Subdivision Application Number)

Important: This 4-digit code is assigned by the Center for Development Services Intake Team for all Certified Parcel, Site Construction, Subdivision
Construction, and Preliminary/Final Plat applications. If no project number exists, please type “N/A” or “Not Applicable”.

lof1l 03/2025

26-0217
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Development Services

LINCKS &
ASSOCIATES
ATMC Company

April 30, 2026

Mr. Michael Williams, PE

County Engineer Development Review Director
Hillsborough County

601 East Kennedy Blvd., 20" Floor

Tampa, FL 33602

Re: 75BB, LLC
PD 26-0217
Folio: 051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150
Lincks Project No. 25125 (25266.02.04)

The purpose of this letter is to request a Design Exception to the Hillsborough County
Transportation Technical Manual per Section 1.7.2 to meet Land Development Code
Section 6.04.03L for Simmons Loop from Mary Lou Drive south approximately 350 feet
to tie into the improvements recently constructed on Simmons Loop.

The property is proposed to be rezoned Planned Development to allow the following land
uses:

Village A:
e 80 Townhomes, Cottages, Duplexes or 35 Single Family Detached
Village B:
e Multi-Family — 380 Dwelling Units
Village C:
e Agriculture (with accessory vehicle equipment and storage)
Bee Keeping

[ ]

e Passive Recreational Uses

e Recreational Vehicles and Private Pleasure Crafts and Utility Trailer Storage — 20
Total Vehicles

Table 1 provides the trip generation for the proposed project.

The access for the project is proposed to be via the extension of Mary Lou Drive and
Autumn Ridge Avenue.

The proposed PD plan is included in the Appendix of this letter.

5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone

813 287 0674 Telefax
www.trafficmobility.com Website

26-0217
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Mr. Mike Williams
April 29, 2026
Page 2

The subject site is with in the Hillsborough County Urban Service Area. According to the
Hillsborough County Roadways Functional Classification Map, Simmons Loop is a
collector road.

The request is for a Design Exception to TS-4 of the Hillsborough County Transportation
Technical Manual for Simmons Loop. The segment of Simmons Loop currently has the
following characteristics as compared to TS-4:

1.

2.

Lane Width — TS-4 has 11 foot lanes. The existing roadway has 11 foot lanes.

Curb & Gutter — TS-4 has curb and gutter. The existing road has curb and gutter
on the east side of the road. The west side of the road south of Mary Lou Drive for
approximately 260 feet is a rural roadway.

Bike Lanes — TS-4 has 7 foot buffered bike lanes. The existing road has 5 foot bike
lanes on the east side of Simmons Loop and north of Mary Lou Drive.
Approximately 260 feet south of Mary Lou Drive, Simmons Loop has 7 foot bike
lanes.

Sidewalk — TS-4 has five (5) foot sidewalk on both sides of the road. There is
sidewalk on the east side of the road.

Right of Way — TS-4 has 64 feet of right of way. The right of way within the vicinity
of the project varies between 50 feet and 114 feet.

The Developer proposes to construct a northbound left turn lane and a southbound right
turn lane at the intersection of Simmons Loop and Mary Lou Drive. The improvements
will include the following:

a. Southbound right turn lane
i. Eleven (11) foot right turn lane.
ii. Five (5) foot bike lane to match the bike lanes to the north.
iii. Six (6) foot sidewalk
b. Northbound left turn lane
i. Eleven (11) foot left turn lane.
ii. Maintain five (5) foot bike lane on the east side of Simmons Loop.
iii. Extend the existing curb & gutter, 7 foot bike lane and 5 foot sidewalk
approximately 100 feet north of the current terminus.
iv. The developer will convey 35 feet of right of way along Simmons
Loop from the property adjacent to Simmons Loop.

The improvements are shown in Figure 1.

26-0217
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April 29, 2026
Page 3

Based on the above, it is our opinion, the proposed improvements to Simmons Loop
will offset the impact of the project and meet the intent of the Transportation Technical
Manual to the extent feasible.

Please do not hesitate to contact us if you have any questions or require any additional
information. -

Best Reg ayds

g’& Associates, LLC
C Company

Based on the information provided by the applicant, this request is:

Disapproved

Approved

Approved with Conditions

If there are any further questions or you need clarification, please contact Sheida
L. Tirado, P.E, (813) 276-8364, TiradoS@hillsboroughcounty.org.

Sincerely,

Michael J. Williams
Hillsborough County Engineer

26-0217
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Ratliff, James

From: Williams, Michael

Sent: Monday, May 11, 2026 4:05 PM

To: Steven Henry

Cc: Kami Corbett; Peddle, Carolanne; Ratliff, James; Phillips, Charles; Tirado, Sheida; De Leon, Eleonor;
PW-CEIntake

Subject: FW: RZ-PD 26-0217 - Design Exception Review

Attachments: 26-0217 DEAdd 04-30-26_1.pdf; 26-0217 DEAdd 04-30-26_2.pdf; 26-0217 DEAdd 04-30-26_3.pdf

Steve,

| have found the attached three Design Exceptions (DE) for PD 26-0217 APPROVABLE.

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

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

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

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CElntake@hillsboroughcounty.org

Mike

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

Development Services Department

P:(813) 307-1851

M: (813) 614-2190

E: Williamsm@HillsboroughCounty.org
W: HCFLGov.net

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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe




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

From: Tirado, Sheida <TiradoS@hcfl.gov>

Sent: Monday, May 11, 2026 2:16 PM

To: Williams, Michael <WilliamsM@hcfl.gov>

Cc: Ratliff, James <RatliffJa@hcfl.gov>

Subject: RZ-PD 26-0217 - Design Exception Review

Hello Mike,
The attached Design Exceptions are Approvable to me, please include the following people in your response:

stevenh@trafficmobility.com
kami.corbett@hwhlaw.com
peddlec@hcfl.gov
ratliffla@hcfl.gov
phillipsch@hcfl.gov

Best Regards,

Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | LinkedIn | Instagram | HCFL Stay Safe

Hillsborough County Florida

Please note: All correspondence to or from this office is subject to
Florida's Public Records law.
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Hillsborough  Supplemental Information for Transportation

) tounty Florida Related Administrative Reviews
Instructions:

e  This form must be provided separately for each request submitted (including different requests of the same type).

e  This form must accompany all requests for applications types shown below. Staff will not log in or assign cases that are not
accompanied by this form, or where the form is partially incomplete.

e Aresponse is required in every field. Blank fields or non-responsive answers will result in your application being returned.

e All responses must be typed.

e Please contact Eleonor de Leon at deleone@HCFL.gov or via telephone at (813) 307-1707 if you have questions about how
to complete this form.

_| Section 6.04.02.B. Administrative Variance
X] Technical Manual Design Exception Request
Request Type (check one) — ] Alternative Parking Plan Request (Reference LDC Sec. 6.05.02.G3.)

_] Request for Determination of Required Parking for Unlisted Uses
(Reference LDC Sec. 6.05.02.G.1. and G.2.)

Submittal Type (check one) L] New Request x| Revised Request | Additional Information
Submittal Number and X]1. Alternative to TD-9 X]4. Alternative to TD-9
Description/Running History x]2. Alternative to TD-9 (5.

(check one and complete text box

using instructions provided below) x]3. Alternative to TD-9 6.

Important: To help staff differentiate multiple requests (whether of the same or different type), please use the above fields to assign a unique
submittal number/name to each separate request. Previous submittals relating to the same project/phase shall be listed using the name and
number previously identified. It is critical that the applicant reference this unique name in the request letter and subsequent filings/correspondence.
If the applicant is revising or submitting additional information related to a previously submitted request, then the applicant would check the
number of the previous submittal.

Project Name/ Phase  75BB, LLC

Important: The name selected must be used on all future communications and submittals of additional/revised information relating to this variance.
If request is specific to a discrete phase, please also list that phase.

051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150, 077742.0000
[] Check This Box If There Are More Than Five Folio Numbers

Important: List all folios related to the project, up to a maximum of five. If there are additional folios, check the box to indicate such. Folio
numbers must be provided in the format provided by the Hillsborough County Property Appraiser’s website (i.e. 6 numbers, followed by a hyphen,
followed by 4 additional numbers, e.g. “012345-6789”). Multiple records should be separated by a semicolon and a space e.g. “012345-6789;
054321-9876”).

Folio Number(s)

Name of Person Submitting Request Steven J. Henry, P.E.

Important: All Administrative Variances (AV) and Design Exceptions (DE) must be Signed and Sealed by a Professional Engineer (PE) licensed in the
State of Florida.

Current Property Zoning Designation

Important: For Example, type “Residential Multi-Family Conventional — 9” or “RMC-9”. This is not the same as the property’s Future Land Use (FLU)
Designation. Typing “N/A” or “Unknown” will result in your application being returned. This information may be obtained via the Official Hillsborough

County Zoning Atlas, which is available at https://maps.hillsboroughcounty.org/maphillsborough/maphillsborough.html!. For additional assistance,
please contact the Zoning Counselors at the Center for Development Services at (813) 272-5600 Option 3.

Pending Zoning Application Number PD 26-0217

Important: If a rezoning application is pending, enter the application number proceeded by the case type prefix, otherwise type “N/A” or “Not
Applicable”. Use PD for PD rezoning applications, MM for major modifications, PRS for minor modifications/personal appearances.

Related Project Identification Number
(Site/Subdivision Application Number)

Important: This 4-digit code is assigned by the Center for Development Services Intake Team for all Certified Parcel, Site Construction, Subdivision
Construction, and Preliminary/Final Plat applications. If no project number exists, please type “N/A” or “Not Applicable”.

lof1l 03/2025

26-0217
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ATMC Company

April 30, 2026

Mr. Michael Williams, PE

County Engineer Development Review Director
Hillsborough County

601 East Kennedy Blvd., 20" Floor

Tampa, FL 33602

Re: 75BB, LLC
PD 26-0217
Folio: 051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150,
077742.0000
Lincks Project No. 25125 (25226.02.04)

The purpose of this letter is to request a Design Exception to the Hillsborough County
Transportation Technical Manual per Section 1.7.2 to meet the requirements of TD-9.

The property is proposed to be rezoned Planned Development to allow the following land
uses:

Village A:
e 80 Townhomes, Cottages, Duplexes or 35 Single Family Detached
Village B:
e Multi-Family — 380 Dwelling Units
Village C:
Agriculture (with accessory vehicle equipment and storage)
Bee Keeping

Passive Recreational Uses

Recreational Vehicles and Private Pleasure Crafts and Ultility Trailer Storage — 20
Total Vehicles

Table 1 provides the trip generation for the proposed project.

The access for the project is proposed to be via the extension of Mary Lou Drive and
Autumn Ridge Avenue.

The proposed PD plan is included in the Appendix of this letter.

5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone

813 287 0674 Telefax
www.trafficmobility.com Website

26-0217
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Mr. Mike Williams
April 29, 2026
Page 2

The subiject site is within the Hillsborough County Urban Service Area. According to the
Hillsborough County Roadways Functional Classification Map, Mary Lou Drive and
Autumn Ridge Avenue are local roads.

The developer proposes to gate the access to the project at Autumn Ridge Avenue. The
layout for the gate is shown in Figure 1. Based on the Hillsborough County Transportation
Technical Manual, and the proposed development, the queue length for the gate is to be
175 feet. A Design Exception request to allow a total of 80 foot queue length. The
justification for the reduced length is as follows:

1. The main entrance for the Multi-Family development is to be via Mary Lou Drive.

2. It is not anticipated that the entrance at Autumn Ridge Avenue would be utilized
by a significant amount of the project traffic as Autumn Ridge Avenue is within the
Spencer Glen Subdivision.

3. Even if the queue did exceed the 80 feet provided, it would only queue along
Autumn Ridge Avenue not effecting the collector/arterial roadway network.

26-0217
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Mr. Mike Williams
April 29, 2026
Page 3

Based on the above, it is our opinion, the proposed queue length should be adequate to
meet the Transportation Technical Manual.

A TKIC
PE. #51555

Based on the information provided by the applicant, this request is:

Disapproved

Approved

Approved with Conditions

If there are any further questions or you need clarification, please contact Sheida
L. Tirado, P.E, (813) 276-8364, TiradoS@hillsboroughcounty.org.

Sincerely,

Michael J. Williams

&

Hillsborough County Engineer

26-0217
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Mr. Mike Williams
April 29, 2026
Page 5
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PD PLAN
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HILLSBOROUGH COUNTY

RECOMMENDATION OF THE LAND USE HEARING OFFICER

APPLICATION NUMBER:
DATE OF HEARING:
APPLICANT:

PETITION REQUEST:
LOCATION:

SIZE OF PROPERTY:
EXISTING ZONING:

FUTURE LAND USE CATEGORY:

SERVICE AREA:

COMMUNITY PLANNING AREA:

RZ PD 26-0217
May 26, 2026
75BB, LLC

PD

South side of Big Bend Road, 1,500 ft.
west of the Big Bend Road/Simmons Loop
intersection, west of Simmons Loop

124.017 acres

AR and AS-1
UMU-20 and SMU-6
Urban

Apollo Beach, Riverview



RZ PD 26-0217
May 26, 2026

SUMMARY OF APPLICATION

The application is a request to rezone an approximate 124-acre parcel located
south of Big Bend Road, west of Simmons Loop and east of I-75. In general
terms the parcelis located at the southeast quadrant of the I-75/Big Bend
Road interchange in the Apollo Beach/Riverview area of central
unincorporated Hillsborough County.

Primary access to the site is to Simmons Loop via Mary Lou Lane, a local
residential street. A secondary access is through a subdivision street located
to the south of the parcel. There is no direct access to Big Bend Road.

The request is a Planned Development for:

1) a maximum of 80 single family attached dwelling units or 35 single
family detached dwelling units;

2) a maximum of 380 multi-family dwelling units; and

3) An agricultural tract that will allow for agricultural uses, beekeeping,
passive recreational uses and the storage of a maximum of 20 vehicles.

The subject site has a FLUE Map designation of UMU-20 at the northern end of
the site closest to Big Bend Road and SMU-6 on the balance of the property.
The vast majority of the site is located within the SMU-6 FLUE category. The
property is located within the Urban Service Area.

SUMMARY OF HEARING

The applicant representative, Kami Corbett, provided testimony and graphics
in support of the request.

It was stated that the Planned Development is to allow for a maximum of 460
residential units consisting of a mix of single family detached, single family
attached and multi-family units.
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The site plan indicates that a maximum of 80 single family attached or a
maximum of 35 single family detached units will be located within an area
identified as Village A on the associated PD site plan.

The site plan indicates that a maximum of 360 multi-family units will be
located within an area identified as Village B.

The primary access to both Villages A and B is via Mary Lou Drive to Simmons
Loop. The developer will need to make improvements to the entirety of Mary
Lou Drive out to Simmons Loop at the time of development of the property.

A secondary access is proposed to Autumn Ridge Avenue., a local residential
street located to the south.

The developer intends to gate the entrances to the multi-family apartment
complex at Autumn Ridge Avenue and Mary Lou Drive. The developer also has
the option to gate the entrances to the single family attached/detached tract
to be located in Village A.

The site plan design for the multi-family tract sets back the proposed
apartment buildings a minimum of 80 feet from adjacent single family lots
located to the east.

The developer is providing landscaping and screening of the proposed
apartment complex from adjacent single family residential lots.

The proposed development is consistent with the Comprehensive Plan and
compatible with the surrounding planned and emerging residential master
planned communities and retail, office and hospital uses in the area.

Development Services finds the rezoning approvable subject to conditions.

The Planning Commission staff finds the proposed rezoning consistent with
the Comprehensive Plan.

No one spoke in support or opposition at the hearing.
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EVIDENCE SUBMITTED

The applicant/representative, Kami Corbett, provided oral testimony and
graphics supplementing the file on record.

FINDINGS OF FACT

The subject 124-acre site is located at the southeast quadrant of I-75 and Big
Bend Road in the Apollo Beach/Riverview area of central Hillsborough County.

The greater Simmons Loop area is comprised of a regional hospital, a
substantial amount of medical office space and a substantial amount of retail
along both Big Bend Road and US 301. Multi-family and single-family uses are
located along Simmons Loop.

The subject site is within 4,000 ft. driving distance of the I-75/Big Bend Road
interstate interchange.

The property is of an irregular disjointed shape. Itis noted that a large TECO
powerline corridor runs north/south through the parcel. The irregular
disjointed shape of the property is a substantial site constraint limiting areas
where development can reasonable be accommodated on the site.

The site also contains approximately 60 acres of wetlands across the site.
These wetlands and associated water bodies are primarily located along the
west side of the property closest to I-75 and near Big Bend Road to the north.

Due to the irregular disjointed shape of the property and the size and location
of the wetlands across the property, the proposed development is centered
on two upland tracts located on the eastern portion of the property closest to
Mary Lou Drive and Simmons Loop. The largest upland tract is approximately
28 acres in size (Village B) and is the location proposed for the apartment
complex. The other upland tract is approximately 6 acres in size (Village A)
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and is the location where single family attached or detached dwelling units
are proposed.

The proposed apartment complex is proposed to be gated and will have two
access points. One connection point will be to Mary Lou Drive and the
second connection pointis to Autumn Ridge Avenue. Mary Lou Drive will be
improved by the developer at the time of development. Autumn Ridge Avenue
is a local residential street within an adjacent single family home community.
Development Services staff recommends this secondary Autumn Ridge
connection be provided to help with service vehicle circulation through the
apartment complex parcel and help reduce traffic on Simmons Loop.

The developer will be required to assess traffic conditions at the Mary Lou
Drive/Simmons Loop intersection at the time of development and at each
phase of the development to determine if a southbound right turn lane is
required.

The developer will also be required to construct a northbound to westbound
left turn lane at the Mary Lou Drive/Simmons Loop intersection.

The proposed apartment complex includes a minimum 80 ft. setback from
adjacent single family lots located to the east and south of the apartment
complex location. The apartment complex will also include landscaping and
screening along the Village B perimeter adjacent to single family lots.

The developer also has the option of gating the proposed single family
attached/detached tract (Village A). Village A is located on the north side of
Mary Lou Drive and will include landscaping screening along Mary Lou Drive.

It is found that the proposed development is substantially setback,
landscaped and screened from adjacent residential lots.

It is found that the proposed development, as designed and conditioned will
be compatible with the surrounding residential and non-residential land uses
in the area.
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It is found that the proposed development is consistent with the UMU-20 and
SMU-6 FLUE designations on the property.

FINDINGS OF COMPLIANCE/NON-COMPLIANCE WITH THE
HILLSBOROUGH COUNTY COMPREHENSIVE PLAN

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

CONCLUSIONS OF LAW

Based on the Findings of Fact cited above, there is substantial competent
evidence to demonstrate that the requested Planned Development rezoning
as conditioned is in conformance with the applicable requirements of the
Land Development Code and with applicable zoning and established
principles of zoning law.

DECISION

Based on the foregoing, this recommendation is for APPROVAL of the Planned
Development rezoning as indicated by the Findings of Fact and Conclusions of
Law stated above subject to the zoning conditions prepared by the
Development Services Department.

Steven K. Lce 6/12/2026

Steven K. Luce Date

Land Use Hearing Officer



Hillsborough County
City-County
Planning Commission

Plan Hillsborough
planhillsborough.org
planner@plancom.org
813 — 272 - 5940

601 E Kennedy Blvd
18" floor

Tampa, FL, 33602

Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: May 26, 2026

Report Prepared: May 15, 2026

Case Number: PD 26-0217

Folio(s): 51514.0000, 51514.5000, 51521.0200,
77740.0150, 77742.0000 & 77745.0000

General Location: South of Big Bend Road, east
of Interstate 75 and west of Simmons Loop

Comprehensive Plan Finding

CONSISTENT

Adopted Future Land Use

Suburban Mixed Use-6 (6 du/ga; 0.25 FAR) +
Urban Mixed Use-20 (20 du/ga; 1.0 FAR)

Service Area

Urban

Community Plan(s)

Riverview + Apollo Beach + SouthShore Areawide
Systems

Rezoning Request

Agricultural Rural (AR) to Planned Development
(PD) to divide the site into three pockets with
permitted uses specific to each pocket

Parcel Size

124.018 + acres

Street Functional Classification

Big Bend Road — County Arterial
Interstate 75 — State Principal Arterial
Simmons Loop — County Collector

Commercial Locational Criteria

N/A

Evacuation Area

D+E




Table 1: COMPARISON OF SURROUNDING PROPERTIES

Future Land Use

Vicinity B Zoning Existing Land Use
Vacant Land + Single

Subject Suburban Mixed Use-6 + AR Family Residential +

Property Urban Mixed Use-20 Agriculture

Suburban Mixed Use-6 +
North Urban Mixed Use-20 + AR+ PD
Public/Quasi-Public

Public/Quasi-
Public/Institutions

Single Family Residential +
HOA Property + Vacant

South Suburban Mixed Use-6 PD + AR Land + Public/Quasi-

Public/Institutions

Single Family Residential

Suburban Mixed Use-6 + + Public/Quasi-
East Urban Mixed Use-20 + PD+ AS—i; RSC-2 + Public/Institutions +
Community Mixed Use-12 Vacant Land
Urban Mixed Use-20 + Single Family Residential
West Community Mixed Use-12 + PD + Agriculture + Vacant
Public/Quasi-Public + Land + Public/Quasi-
Suburban Mixed Use-6 Public/Institutions

Staff Analysis of Goals, Objectives and Policies:

The 124.0178 + acre subject site is located south of Big Bend Road, east of Interstate 75 and west of
Simmons Loop. The subject site is in the Urban Service Area (USA) and is within the limits of the Riverview
Community Plan and the SouthShore Areawide Systems Plan. The applicant requests a rezoning from
Agricultural Rural (AR) to Planned Development (PD) to divide the site into three pockets with permitted
uses specific to each pocket. According to the revised request, which was uploaded into Optix on April 9,
2026, the proposed four pockets will be labeled as villages:

1. Village A is proposed to be a residential pocket of the PD with a total of 80 dwelling units.
Development within Village A may remain unplatted or be platted and may include any
combination of the following residential housing types: townhomes, cottages, duplexes, and/or
single-family detached homes.

2. Village B is proposed to be a residential pocket of the PD containing multifamily apartments with
a total of 380 units.

3. Village Cis proposed to be an agricultural/passive recreational pocket of the PD. The Applicant is
proposing the following uses within Village C: agriculture (with accessory agricultural equipment
and open storage), beekeeping, passive recreational uses and private pleasure crafts and utility
trailer storage (for up to 20 total vehicles). All permitted uses within Village C will be for the
personal use of the property owner only and shall not be open or accessible to the general public.

PD 26-0217 2




The subject site is located within the Urban Service Area, where Future Land Use Section (FLUS) Objective
1.1 directs approximately 80 percent of the County’s anticipated growth. FLUS Policy 3.1.3 requires that
new development be compatible with surrounding land uses, clarifying that compatibility does not
necessitate identical form or use, but rather thoughtful and sensitive design that maintains the character
of existing development. The surrounding land use pattern reflects a mix of uses. The subject site is
currently comprised of vacant land, agricultural uses, and single-family residential development. Similar
vacant land and single-family residential uses are located to the south, east, and west, with agricultural
uses to the west. Public/quasi-public/institutional uses are present on all sides of the subject site. Given
the existing development pattern in the surrounding area, the proposed development is consistent with
the growth objectives of FLUS Objective 1.1 and satisfies the compatibility standards of FLUS Policy 3.1.3.
The proposal demonstrates compatibility with surrounding uses and maintains the established character
of the area.

Per Objective 2.2, Future Land Use categories outline the maximum level of intensity or density and range
of permitted land uses allowed in each category. Table 2.2 contains a description of the character and
intent permitted in each of the Future Land Use categories. The subject site is in the Suburban Mixed Use-
6 (SMU-6) Future Land Use category. SMU-6 allows for the consideration of agricultural, residential,
neighborhood commercial, office uses, research corporate park uses, light industrial multi-purpose and
clustered residential and/or mixed-use. Office uses are not subject to locational criteria. The SMU-6
designation allows for a maximum of 6 dwelling units per gross acre (du/ga) and a maximum intensity of
0.25 Floor Area Ratio (FAR). The subject site is also in the Urban Mixed Use-20 (UMU-20) Future Land Use
category. UMU-20 allows for the consideration of agricultural, residential, commercial, office, business
park, research corporate park, light industrial, multi-purpose and/or mixed-use projects at appropriate
locations. The UMU-20 Future Land Use designation allows for a maximum of 20 dwelling units per gross
acre and a maximum intensity of 1.0 FAR.

The Environmental Protection Commission (EPC) Wetlands Division has reviewed the proposed Planned
Development (PD) and determined that wetlands are present on the subject site. Based on the revised
request, approximately 59.73 acres of wetlands exist on the property. Pursuant to Future Land Use Section
(FLUS) Policy 2.3.9, properties containing 25 percent or more wetlands and/or man-made water bodies,
including borrow pits, are subject to an environmentally sensitive land calculation for density and Floor
Area Ratio (FAR). Under this policy, the site’s upland acreage is multiplied by a factor of 1.25 to establish
the base acreage for density calculations. This adjusted acreage is then multiplied by the maximum density
permitted under the applicable Future Land Use categories. Wetlands on the subject site comprise
approximately 48 percent of the total site area, exceeding the 25 percent threshold; therefore, the
wetland density credit provided by FLUS Policy 2.3.9 is applicable. The site contains a total of 64.29 acres
of upland distributed between two Future Land Use categories: 61.59 acres designated Suburban Mixed
Use-6 (SMU-6) and 2.70 acres designated Urban Mixed Use-20 (UMU-20). Applying the environmentally
sensitive land calculation, the maximum allowable residential density is as follows: 461 dwelling units
within the SMU-6 designation (61.59 acres x 1.25 x 6 du/ga) and 67 dwelling units within the UMU-20
designation (2.70 acres x 1.25 x 20 du/ga), for a total maximum of 528 dwelling units. The proposed
development consists of 470 residential units, which is below the maximum density permitted. The
proposed PD is consistent with the uses allowed under the existing Suburban Mixed Use-6 and Urban
Mixed Use-20 Future Land Use categories and is therefore consistent with FLUS Goal 2 and Objective 2.2.

The Comprehensive Plan requires that all development meet or exceed the land development regulations
in Hillsborough County (FLUS Objective 4.1, FLUS Policy 4.1.1 and FLUS Policy 4.1.2). However, at the time
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of uploading this report, Transportation comments were not yet available in Optix and thus were not
taken into consideration for analysis of this request.

The surrounding land use pattern consists of mixed uses. FLUS Objective 4.4 and FLUS Policy 4.4.1 require
that new development be compatible with the surrounding neighborhood. Specifically, Policy 4.4.1 states
that any increase in density or intensity must be compatible with existing, proposed, or planned
development and that development and redevelopment should be integrated with adjacent land uses
through the provision of like or complementary uses, mitigation of potential adverse impacts, appropriate
transportation and pedestrian connections, and a gradual transition of intensity. Given the existing
pattern, the proposed development is compatible with and complementary to surrounding uses.
Accordingly, the proposal meets the intent of FLUS Objective 4.4 and complies with FLUS Policy 4.4.1.

The Environmental Protection Commission (EPC) Wetlands Division has reviewed the proposed Planned
Development and determined that wetlands are present on the subject site. The Environmental
Protection and Resiliency component of the Future Land Use Section (FLUS), Objective 6.1, promotes
growth that is both sustainable and resilient while ensuring the protection of environmentally sensitive
resources. FLUS Policy 6.1.1 requires that land development be regulated in a manner that safeguards the
attributes, functions, and amenities of the natural environment under all projected growth scenarios. This
includes the continued review, amendment, and implementation of land development regulations to
ensure long-term environmental protection. FLUS Objective 6.2 further provides that new development
and redevelopment shall not adversely impact environmentally sensitive areas and other significant
natural systems, as described in the Conservation and Aquifer Recharge Element and the Coastal
Management Element of the Comprehensive Plan. Additionally, Objective 3.5 of the Environmental and
Sustainability Section (ESS) of the Comprehensive Plan calls for the application of adopted criteria,
standards, methodologies, and procedures to manage and maintain wetlands and other surface waters
for optimal fisheries and environmental values, in consultation with the EPC. ESS Policy 3.5.1 emphasizes
collaboration with the EPC to conserve and protect wetlands and surface waters from detrimental physical
and hydrological alterations. It further requires a comprehensive planning-based approach to wetland
ecosystem protection, ensuring no net loss of ecological values provided by wetlands and other
authorized surface waters within Hillsborough County. The EPC provided comments on April 14, 2026,
indicating that a resubmittal is not necessary at this time. Because the proposed Planned Development
preserves the on-site wetlands and avoids adverse impacts, the request is consistent with the applicable
Comprehensive Plan Objectives and Policies governing growth in environmentally sensitive areas.

FLUS Obijective 3.2 and Policy 3.2.4 require that community plans throughout the County be consistent
with the Comprehensive Plan. The subject site is located within the boundaries of the Apollo Beach
Community Plan, which provides localized policy guidance intended to preserve and enhance the
character of the community while promoting coordinated and sustainable growth. The Community Plan
emphasizes the importance of balancing residential, commercial, and civic development through high-
quality land use planning and thoughtful community design. Goal 2 of the Apollo Beach Community Plan
specifically seeks to ensure quality land use and development design throughout the community. A key
strategy identified under this goal is the encouragement and incorporation of a diverse range of housing
choices, including multi-family residential and live-work units, particularly within and around designated
town centers and mixed-use activity areas. This strategy recognizes the importance of providing varied
housing opportunities that support changing demographic needs, improve housing availability, and
contribute to the creation of walkable and economically vibrant community environments. The proposed
multi-family apartment development is consistent with the intent and vision of Goal 2 because it
contributes to the diversity of housing types envisioned by the Community Plan. By introducing additional
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multi-family residential opportunities within the area, the proposal supports broader housing choice
objectives while promoting a more compact and integrated development pattern consistent with the
planning framework established for Apollo Beach. The subject site is also located within the Riverview
Community Plan. Goal 2 of the plan reflects the vision of Riverview using the Riverview District Concept
Map. The Riverview District Concept Map illustrates the unique qualities and land uses related to distinct
geographic areas identified as "districts". The subject property is on Highway 301 Corridor which provides
a safe, attractive and efficient corridor system that contributes to the character and economic well-being
of the community and provides a sense of arrival. Goal 13 supports and promotes agriculture. The
proposed Village C and Village D will include agricultural uses. The subject site is also located within the
boundaries of the SouthShore Areawide Systems Plan. Goal 1 of the Cultural/Historic Objective of the
SouthShore Areawide Systems Plan promotes sustainable, well-planned, and clustered growth patterns
that preserve the area’s environmental resources, cultural identity, and overall livability. Village A
proposes townhomes, cottages, duplexes, and/or single-family detached homes while Village B proposes
multifamily units. This mix of housing options encourages a thoughtfully planned and sustainable
development pattern that enhances neighborhood diversity while maintaining compatibility with the
surrounding area. Accordingly, the request is consistent with and meets the intent of Goal 2 of the Apollo
Beach Community Plan, Goal 2 and Goal 13 of the Riverview Community Plan and Goal 1 of the
Cultural/Historic Objective of the SouthShore Areawide Systems Plan, as outlined in the Livable
Communities Element.

Overall, staff finds that the proposed Planned Development is compatible with the existing development
pattern found within the surrounding area and supports the vision of the Apollo Beach Community Plan,
Riverview Community Plan and the SouthShore Areawide Systems Plan. The proposed Planned
Development would allow for development that is consistent with the Goals, Objectives, and Policies of
the Unincorporated Hillsborough County Comprehensive Plan.

Recommendation

Based upon the above considerations and the following Goals, Objectives and Policies, Planning
Commission staff finds the proposed Planned Development CONSISTENT with the Unincorporated
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development
Services Department.

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.

Land Use Categories

Objective 2.2: The Future Land Use Map (FLUM) shall identify Land Use Categories summarized
in the table below, that establish permitted land uses and maximum densities and intensities.
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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.

Environmentally Sensitive Land Density Calculation

Policy 2.3.9: Density and FAR calculations for properties that include wetlands will comply with the
following calculations and requirements for determining density/intensity.
o  Wetlands shall:
e Exclude land below the mean high water line
e Include conservation and preservation areas
e Include wetlands associated with man-made water bodies as defined (including borrow pits)
Density and floor area ratio calculations for properties with 25% or greater wetlands and/or man-
made water bodies (including borrow pits) shall be subject to an environmentally sensitive land
calculation. Upland acreage of the site multiplied by 1.25 yields the base acreage for the density
calculation. That acreage is then multiplied by the maximum intensity/density of the Future Land Use
Category.

Compatibility

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 3.1.3: 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.

Community Planning

Objective 3.2: Hillsborough County is comprised of many diverse communities and neighborhoods. The
comprehensive plan is effective in providing an overall growth management strategy for development
within the entire County. Strategies shall be developed that ensure the long-range viability of its
communities through a community and special area studies planning effort.

Relationship to Land Development Regulations

Policy 3.2.4: The County shall assist the Hillsborough County City-County Planning Commission in
developing community plans for each planning area that are consistent with and further the Goals,
Objectives and Policies of the Comprehensive Plan. The community plans will be adopted as part of the
Comprehensive Plan in the Livable Communities Element. These community specific policies will apply in
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guiding the development of the community. Additional policies regarding community planning and the
adopted community plans can be found in the Livable Communities Element

Relationship to Land Development Regulations

Objective 4.1: All existing and future land development regulations shall be made consistent with the
Comprehensive Plan, and all development approvals shall be consistent with those development
regulations as per the timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and
consistent with Comprehensive Plan policies, land development regulations shall be designed to provide
flexible, alternative solutions to problems.

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

Policy 4.4.1: Development and redevelopment shall be integrated with the adjacent land uses through:
a) the creation of like uses; or

b) creation of complementary uses; or

¢) mitigation of adverse impacts; and

d) transportation/pedestrian connections

Environmental Protection and Resiliency

Objective 6.1: Encourage growth that is both sustainable and resilient while protecting environmentally
sensitive resources.

Policy 6.1.1: Regulate land development to protect the attributes, functions and amenities of the natural
environment. Continue to review, amend and implement land development regulations to ensure the
protection of the attributes, functions and amenities of the natural environment under all projected growth
scenarios.

Environmental Considerations
Objective 6.2: New development and redevelopment shall not adversely impact environmentally sensitive

areas and other significant natural systems as described and required within the Environmental and
Sustainability Section and the Coastal Management Section of the Comprehensive Plan.
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Clustering (For Conservation and Natural Resources)
Objective 6.3: Clustering is highly encouraged to ensure that development will occur in a manner that
protects existing natural resources and retains the character of, and the ability to manage, the areas
surrounding those natural resources.
LIVABLE COMMUNITIES ELEMENT: APOLLO BEACH COMMUNITY PLAN
Goal 2. Ensure Quality Land Use and Design

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

town centers.

LIVABLE COMMUNITIES ELEMENT: RIVERVIEW COMMUNITY PLAN
Goal 2 Reflect the vision of Riverview using the Riverview District Concept Map. The Riverview District
Concept Map will illustrate the unique qualities and land uses related to distinct geographic areas

identified as "districts".

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

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

Goal 13 Support and promote agriculture.

LIVABLE COMMUNITIES ELEMENT: SOUTHSHORE AREAWIDE SYSTEMS PLAN

Cultural/Historic Objective

The SouthShore region of Hillsborough County supports a diverse population with people living in unique
communities, interspersed with farms, natural areas, open spaces and greenways that preserve and
enhance the natural and cultural heritage.

The community desires to:

1. Promote sustainable growth and development that is clustered and well planned to preserve the
area's environment, cultural identity and livability.
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AGENCY REVIEW COMMENT SHEET

DATE: 05/18/2026
Revised: 5/26/2026

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

TO: Zoning Technician, Development Services Department

PLANNING AREA: RV (and APB) PETITION NO: PD 26-0217

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

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

CONDITIONS OF APPROVAL

1. Within Village A, the following platted residential use types may be permitted subject to compliance with
the residential development standards below by use type and other conditions herein this zoning:

1.1 Product Type A, Single Family Attached (townhome) (Rear Loaded Only).

Minimum lot size: 1,280 sf
Minimum lot width: 16 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 10 ft.
Minimum side yard setback: 10 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

1.1.1  No front or side yard vehicular access shall be permitted.

1.1.2  All dwelling units constructed in accordance with these standards shall abut a
roadway (along the front of the unit) complying with one of the Transportation
Technical Manual (TTM) Typical Section standards. Additionally, dwelling units
shall be served by an alleyway in the rear. One-way alleyways shall comply with
the TTM TND-1 Typical Section. Two-way alleyways shall also be permitted.
Two-way alleyways shall generally comply with the TND-1 Typical section;
however, the pavement width shall be increased to a minimum of 16 feet. All rear
loaded units not fronting a street shall instead be accessed using the wider alleyway
section as shown on the PD site plan and shall front on a continuous sidewalk
system with a minimum width of 5 feet. Such continuous sidewalk shall connect to
a sidewalk within a roadway at both ends of the continuous sidewalk. Such
sidewalks shall be privately owned and maintained with easements sufficient to
grant rights of ingress/egress to each homeowner taking pedestrian access from such
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sidewalk system. Sidewalks may perpendicularly cross but otherwise shall not be
permitted within or running adjacent to alleyways.

Rear setbacks for garages (whether attached or detached) shall be increased as
necessary to provide a minimum of 24 feet between the far-side edge of alleyway
pavement to the face of the garage. If units have garages and driveways within
which cars may park, or only driveways within which cars may park, see related
Condition 1.6.

1.2 Product Type B, Single Family Detached — (Rear Loaded Only)

Minimum lot size: 2,880 sf
Minimum lot width: 32 ft.
Minimum lot depth: 90 ft.
Minimum front yard setback: 10 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

1.2.1

1.2.2

1.23

No front or side yard vehicular access shall be permitted.

All dwelling units constructed in accordance with these standards shall abut a
roadway (along the front of the unit) complying with one of the Transportation
Technical Manual (TTM) Typical Section standards. Additionally, dwelling units
shall be served by an alleyway in the rear. One-way alleyways shall comply with
the TTM TND-1 Typical Section. Two-way alleyways shall also be permitted.
Two-way alleyways shall generally comply with the TND-1 Typical section;
however, the pavement width shall be increased to a minimum of 16 feet. All rear
loaded units not fronting a street shall instead be accessed using the wider alleyway
section as shown on the PD site plan and shall front on a continuous sidewalk
system with a minimum width of 5 feet. Such continuous sidewalk shall connect to
a sidewalk within a roadway at both ends of the continuous sidewalk. Such
sidewalks shall be privately owned and maintained with easements sufficient to
grant rights of ingress/egress to each homeowner taking pedestrian access from
such sidewalk system. Sidewalks may perpendicularly cross but otherwise shall not
be permitted within or running adjacent to alleyways.

Rear setbacks for garages (whether attached or detached) shall be increased as
necessary to provide a minimum of 24 feet between the far-side edge of alleyway
pavement to the face of the garage. If units have garages and driveways within
which cars may park, or only driveways within which cars may park, see related
Condition 1.6.

1.3 Product Type C, Single Family Attached (townhome) (Front Loaded Only).

Minimum lot size: 1,280 sf
Minimum lot width: 16 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: 10 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories
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1.3.1 Buildings shall contain a minimum of 3 attached units and a maximum of 8 attached units.

1.3.2. If units have garages and driveways within which cars may park, or only driveways within

which cars may park, see related Condition 1.6.

1.4 Product Type D, Duplex (Front Loaded Only).

Minimum lot size: 1,200 sf
Minimum lot width: 20 ft.
Minimum lot depth: 60 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

1.4.1

Setbacks for garages (whether attached or detached) shall be increased as necessary to
provide a minimum of 20 feet between the closest edge of the sidewalk and fagade of the
garage. If units have garages and driveways within which cars may park, or only
driveways within which cars may park, see related Condition 1.6.

1.5Product Type E, Single Family Detached (Front Loaded Only).

Minimum lot size: 3,200 sf
Minimum lot width: 40 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

1.5.1

Setbacks for garages (whether attached or detached) shall be increased as necessary to
provide a minimum of 20 feet between the closest edge of the sidewalk and facade of the
garage. Additionally, no portion of any structure on that same frontage (including
porches or other entry features on that frontage) shall be closer than 15 feet from the
closest edge of the sidewalk. If units have garages and driveways within which cars may
park, or only driveways within which cars may park, see related Condition 1.6.

1.6 Notwithstanding anything herein to the contrary, for all units where vehicles will be permitted to park
within residential driveways, such driveways shall meet the following minimum requirements:

1.6.1

1.6.2

For front and side loaded units, such driveways shall be a minimum of 20 feet long as
measured between the fagade of the garage (or facade of that portion of the structure
adjacent to the driveway where no garage is present) and the closest edge of sidewalk.
Additionally, no other portion of any structure shall be permitted within 15 feet as
measured from the closest edge of the sidewalk; and,

For rear (alley) loaded units, such driveways shall be a minimum of 20 feet long;
however, in order to ensure sufficient backing and maneuvering distance, such minimum
length shall be increased as necessary to ensure there is a minimum of 24 feet between
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the far-side edge of alleyway pavement and the point at which the minimum 20-foot-
long driveway begins.

2. For non-platted residential development (multi-family) within Village A, uses may be permitted subject to
compliance with the residential development standards below and other conditions herein this zoning.

Minimum setback to northern Village A boundary: 10 ft.
Minimum setback to southern Village A boundary: 20 ft.
Minimum setback to eastern Village A boundary: 10 ft.
Minimum setback to western Village A boundary: 0 ft.
Minimum building separation: 10 ft.

Maximum Height: 45 ft/3-stories

2.1 Notwithstanding anything herein to the contrary, for all units where vehicles will be permitted to
park within residential driveways, such driveway shall meet the following minimum
requirements:

2.1.1 For units constructed in the style of traditional front loaded single-family dwellings,
townhome units and/or duplex units (i.e. with access via a front loaded roadway or a
front loaded driveway), such units shall be constructed such that the driveway serving
each individual unit shall be a minimum of 20 feet long as measured between the fagade
of the garage (or fagade of that portion of the structure adjacent to the driveway where no
garage is present) and the closest edge of sidewalk. Additionally, no other portion of any
structure shall be permitted within 15 feet as measured from the closest edge of the
sidewalk; and,

2.1.2  For units constructed in the style of traditional rear loaded single-family dwellings,
townhome units and/or duplex units, (i.e. vehicular access via an alleyway and pedestrian
access via a traditional roadway or driveway in the front) such rear access driveways shall
be a minimum of 20 feet long; however, in order to ensure sufficient backing and
maneuvering distance, such minimum length shall be increased as necessary to ensure
there is a minimum of 24 feet between the far-side edge of alleyway pavement and the
point at which the minimum 20-foot-long driveway begins.

Additionally, where a unit is accessed via an alleyway that does not front a traditional
roadway or driveway in the front, and an alleyway is the sole means of access, then all
such rear loaded units not fronting such facility instead be accessed using the wider
alleyway section as shown on the PD site plan and shall front on a continuous sidewalk
system with a minimum width of 5 feet. Such continuous sidewalk shall connect to a
sidewalk within a driveway or roadway at both ends of the continuous sidewalk.
Sidewalks may perpendicularly cross but otherwise shall not be permitted within or
running adjacent to alleyways.

3. For multi-family units within Village A constructed in the style of duplex units, single-family detached
units, or single-family attached units with fewer than 3 units in each building, such units may not be
subdivided in the future unless they abut a roadway (along the front of the unit) complying with one of the
Transportation Technical Manual (TTM) Typical Section standards.

4. Notwithstanding anything shown on the PD site plan or herein these conditions to the contrary, within
Village A, alleyways shall be designed as necessary to ensure that fire trucks, garbage trucks and other
larger vehicles can safely turn around/travel through the site.

5. Due to the way traffic impacts were studied, all units constructed within Village B shall be constructed
within apartment style buildings with a minimum height of four (4) stories. Apartment style buildings less
than four (4) stories may be permitted provided the total number of trips generated by development within
Villages A and B do not exceed 2,237 average daily trips, 184 a.m. peak hour trips, and 178 p.m. peak
hour trips. Multi-fami m-hom inele—family-style e e-multi-family-dwellinessh
B
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10.

11.

12.

13.

14.

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

The project shall be served by and limited to four (4) connections to Mary Lou Dr. as shown on the PD site
plan. The location of access points serving Village A shall be adjusted (if necessary) at the time of
site/construction plan review to meet minimum access spacing requirements and, to the greatest extent
possible, minimize headlight impacts to the single-family homes on the south side of Mary Lou Dr. from
vehicles exiting Village A, unless otherwise approved by the County Engineer. Such access connections
may be gated and, if so, shall comply with Typical Detail — 9 (TD-9) design requirements as found within
the Hillsborough County Transportation Technical Manual (TTM). Additionally, the project shall be
served by and limited to one (1) connection to Autumn Ridge Ave. Such connection shall be gated, and
such gate shall comply with the standards which are the subject of the Design Exception (DE) referenced
within Condition X, below.

Access to Village C shall be wia—the aceess—easement—as shown on Sheet PD-2. At the time of
site/construction plan approval, and based on the uses ultimately developed, the County shall determine the
type and configuration of vehicular/pedestrian access necessary to serve such uses. Fhe-This may require
the developer shall-berequired-to construct a commercial driveway (to include pedestrian connection)
serving Village C to appliable standards between Village C and Mary Lou Dr. Such facility serving
Village C shalbmay also include reguire-the-develepershall-construction of a bridge/culvert over Bullfrog
Creek Rd. (to be reviewed and approved by Hillsborough County), as indicated on the PD site plan. Fhe
Any bridge/culvert shall be privately owned and maintained and meet Transportation Technical Manual

(TTM) and other applicable requirements, unless otherwise approved by the County Engineer.

Internal transportation facilities shall be privately owned and maintained.

Construction access shall be restricted to those access connections to/from Mary Lou Dr. shown on the PD
site plan. The developer shall include a note indicating same on each construction/site plan submittal.

Prior to or concurrent with the initial increment of development, the developer shall be required to
construct a northbound to westbound left turn lane on Simmons Loop.

Project development may be phased. As such, concurrently with each increment of development, the
developer shall submit a trip generation and site access analysis which examines turning movements at the
intersection of Simmons Loop and Mary Lou Dr. Such analysis shall examine existing plus project traffic
and be used to determine whether a southbound to westbound right turn lane is warranted pursuant to LDC
Sec. 6.04.04.D. to support that increment. The developer shall construct such turn lane concurrently with
the increment of development triggering such warrant. Additionally, the developer shall construct a 5-foot-
wide keyhole bicycle lane concurrently with the addition of the right turn lane. This condition may require
the developer to dedicate and convey or otherwise acquire additional right-of-way to achieve full project
buildout.

If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30,
2026) which was found approvable by the County Engineer (on May 11, 2026) for the Mary Lou Dr.
substandard roadway improvements, and which permits deviations from the TS-3 Typical Section standard,
non-residential subtype. As Mary Lou Dr. is a substandard local roadway, the developer will be required to
improve the roadway (between the project boundary and Simmons Loop) prior to concurrent with the
initial increment of development, consistent with the Design Exception. Specifically, the developer shall:

a.  Widen the roadway such that there are 12-foot-wide travel lanes;
b. Construct Type-F curb on both sides of the roadway;
c. Construct a 5-foot-wide sidewalk along the north side of the roadway; and,
d. Construct a 6-foot-wide sidewalk along the south side of the roadway, adjacent to the F-curb.
If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30,

2026) which was found approvable by the County Engineer (on May 11, 2026) for the Simmons Loop
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substandard roadway improvements, and which permits deviations from the TS-4 Typical Section standard
(for 2-lane, undivided, urban collector roadways). As Simmons Loop is a substandard collector roadway,
the developer will be required to improve the roadway prior to concurrent with the initial increment of
development, consistent with the Design Exception (except that the southbound right turn lane will be
constructed when specified in Condition 12). Specifically, the developer shall:

a.

Extend the curb and gutter, bicycle lane and sidewalk on the west side of Simmons Loop, from
their current terminus south of the project to the southern boundary of folio 77743.0100 (for a
distance of +/- 100 feet); and,

Dedicate and convey to Hillsborough County 35 feet of right-of-way along its Simmons Loop
frontage.

15. If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30,
2026) which was found approvable by the County Engineer (on May 11, 2026) for the Autumn Ridge Ave.
gate design, and which permits deviations from the Typical Detail — 9 (TD-9) standards for gated
residential projects. The developer shall construct the gated entrance consistent with the Design Exception.

Other Conditions
1.

The developer shall revise both PD site plan sheets to show Bullfrog Creek and
show/label the area of crossing as “Prepesed-Potential Bridge/Culvert — See Conditions
of Approval”.

On PD site plan sheet PD-1:

a.

Within the “Allowable Uses by Village”, Village A use list, delete the reference to
“Cottages”—etipate—thainedeelommeniolopndapds Lo opebpes oo e
propesed, delete the phrase “Platted or Unplatted:” and add the phrase *“, All Platted
or Unplatted” at the end.

On PD site plan sheet PD-2:

a.

Revise the inset titled “Two-Way Alley” to instead state “Two-way Alleway for
Units Not Fronting a Street or Driveway” and replace note 1 with a note which
instead reads “See Conditions of Approval.”

Revise Note 1 within the “Platted A Dimensional Standards” table, to add “No
accessory structures shall be permitted within a front or side yard which provides
vehicular access.” to the end of the note.

Revise Note 6 within the “Platted A Dimensional Standards” table, to replace the
words to correct the note to reflect the inset title change per condition 2.a., above.

PROJECT SUMMARY AND TRIP GENERATION

The applicant is requesting to rezone multiple parcels, totaling +/- 124.018 ac., from Agricultural Rural
(AR) and Agricultural Single-Family — 1 (AS-1) to Planned Development (PD). The applicant is
proposing up to 460 dwelling units and other uses as follows:
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VILLAGE A
PLATTED OR UNPLATTED: TOWNHOMES, COTTAGES, DUPLEXES (80 DU) OR SINGLE FAMILY DETACHED (35 DU)
VILLAGE B

MULTI-FAMILY APARTMENTS (380 DU)
ONE STORY GARAGES

VILLAGE C
AGRICULTURE (WITH ACCESSORY VEHICLE EQUIPMENT AND STORAGE)
BEE KEEPING

PASSIVE RECREATIONAL USES
RECREATIONAL VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY TRAILER STORAGE - 20 TOTAL VEHICLES

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. Information shown below is based upon data from the
12" Edition of the ITE Trip Generation Manual. Staff notes that ITE does provide data for typical
agricultural uses and are typically low trip generators. As such, those Village C uses were excluded from
the calculations below consistent with current practice.

Existing Zoning:
. 24 Hour Two- Total Peak
Land Use/Size Wav Volume Hour Trips
Y AM PM
AR and AS-1, 25 Single-Family Detached
Dwelling Units (ITE Code 210) 467 22 27
Proposed Zoning:
. 24 Hour Two- Total ank
Land Use/Size Wav Volume Hour Trips
Y AM PM
PD, 80 Single-Family Duplex Units
(ITE Code 215) 526 32 38
PD, 380 Multifamily Dwelling Units (4 to 10
stories) (ITE Code 221) 1711 152 140
PD, RV/Boat Storage 4 1 1
(ITE Code 151)
Subtotal: 2,241 185 179
Trip Generation Difference:
. 24 Hour Two- Total Pgak
Land Use/Size Wav Volume Hour Trips
y AM PM
Difference (+) 1,774 (+) 163 (+) 152

EXISTING TRANSPORTATION INFRASTRUCTURE SERVING THE SITE

Simmons Loop is a 2-lane, substandard, collector road, characterized by +/- 11-foot-wide travel lanes in
average condition. The roadway transitions to a 3-lane section (with 2 northbound lanes) in the vicinity of
the project. The existing right-of-way on Simmons Loop in the vicinity of the project varies between +/-
94 feet and +/- 102 feet. There are 4-foot to 7-foot-wide bicycle lanes along portions of the roadway in
the vicinity of the proposed project. There are +/- 5-foot to 6-foot-wide sidewalks along portions of the
east and west sides of the roadway in the vicinity of the proposed project.
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The roadway is shown on the Hillsborough County Corridor Preservation Plan as a future 2-lane
roadway. Simmons Loop was recently extended south (as Gate Dancer Rd.) to Paseo al Mar Blvd.
Although no more right-of-way is needed to construct the two-lane roadway, additional right-of-way is
needed in various segments to complete the bicycle/pedestrian network and construction auxiliary turn
lanes. The applicant has agreed to dedicate and convey certain additional right-of-way necessary to
accommodate certain required improvements.

Mary Lou Dr. is a 2-lane, substandard, local roadway, characterized by +/- 15-feet of pavement in
average condition. The roadway lies within a +/- 60-foot-wide right-of-way. There are no sidewalk or
bicycle facilities present along the roadway.

SITE ACCESS AND CONNECTIVITY

The project parcels are currently served by two public roads, an existing connection to Mary Lou Dr. and
a roadway stubout to Autumn Ridge Dr. which was designed with a temporary T-turnaround instead of a
terminal cul-de-sac, given the road was planned to allow traffic to continue into the site as was
envisioned within the adjacent PD 23-0552 which was most recently modified via PRS 24-0512. Such
connection is also necessary to achieve compliance with LDC Sections 6.03.01.H., governing emergency
access, Sec. 6.02.01.A. regarding connectivity, and to permit garbage or similar utility trucks to continue
through the proposed project without having to turn around and ultimately add additional trips on
Simmons Loop Rd. to move between adjacent projects.

Access to Village C shall be via a 40-foot-wide easement which runs through TECO owned property.
Such access will necessitate a culvert/bridge crossing of Bullfrog Creek. EPC has indicated that wetland
impacts necessary to access disconnected upland areas within this village will be evaluated at a later date.

Staff notes that direct access to Simmons Loop is not possible, since such access would not meet spacing
requirements. Additionally, there are no locations within a reasonable distance south of the project that
exiting project traffic could U-turn to travel back north (given the narrow nature of the 2-lane roadway
and its existing/planned configuration). As such, access to Mary Lou provides for reasonable access to
the property while minimizing the safety and operational aspects of unnecessary U-turns on Simmons
Loop or other unsafe modifications that would otherwise be required.

Both northbound left and southbound right turn lanes on Simmons Loop onto Mary Lou Dr. are
anticipated to be required to support full project buildout. The left turn lane will be constructed with the
initial increment of development. The right turn lane will be phased and constructed at such time as it is
warranted.

REQUESTED DESIGN EXCPETION — SIMMONS LOOP — SUBSTANDARD ROAD

As Simmons Loop is a substandard collector roadway, the developer is required to improve Simmons
Loop to current Hillsborough County standards. The applicant’s Engineer of Record (EOR) submitted a
Design Exception request (dated April 30, 2026) to determine the specific improvements that would be
required by the County Engineer. Based on factors presented in the Design Exception request, the
County Engineer found the request approvable (on May 11, 2026). The deviations from the
Transportation Technical Manual (TTM) Typical Section — 4 (TS-4) (for 2-lane, Undivided, Urban
Collector Roadways) include the following:

1. The developer shall be permitted to maintain 5-foot-wide to 7-foot-wide bicycle lanes in lieu of
the 7-foot-wide buffered bicycle lanes required pursuant to TS-4; and,

2. The developer will be permitted to eliminate the required 5-foot-wide grass strip separator
(between the back of curb and closest edge of sidewalk) required per TS-4 within the area north
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of Mary Lou Dr. where a 6-foot-wide sidewalk is to be constructed against the back of curb
adjacent to the southbound right turn lane.

If PD 26-0217 is approved by the BOCC, the County Engineer will approve the Design Exception
Request.

REQUESTED DESIGN EXCPETION — MARY LOU DR. — SUBSTANDARD ROAD

As Mary Lou Dr. is a substandard local roadway, the developer is required to improve Mary Lou Dr. to
current Hillsborough County standards. The applicant’s Engineer of Record (EOR) submitted a Design
Exception request (dated April 30, 2026) to determine the specific improvements that would be required
by the County Engineer. Based on factors presented in the Design Exception request, the County
Engineer found the request approvable (on May 11, 2026). The deviations from the Transportation
Technical Manual (TTM) Typical Section — 3 (TS-3) (for 2-lane, Urban, Local Roadways), Non-
Residential Subtype include the following:

1. The developer shall be permitted to utilize Type-F curb in lieu of the Miami curb
required per TS-3; and,

2. The developer will be permitted to eliminate the required 5-foot-wide grass strip
separator (between the back of curb and closest edge of sidewalk) required per TS-3 on
the south side Mary Lou Dr. where a 6-foot-wide sidewalk is to be constructed against
the back of curb adjacent along the entire roadway.

If PD 26-0217 is approved by the BOCC, the County Engineer will approve the Design Exception
Request.

REQUESTED DESIGN EXCPETION — TYPICAL DETAIL — 9 (TD-9)

The developer is proposing to develop a gated access to Autumn Ridge Ave., which is required to
comply with TD-9 standards as found within the Transportation Technical Manual (TTM). The
applicant’s Engineer of Record (EOR) submitted a Design Exception request (dated April 30, 2026) to
propose/determine the alternate improvements that would be required by the County Engineer. Based on
factors presented in the Design Exception request, the County Engineer found the request approvable (on
May 11, 2026). The deviations from the TTM TD-9 include that the developer shall be permitted to
provide 80 feet of gate queue in a single-entry lane configuration, rather than the up to 175 feet of queue
that is required in a single-entry lane configuration per TD-9.

If PD 26-0217 is approved by the BOCC, the County Engineer will approve the Design Exception
Request.

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION

Simmons Loop was not evaluated as a part of the 2024 Hillsborough County Level of Service (LOS)
Report. The new north/south collector roadway (i.e. extension of Simmons Loop south to Paseo al Mar
Blvd.) is anticipated to improve area connectivity and reduce traffic on adjacent roadways including Big
Bend Rd., I-75 and 19" Ave., particularly in conjunction with the Paseo al Mar Blvd. flyover bridge
(over I-75), which was recently completed.
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Ratliff, James

From: Williams, Michael

Sent: Monday, May 11, 2026 4:05 PM

To: Steven Henry

Cc: Kami Corbett; Peddle, Carolanne; Ratliff, James; Phillips, Charles; Tirado, Sheida; De Leon, Eleonor;
PW-CEIntake

Subject: FW: RZ-PD 26-0217 - Design Exception Review

Attachments: 26-0217 DEAdd 04-30-26_1.pdf; 26-0217 DEAdd 04-30-26_2.pdf; 26-0217 DEAdd 04-30-26_3.pdf

Steve,

| have found the attached three Design Exceptions (DE) for PD 26-0217 APPROVABLE.

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

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

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

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CElntake@hillsboroughcounty.org

Mike

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

Development Services Department

P:(813) 307-1851

M: (813) 614-2190

E: Williamsm@HillsboroughCounty.org
W: HCFLGov.net

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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe




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

From: Tirado, Sheida <TiradoS@hcfl.gov>

Sent: Monday, May 11, 2026 2:16 PM

To: Williams, Michael <WilliamsM@hcfl.gov>

Cc: Ratliff, James <RatliffJa@hcfl.gov>

Subject: RZ-PD 26-0217 - Design Exception Review

Hello Mike,
The attached Design Exceptions are Approvable to me, please include the following people in your response:

stevenh@trafficmobility.com
kami.corbett@hwhlaw.com
peddlec@hcfl.gov
ratliffla@hcfl.gov
phillipsch@hcfl.gov

Best Regards,

Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | LinkedIn | Instagram | HCFL Stay Safe

Hillsborough County Florida

Please note: All correspondence to or from this office is subject to
Florida's Public Records law.
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Hillsborough  Supplemental Information for Transportation

) tounty Florida Related Administrative Reviews
Instructions:

e  This form must be provided separately for each request submitted (including different requests of the same type).

e  This form must accompany all requests for applications types shown below. Staff will not log in or assign cases that are not
accompanied by this form, or where the form is partially incomplete.

e Aresponse is required in every field. Blank fields or non-responsive answers will result in your application being returned.

e All responses must be typed.

e Please contact Eleonor de Leon at deleone@HCFL.gov or via telephone at (813) 307-1707 if you have questions about how
to complete this form.

_| Section 6.04.02.B. Administrative Variance
X] Technical Manual Design Exception Request
Request Type (check one) — ] Alternative Parking Plan Request (Reference LDC Sec. 6.05.02.G3.)

_] Request for Determination of Required Parking for Unlisted Uses
(Reference LDC Sec. 6.05.02.G.1. and G.2.)

Submittal Type (check one) L] New Request x| Revised Request | Additional Information

Submittal Number and X]1. Mary Lou Drive-Substandard Road [X]4. Mary Lou Drive-Substandard Road
Description/Running History

(check one and complete text box
using instructions provided below) 'x]3. Mary Lou Drive-Substandard Road g,

[x]2. Mary Lou Drive-Substandard Road [x]5. Mary Lou Drive-Substandard Road

Important: To help staff differentiate multiple requests (whether of the same or different type), please use the above fields to assign a unique
submittal number/name to each separate request. Previous submittals relating to the same project/phase shall be listed using the name and
number previously identified. It is critical that the applicant reference this unique name in the request letter and subsequent filings/correspondence.
If the applicant is revising or submitting additional information related to a previously submitted request, then the applicant would check the
number of the previous submittal.

Project Name/ Phase  75BB, LLC

Important: The name selected must be used on all future communications and submittals of additional/revised information relating to this variance.
If request is specific to a discrete phase, please also list that phase.

051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150, 077742.0000
[] Check This Box If There Are More Than Five Folio Numbers

Important: List all folios related to the project, up to a maximum of five. If there are additional folios, check the box to indicate such. Folio
numbers must be provided in the format provided by the Hillsborough County Property Appraiser’s website (i.e. 6 numbers, followed by a hyphen,
followed by 4 additional numbers, e.g. “012345-6789”). Multiple records should be separated by a semicolon and a space e.g. “012345-6789;
054321-9876”).

Folio Number(s)

Name of Person Submitting Request Steven J. Henry, P.E.

Important: All Administrative Variances (AV) and Design Exceptions (DE) must be Signed and Sealed by a Professional Engineer (PE) licensed in the
State of Florida.

Current Property Zoning Designation

Important: For Example, type “Residential Multi-Family Conventional — 9” or “RMC-9”. This is not the same as the property’s Future Land Use (FLU)
Designation. Typing “N/A” or “Unknown” will result in your application being returned. This information may be obtained via the Official Hillsborough

County Zoning Atlas, which is available at https://maps.hillsboroughcounty.org/maphillsborough/maphillsborough.html!. For additional assistance,
please contact the Zoning Counselors at the Center for Development Services at (813) 272-5600 Option 3.

Pending Zoning Application Number PD 26-0217

Important: If a rezoning application is pending, enter the application number proceeded by the case type prefix, otherwise type “N/A” or “Not
Applicable”. Use PD for PD rezoning applications, MM for major modifications, PRS for minor modifications/personal appearances.

Related Project Identification Number
(Site/Subdivision Application Number)

Important: This 4-digit code is assigned by the Center for Development Services Intake Team for all Certified Parcel, Site Construction, Subdivision
Construction, and Preliminary/Final Plat applications. If no project number exists, please type “N/A” or “Not Applicable”.

lof1l 03/2025

26-0217
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LINCKS &
ASSOCIATES
ATMC Company

April 30, 2026

Mr. Michael Williams, PE

County Engineer Development Review Director
Hillsborough County

601 East Kennedy Blvd., 20" Floor

Tampa, FL 33602

Re: 75BB, LLC
PD 26-0217
Folio: 051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150,
077742.0000
Lincks Project No. 25125 (25266.02.04)

The purpose of this letter is to request a Design Exception to the Hillsborough County
Transportation Technical Manual per Section 1.7.2 to meet Land Development Code
Section 6.04.03L for Mary Lou Drive from the proposed Village B access to Simmons
Loop.

The property is proposed to be rezoned Planned Development to allow the following land
uses:

Village A:
e 80 Townhomes, Cottages, Duplexes or 35 Single Family Detached
Village B:

e Multi-Family — 380 Dwelling Units

Village C:
e Agriculture (with accessory vehicle equipment and storage)
e Bee Keeping
e Passive Recreational Uses
e Recreational Vehicles and Private Pleasure Crafts and Utility Trailer Storage — 20

Total Vehicles
Table 1 provides the trip generation for the proposed project.

The access for the project is proposed to be via the extension of Mary Lou Drive and
Autunm Ridge Avenue.

5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone

813 287 0674 Telefax
www.trafficmobility.com Website

26-0217
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Mr. Mike Williams
April 29, 2026
Page 2

The proposed PD plan is included in the Appendix of this letter.

The subiject site is within the Hillsborough County Urban Service Area. According to the
Hillsborough County Roadways Functional Classification Map, Mary Lou Drive is a local
road.

The request is for a Design Exception to TS-3 of the Hillsborough County Transportation
Technical Manual for Mary Lou Drive. The segment of Mary Lou Drive currently has the
following characteristics as compared to TS-3:

1. Lane Width — TS-3 has 12 foot lanes for non-residential. The existing roadway has
9 foot lanes.

2. Miami Curb — TS-3 has miami curb. The existing road is a rural roadway.

3. Sidewalk — TS-3 has five (5) foot sidewalk on both sides of the road. There is no
sidewalk on the road.

4. Right of Way — TS-3 has 54 feet of right of way for a non-residential project. The
existing road has approximately 56 feet of right of way.

The developer proposed the following improvements to Mary Lou Drive from Simmons
Loop to Village B access:

Widen the roadway to provide 12 foot lanes.

Add Type F curb on the north and south sides of the road.

Add 5 foot sidewalk on the north side of the road.

Add 6 foot sidewalk on the south side of the road adjacent to the
Type F curb.

Qoo

The proposed typical section is shown in Figure 1.

26-0217
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Mr. Mike Williams
April 29, 2026

Page 3

Based on the above, it is our opinion, the proposed improvements to Mary Lou Drive will
offset the impact of the project and meet the intent of the Transportation Technical Manual
to the extent feasible.

s & Associates, LLC
MC Company
P.E. #51555

Based on the information provided by the applicant, this request is:

Disapproved

Approved

Approved with Conditions

If there are any further questions or you need clarification, please contact Sheida
L. Tirado, P.E, (813) 276-8364, TiradoS@hillsboroughcounty.org.

Sincerely,

. Michael J. Williams
Hillsborough County Engineer

26-0217
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Ratliff, James

From: Williams, Michael

Sent: Monday, May 11, 2026 4:05 PM

To: Steven Henry

Cc: Kami Corbett; Peddle, Carolanne; Ratliff, James; Phillips, Charles; Tirado, Sheida; De Leon, Eleonor;
PW-CEIntake

Subject: FW: RZ-PD 26-0217 - Design Exception Review

Attachments: 26-0217 DEAdd 04-30-26_1.pdf; 26-0217 DEAdd 04-30-26_2.pdf; 26-0217 DEAdd 04-30-26_3.pdf

Steve,

| have found the attached three Design Exceptions (DE) for PD 26-0217 APPROVABLE.

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

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

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

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CElntake@hillsboroughcounty.org

Mike

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

Development Services Department

P:(813) 307-1851

M: (813) 614-2190

E: Williamsm@HillsboroughCounty.org
W: HCFLGov.net

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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe




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

From: Tirado, Sheida <TiradoS@hcfl.gov>

Sent: Monday, May 11, 2026 2:16 PM

To: Williams, Michael <WilliamsM@hcfl.gov>

Cc: Ratliff, James <RatliffJa@hcfl.gov>

Subject: RZ-PD 26-0217 - Design Exception Review

Hello Mike,
The attached Design Exceptions are Approvable to me, please include the following people in your response:

stevenh@trafficmobility.com
kami.corbett@hwhlaw.com
peddlec@hcfl.gov
ratliffla@hcfl.gov
phillipsch@hcfl.gov

Best Regards,

Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | LinkedIn | Instagram | HCFL Stay Safe

Hillsborough County Florida

Please note: All correspondence to or from this office is subject to
Florida's Public Records law.
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Hillsborough  Supplemental Information for Transportation

) tounty Florida Related Administrative Reviews
Instructions:

e  This form must be provided separately for each request submitted (including different requests of the same type).

e  This form must accompany all requests for applications types shown below. Staff will not log in or assign cases that are not
accompanied by this form, or where the form is partially incomplete.

e Aresponse is required in every field. Blank fields or non-responsive answers will result in your application being returned.

e All responses must be typed.

e Please contact Eleonor de Leon at deleone@HCFL.gov or via telephone at (813) 307-1707 if you have questions about how
to complete this form.

_| Section 6.04.02.B. Administrative Variance
X] Technical Manual Design Exception Request
Request Type (check one) — ] Alternative Parking Plan Request (Reference LDC Sec. 6.05.02.G3.)

_] Request for Determination of Required Parking for Unlisted Uses
(Reference LDC Sec. 6.05.02.G.1. and G.2.)

Submittal Type (check one) L] New Request x| Revised Request | Additional Information

Submittal Number and X]1. Simmons Loop-Substandard Road [X]4. Simmons Loop-Substandard Road
Description/Running History

(check one and complete text box
using instructions provided below) 'x]3. Simmons Loop-Substandard Road g,

[x]2. Simmons Loop-Substandard Road [ ]5.

Important: To help staff differentiate multiple requests (whether of the same or different type), please use the above fields to assign a unique
submittal number/name to each separate request. Previous submittals relating to the same project/phase shall be listed using the name and
number previously identified. It is critical that the applicant reference this unique name in the request letter and subsequent filings/correspondence.
If the applicant is revising or submitting additional information related to a previously submitted request, then the applicant would check the
number of the previous submittal.

Project Name/ Phase  75BB, LLC

Important: The name selected must be used on all future communications and submittals of additional/revised information relating to this variance.
If request is specific to a discrete phase, please also list that phase.

051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150, 07742.0000
[] Check This Box If There Are More Than Five Folio Numbers

Important: List all folios related to the project, up to a maximum of five. If there are additional folios, check the box to indicate such. Folio
numbers must be provided in the format provided by the Hillsborough County Property Appraiser’s website (i.e. 6 numbers, followed by a hyphen,
followed by 4 additional numbers, e.g. “012345-6789”). Multiple records should be separated by a semicolon and a space e.g. “012345-6789;
054321-9876”).

Folio Number(s)

Name of Person Submitting Request Steven J. Henry, P.E.

Important: All Administrative Variances (AV) and Design Exceptions (DE) must be Signed and Sealed by a Professional Engineer (PE) licensed in the
State of Florida.

Current Property Zoning Designation

Important: For Example, type “Residential Multi-Family Conventional — 9” or “RMC-9”. This is not the same as the property’s Future Land Use (FLU)
Designation. Typing “N/A” or “Unknown” will result in your application being returned. This information may be obtained via the Official Hillsborough

County Zoning Atlas, which is available at https://maps.hillsboroughcounty.org/maphillsborough/maphillsborough.html!. For additional assistance,
please contact the Zoning Counselors at the Center for Development Services at (813) 272-5600 Option 3.

Pending Zoning Application Number PD 26-0217

Important: If a rezoning application is pending, enter the application number proceeded by the case type prefix, otherwise type “N/A” or “Not
Applicable”. Use PD for PD rezoning applications, MM for major modifications, PRS for minor modifications/personal appearances.

Related Project Identification Number
(Site/Subdivision Application Number)

Important: This 4-digit code is assigned by the Center for Development Services Intake Team for all Certified Parcel, Site Construction, Subdivision
Construction, and Preliminary/Final Plat applications. If no project number exists, please type “N/A” or “Not Applicable”.

lof1l 03/2025

26-0217
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LINCKS &
ASSOCIATES
ATMC Company

April 30, 2026

Mr. Michael Williams, PE

County Engineer Development Review Director
Hillsborough County

601 East Kennedy Blvd., 20" Floor

Tampa, FL 33602

Re: 75BB, LLC
PD 26-0217
Folio: 051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150
Lincks Project No. 25125 (25266.02.04)

The purpose of this letter is to request a Design Exception to the Hillsborough County
Transportation Technical Manual per Section 1.7.2 to meet Land Development Code
Section 6.04.03L for Simmons Loop from Mary Lou Drive south approximately 350 feet
to tie into the improvements recently constructed on Simmons Loop.

The property is proposed to be rezoned Planned Development to allow the following land
uses:

Village A:
e 80 Townhomes, Cottages, Duplexes or 35 Single Family Detached
Village B:
e Multi-Family — 380 Dwelling Units
Village C:
e Agriculture (with accessory vehicle equipment and storage)
Bee Keeping

[ ]

e Passive Recreational Uses

e Recreational Vehicles and Private Pleasure Crafts and Utility Trailer Storage — 20
Total Vehicles

Table 1 provides the trip generation for the proposed project.

The access for the project is proposed to be via the extension of Mary Lou Drive and
Autumn Ridge Avenue.

The proposed PD plan is included in the Appendix of this letter.

5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone

813 287 0674 Telefax
www.trafficmobility.com Website

26-0217
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Mr. Mike Williams
April 29, 2026
Page 2

The subject site is with in the Hillsborough County Urban Service Area. According to the
Hillsborough County Roadways Functional Classification Map, Simmons Loop is a
collector road.

The request is for a Design Exception to TS-4 of the Hillsborough County Transportation
Technical Manual for Simmons Loop. The segment of Simmons Loop currently has the
following characteristics as compared to TS-4:

1.

2.

Lane Width — TS-4 has 11 foot lanes. The existing roadway has 11 foot lanes.

Curb & Gutter — TS-4 has curb and gutter. The existing road has curb and gutter
on the east side of the road. The west side of the road south of Mary Lou Drive for
approximately 260 feet is a rural roadway.

Bike Lanes — TS-4 has 7 foot buffered bike lanes. The existing road has 5 foot bike
lanes on the east side of Simmons Loop and north of Mary Lou Drive.
Approximately 260 feet south of Mary Lou Drive, Simmons Loop has 7 foot bike
lanes.

Sidewalk — TS-4 has five (5) foot sidewalk on both sides of the road. There is
sidewalk on the east side of the road.

Right of Way — TS-4 has 64 feet of right of way. The right of way within the vicinity
of the project varies between 50 feet and 114 feet.

The Developer proposes to construct a northbound left turn lane and a southbound right
turn lane at the intersection of Simmons Loop and Mary Lou Drive. The improvements
will include the following:

a. Southbound right turn lane
i. Eleven (11) foot right turn lane.
ii. Five (5) foot bike lane to match the bike lanes to the north.
iii. Six (6) foot sidewalk
b. Northbound left turn lane
i. Eleven (11) foot left turn lane.
ii. Maintain five (5) foot bike lane on the east side of Simmons Loop.
iii. Extend the existing curb & gutter, 7 foot bike lane and 5 foot sidewalk
approximately 100 feet north of the current terminus.
iv. The developer will convey 35 feet of right of way along Simmons
Loop from the property adjacent to Simmons Loop.

The improvements are shown in Figure 1.

26-0217
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April 29, 2026
Page 3

Based on the above, it is our opinion, the proposed improvements to Simmons Loop
will offset the impact of the project and meet the intent of the Transportation Technical
Manual to the extent feasible.

Please do not hesitate to contact us if you have any questions or require any additional
information. -

Best Reg ayds

g’& Associates, LLC
C Company

Based on the information provided by the applicant, this request is:

Disapproved

Approved

Approved with Conditions

If there are any further questions or you need clarification, please contact Sheida
L. Tirado, P.E, (813) 276-8364, TiradoS@hillsboroughcounty.org.

Sincerely,

Michael J. Williams
Hillsborough County Engineer

26-0217
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Ratliff, James

From: Williams, Michael

Sent: Monday, May 11, 2026 4:05 PM

To: Steven Henry

Cc: Kami Corbett; Peddle, Carolanne; Ratliff, James; Phillips, Charles; Tirado, Sheida; De Leon, Eleonor;
PW-CEIntake

Subject: FW: RZ-PD 26-0217 - Design Exception Review

Attachments: 26-0217 DEAdd 04-30-26_1.pdf; 26-0217 DEAdd 04-30-26_2.pdf; 26-0217 DEAdd 04-30-26_3.pdf

Steve,

| have found the attached three Design Exceptions (DE) for PD 26-0217 APPROVABLE.

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

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

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

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CElntake@hillsboroughcounty.org

Mike

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

Development Services Department

P:(813) 307-1851

M: (813) 614-2190

E: Williamsm@HillsboroughCounty.org
W: HCFLGov.net

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

Facebook | Twitter | YouTube | LinkedIn | HCFL Stay Safe




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

From: Tirado, Sheida <TiradoS@hcfl.gov>

Sent: Monday, May 11, 2026 2:16 PM

To: Williams, Michael <WilliamsM@hcfl.gov>

Cc: Ratliff, James <RatliffJa@hcfl.gov>

Subject: RZ-PD 26-0217 - Design Exception Review

Hello Mike,
The attached Design Exceptions are Approvable to me, please include the following people in your response:

stevenh@trafficmobility.com
kami.corbett@hwhlaw.com
peddlec@hcfl.gov
ratliffla@hcfl.gov
phillipsch@hcfl.gov

Best Regards,

Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | LinkedIn | Instagram | HCFL Stay Safe

Hillsborough County Florida

Please note: All correspondence to or from this office is subject to
Florida's Public Records law.
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Hillsborough  Supplemental Information for Transportation

) tounty Florida Related Administrative Reviews
Instructions:

e  This form must be provided separately for each request submitted (including different requests of the same type).

e  This form must accompany all requests for applications types shown below. Staff will not log in or assign cases that are not
accompanied by this form, or where the form is partially incomplete.

e Aresponse is required in every field. Blank fields or non-responsive answers will result in your application being returned.

e All responses must be typed.

e Please contact Eleonor de Leon at deleone@HCFL.gov or via telephone at (813) 307-1707 if you have questions about how
to complete this form.

_| Section 6.04.02.B. Administrative Variance
X] Technical Manual Design Exception Request
Request Type (check one) — ] Alternative Parking Plan Request (Reference LDC Sec. 6.05.02.G3.)

_] Request for Determination of Required Parking for Unlisted Uses
(Reference LDC Sec. 6.05.02.G.1. and G.2.)

Submittal Type (check one) L] New Request x| Revised Request | Additional Information
Submittal Number and X]1. Alternative to TD-9 X]4. Alternative to TD-9
Description/Running History x]2. Alternative to TD-9 (5.

(check one and complete text box

using instructions provided below) x]3. Alternative to TD-9 6.

Important: To help staff differentiate multiple requests (whether of the same or different type), please use the above fields to assign a unique
submittal number/name to each separate request. Previous submittals relating to the same project/phase shall be listed using the name and
number previously identified. It is critical that the applicant reference this unique name in the request letter and subsequent filings/correspondence.
If the applicant is revising or submitting additional information related to a previously submitted request, then the applicant would check the
number of the previous submittal.

Project Name/ Phase  75BB, LLC

Important: The name selected must be used on all future communications and submittals of additional/revised information relating to this variance.
If request is specific to a discrete phase, please also list that phase.

051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150, 077742.0000
[] Check This Box If There Are More Than Five Folio Numbers

Important: List all folios related to the project, up to a maximum of five. If there are additional folios, check the box to indicate such. Folio
numbers must be provided in the format provided by the Hillsborough County Property Appraiser’s website (i.e. 6 numbers, followed by a hyphen,
followed by 4 additional numbers, e.g. “012345-6789”). Multiple records should be separated by a semicolon and a space e.g. “012345-6789;
054321-9876”).

Folio Number(s)

Name of Person Submitting Request Steven J. Henry, P.E.

Important: All Administrative Variances (AV) and Design Exceptions (DE) must be Signed and Sealed by a Professional Engineer (PE) licensed in the
State of Florida.

Current Property Zoning Designation

Important: For Example, type “Residential Multi-Family Conventional — 9” or “RMC-9”. This is not the same as the property’s Future Land Use (FLU)
Designation. Typing “N/A” or “Unknown” will result in your application being returned. This information may be obtained via the Official Hillsborough

County Zoning Atlas, which is available at https://maps.hillsboroughcounty.org/maphillsborough/maphillsborough.html!. For additional assistance,
please contact the Zoning Counselors at the Center for Development Services at (813) 272-5600 Option 3.

Pending Zoning Application Number PD 26-0217

Important: If a rezoning application is pending, enter the application number proceeded by the case type prefix, otherwise type “N/A” or “Not
Applicable”. Use PD for PD rezoning applications, MM for major modifications, PRS for minor modifications/personal appearances.

Related Project Identification Number
(Site/Subdivision Application Number)

Important: This 4-digit code is assigned by the Center for Development Services Intake Team for all Certified Parcel, Site Construction, Subdivision
Construction, and Preliminary/Final Plat applications. If no project number exists, please type “N/A” or “Not Applicable”.

lof1l 03/2025

26-0217
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LINCKS &
ASSOCIATES
ATMC Company

April 30, 2026

Mr. Michael Williams, PE

County Engineer Development Review Director
Hillsborough County

601 East Kennedy Blvd., 20" Floor

Tampa, FL 33602

Re: 75BB, LLC
PD 26-0217
Folio: 051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150,
077742.0000
Lincks Project No. 25125 (25226.02.04)

The purpose of this letter is to request a Design Exception to the Hillsborough County
Transportation Technical Manual per Section 1.7.2 to meet the requirements of TD-9.

The property is proposed to be rezoned Planned Development to allow the following land
uses:

Village A:
e 80 Townhomes, Cottages, Duplexes or 35 Single Family Detached
Village B:
e Multi-Family — 380 Dwelling Units
Village C:
Agriculture (with accessory vehicle equipment and storage)
Bee Keeping

Passive Recreational Uses

Recreational Vehicles and Private Pleasure Crafts and Ultility Trailer Storage — 20
Total Vehicles

Table 1 provides the trip generation for the proposed project.

The access for the project is proposed to be via the extension of Mary Lou Drive and
Autumn Ridge Avenue.

The proposed PD plan is included in the Appendix of this letter.

5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone

813 287 0674 Telefax
www.trafficmobility.com Website

26-0217
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Mr. Mike Williams
April 29, 2026
Page 2

The subiject site is within the Hillsborough County Urban Service Area. According to the
Hillsborough County Roadways Functional Classification Map, Mary Lou Drive and
Autumn Ridge Avenue are local roads.

The developer proposes to gate the access to the project at Autumn Ridge Avenue. The
layout for the gate is shown in Figure 1. Based on the Hillsborough County Transportation
Technical Manual, and the proposed development, the queue length for the gate is to be
175 feet. A Design Exception request to allow a total of 80 foot queue length. The
justification for the reduced length is as follows:

1. The main entrance for the Multi-Family development is to be via Mary Lou Drive.

2. It is not anticipated that the entrance at Autumn Ridge Avenue would be utilized
by a significant amount of the project traffic as Autumn Ridge Avenue is within the
Spencer Glen Subdivision.

3. Even if the queue did exceed the 80 feet provided, it would only queue along
Autumn Ridge Avenue not effecting the collector/arterial roadway network.

26-0217
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Mr. Mike Williams
April 29, 2026
Page 3

Based on the above, it is our opinion, the proposed queue length should be adequate to
meet the Transportation Technical Manual.

A TKIC
PE. #51555

Based on the information provided by the applicant, this request is:

Disapproved

Approved

Approved with Conditions

If there are any further questions or you need clarification, please contact Sheida
L. Tirado, P.E, (813) 276-8364, TiradoS@hillsboroughcounty.org.

Sincerely,

Michael J. Williams

&

Hillsborough County Engineer

26-0217
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Mr. Mike Williams
April 29, 2026
Page 5
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COMMISSION DIRECTORS

Gwendolyn “Gwen” W. Myers CHAIR
Harry Cohen VICE-CHAIR

Janet D. Lorton EXECUTIVE DIRECTOR
Elaine S. DeLeeuw ADMIN DIVISION

Chris Boles Sam Elrabi, P.E. WATER DIVISION
Donna Cameron Cepeda Diana M. Lee, P.E. AIRDIVISION
Ken Hagan Michael Lynch WETLANDS DIVISION
Christine Miller Rick Muratti, Esq. LEGAL DEPT
Joshua Wostal Steffanie L. Wickham WASTE DIVISION
AGENCY COMMENT SHEET
REZONING
HEARING DATE: TBD COMMENT DATE: April 14, 2026
PETITION NO.: 26-0217 PROPERTY ADDRESS: 6810, 6811, 6838 Mary

Lou Dr, Big Bend Rd, Riverview
EPC REVIEWER: Kelly M. Holland
FOLIO #s: 0515140000, 0515145000, 0515210200,
CONTACT INFORMATION: (813) 627-2600 x 1222 | 0777400150, 0777420000 and 0777450000

EMAIL: hollandk@epchc.org STRs: 13-31S-29E and 18-31S-20E

REQUESTED ZONING: Rezone from AR and AS-1 to PD

FINDINGS
WETLANDS PRESENT YES
SITE INSPECTION DATE NA
WETLAND LINE VALIDITY NA
WETLANDS VERIFICATION (AERIAL PHOTO, | Wetlands are located throughout the area to be
SOILS SURVEY, EPC FILES) rezoned

Please allow these comments to supersede and cancel the comments
issued to Hillsborough County on December 10, 2025 in their entirety.

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

e Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the
Environmental Protection Commission of Hillsborough County (EPC) approvals/ permits necessary
for the development as proposed will be issued, does not itself serve to justify any impact to wetlands,
and does not grant any implied or vested right to environmental approvals.

Environmental Excellence in a Changing World

Environmental Protection Commission - Roger P. Stewart Center
3629 Queen Palm Drive, Tampa, FL 33619 - (813) 627-2600 - www.epchc.org



RZ 26-0217
April 14, 2026
Page 2 of 2

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

Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change
pending formal agency jurisdictional determinations of wetland and other surface water boundaries
and approval by the appropriate regulatory agencies.

INFORMATIONAL COMMENTS:

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

The site plan depicts wetland and Other Surface Water impacts that have not been authorized by the
Executive Director of the EPC. The wetland impacts are indicated for development of the property.
Chapter 1-11, prohibits wetland impacts unless they are necessary for reasonable use of the
property. Staff of the EPC recommends that this requirement be taken into account during the
earliest stages of site design so that wetland impacts are avoided or minimized to the greatest extent
possible. The size, location, and configuration of the wetlands may result in requirements to reduce
or reconfigure the improvements depicted on the plan.

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

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

Kmh / app

ec:

Kami Corbett, Agent - Kami.Corbett@hwhlaw.com

Environmental Excellence in a Changing World

Environmental Protection Commission - Roger P. Stewart Center
3629 Queen Palm Drive, Tampa, FL 33619 - (813) 627-2600 - www.epchc.org
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Hillsborough County

PUBLIC SCHOOLS

Preparing Students for Life

Adequate Facilities Analysis: Rezoning

Date: January 16, 2026

Jurisdiction: Hillsborough County

Case Number: PD- 26-0217 Future Land Use:

HCPS #: RZ-740

Maximum Residential Units: 470

Address: 6811 & 6838 Mary Lou Dr, Riverview

Residential Type: Single-Family, Mobile Home &
Parcel Folio Number(s): 051521-0200, et. al Multifamily

Acreage: *124.02acres

Proposed Zoning: Planned Development

SMU-6 & UMU-20

FISH Capacity

958 1,509 3,301
Total school capacity as reported to the Florida Inventory of School Houses (FISH)
2025/26 Enrollment
K-12 enrollment on 2025/26 40t day of school. This count is used to evaluate school 677 1,099 2,367
concurrency per Interlocal Agreements with area jurisdictions
Current Utilization o ' 71% 73% 72%
Percentage of school capacity utilized based on 40t day enrollment and FISH capacity
Concurrency Reservations
Existing concurrency reservations due to previously approved development. Source: CSA 247 368 201
Tracking Sheet as of 1/16/2026
Students Generated
Estimated number of new students expected in development based on adopted generation 61 24 32
rates. Source: Duncan Associates, School Impact Fee Study for Hillsborough County, Florida,
Dec. 2019
Proposed Utilization
School capacity utilization based on 40t day enroliment, existing concurrency reservations, 103% 99% 79%

and estimated student generation for application

Notes: Adequate capacity exists at Eisenhower Middle and Sumner High School for the proposed rezoning. Although Doby
Elementary is projected to be over capacity given existing approved development and the proposed amendment, state
law requires the school district to consider whether capacity exists in adjacent concurrency service areas (i.e., school
attendance boundaries). Currently, additional capacity exists in adjacent concurrency service area at the elementary

school level.

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

Lo,

Renée M. Kamen, AICP, Manager, Planning & Siting
Growth Management Department, Operations

E: renee.kamen@hcps.net

P: 813-272-4083 / C: 813-394-0313

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




TO:

FROM:

AGENCY COMMENT SHEET

Zoning/Code Administration, Development Services Department
Reviewer: Ira Padgett Date: 5/27/2026

Agency: Natural Resources Petition #: 26-0217

() This agency has no comment
() This agency has no objections

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

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

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

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

This site contains trees that qualify as Grand Oaks as defined by the Land
Development Code (LDC). All trees confirmed as a Grand Oak must be
accurately located and labeled as such on the submitted preliminary plan/plat
through the Site Development/Subdivision Review process. Design efforts
are to be displayed on the submitted preliminary plan to avoid adverse impacts
to these trees. This statement should be identified as a condition of the
rezoning.
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An evaluation of the property identified the potential existence of significant
wildlife habitat as delineated on the Hillsborough County Significant Wildlife
Habitat Map. The potential for upland significant wildlife habitat within the
boundaries of the proposed application shall require the site plan to identify its
existence by type (mesic or xeric) and location and how the Land
Development Code preservation provision for upland significant wildlife
habitat will be addressed.

The planting of required trees shall be sensitive to overhead electric utility
lines. Trees that exceed a mature, overall height of 20 feet shall not be
planted within 30 feet of an existing or proposed overhead electric utility line.
This statement should be identified as a condition of the rezoning.

Wetlands or other surface waters are considered Environmentally Sensitive
Areas and are subject to Conservation Area and Preservation Area setbacks. A
minimum setback must be maintained around these areas which shall be
designated on all future plan submittals. Only items explicitly stated in the
condition of approval or items allowed per the LDC may be placed within the
wetland setback. Proposed land alterations are restricted within the wetland
setback areas.

Any interim agricultural operations shall not result in the destruction of trees or
the natural plant community vegetation on the property. Any application to
conduct land alteration activities on the property must be submitted to the Natural
Resources Team of the Development Services Department for review

and approval. Use of the agricultural exemption provision to the Land Alteration
regulations is prohibited.

Approval of this petition by Hillsborough County does not constitute a
guarantee that Natural Resources approvals/permits necessary for the
development as proposed will be issued, does not itself serve to justify any
impacts to trees, natural plant communities or wildlife habitat, and does not
grant any implied or vested right to environmental approvals.

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

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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Hillsborough
County Florida AGENCY REVIEW COMMENT SHEET
w Development Services

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: Zoning Review, Development Services DATE: 02/10/2026
REVIEWER: Ron Barnes, Impact & Mobility Fee Coordinator

APPLICANT: 75BB LLC PETITION NO: 26-0217
LOCATION: 6811 Mary Lou Dr 2838 Mary Lou Dr

FOLIO NO: Various see below

Estimated Fees:

(Fee estimate is based on a 2,000 s.f. (Fee estimate is based on a 1,200 s.f.
Single Family Detached Unit) 3 Bedroom Duplex Units)

Mobility: $9,183 per unit Mobility: $8,178 per unit

Parks: $2,145 per unit Parks: $1,555 per unit

School: $8,227 per unit School: $3,891 per unit

Fire: $335 per unit Fire: $249 per unit

Townhouse (Fee estimate is based on a 1,500 s.f., 1-2 Story)
Mobility: $6,661 per unit

Parks: $1,957 per unit

School: $7,027 per unit

Fire: $249 per unit

Project Summary/Description:

Urban Mobility, South Park/Fire - 470 units, townhome, cottages (SFR), duplexes, SFR

Folios: 51521.0200 51514.5000 51514.0000 77745.0000 77742.0000 77740.0150




. ENVIRONMENTAL SERVICES DIVISION
Hillsborough PO Box 1110

i County Tampa, FL 33601-1110

EST. 1834
sm

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: 11/20/2025

REVIEWER: Kim Cruz, Environmental Supervisor =~ REVIEW DATE: 12/7/2025

PROPERTY OWNER: Simmons Farms & Ranch, Inc. - PID: 26-0217
Sheffrey D. Gaines

APPLICANT: 75BB, LLC

LOCATION: 6811 Mary Lou Dr. Riverview, FL 33578
6838 Mary Lou Dr. Riverview, FL 33578

FOLIO NO.: 51521.0200, 51514.0000, 51514.5000, 77745.0000, 77742.0000,
77740.0150

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 WRPA and/or 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 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.: RZ-PD 26-0217 REVIEWED BY: Clay Walker, E.I. DATE: 12/2/2025

FOLIO NO.: __51521.0200, 51514.0000, 51514.5000, 77745.0000, 77742.0000, 77740.0150

WATER

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

= A _8 inch water main exists [_| (approximately __ feet from the site), [X] (adjacent to
the site), _and is located east of the subject property within the east Right-of-Way of
Simmons Loop . 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.

X A _8 inch wastewater forcemain exists [ | (approximately ____ feet from the project
site), [X] (adjacent to the site) _and is located east of the subject property within the east
Right-of-Way of Simmons Loop . This will be the likely point-of-connection, however
there could be additional and/or different points-of-connection determined at the time of
the application for service. This is not a reservation of capacity.

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

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




AGENCY REVIEW COMMENT SHEET

TO: ZONING TECHNICIAN, Planning Growth Management DATE: 1 Dec. 2025
REVIEWER: Bernard W. Kaiser, Conservation and Environmental Lands Management
APPLICANT: Kami Corbett PETITION NO: MM 26 - 0217
LOCATION:

FOLIO NO: 51521.0200, 51514.0000, 51514.5000 SEC: 13 TWN: 31 RNG: 19
77745.0000, 77742.0000, 77740.0150

O] This agency has no comments.

] This agency has no objection.

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

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

COMMENTS: The project is adjacent to a privately-owned preservation area. Per

Article IV Natural Resources / Part 4.01.00 Natural Resources / Sec. 4.01.11 Natural Preserves

A. Land owned by the public or by a private, non-profit conservation organization and held
for natural preservation purposes shall be protected from any adjacent development that
would adversely impact the lands or interfere with the stated habitat management and
conservation use objectives of that property, including prescribed burning.

B. For development proposed adjacent to a publicly owned natural preserve, compatibility
shall be ensured through a project compatibility plan, reviewed and approved by the
agency managing the publicly owned lands and required as a condition of granting a
Natural Resources Permit. The project compatibility plan shall be proposed by the
developer and approved by the managing agency during the development review
process. The preparation of a project compatibility plan should be a cooperative effort
between the agency managing the publicly owned land and the developer of the
adjacent property.

C. For development proposed adjacent to a private, nonprofit natural preserve,
compatibility shall be ensured through a project compatibility plan, reviewed and
approved by the Administrator and required as a condition of granting the Natural
Resources Permit. In its review of the project compatibility plan, the Administrator shall

consider the recommendations of the private, non-profit conservation organization
holding title to the land. The project compatibility plan shall be proposed by the
developer and approved during the development review process. The preparation of a




project compatibility plan should be a cooperative effort between the nonprofit
conservation organization holding title to the natural preserve and the developer of the

adjacent property.
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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:

DATE :

TIME:

TIME:

LOCATION:

Reported by:

Kate Khvostova

Steve Luce

Zoning Hearing Master
May 26, 2026
Commencing at 6:00 p.m.

Concluded at 10:55 p.m.

Hillsborough County BOCC
Development Services Department
601 East Kennedy Boulevard
Second Floor

Tampa, Florida 33602
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MS. HEINRICH: Our next application is item D.2, PD
26-0217. The applicant is requesting to rezone property
that's currently AR and AS-1 in development.
Carolanne Peddle with Development Services has reviewed this,
and will present staff findings after the applicant
presentation.

MS. CORBETT: Good evening. Kami Corbett with the
law firm of Hill Ward and Henderson. I have not been sworn.

HEARING OFFICER: Good. Raise your right hand.

Swear to tell the truth, the whole truth, and
nothing but the truth, so help you God.

MS. CORBETT: I do.

So the subject property is located south of Big
Bend Road just east of the interstate. This is one of the
remaining vacant parcels in the Simmons Loop area, which 1is
nearly developed out, and most of the parcels are already
entitled for something. They're either being built, or are
entitled for other uses. The zoning is AR and AS-1. You can
see it's kind of an unusual parcel, but it's something that,
when combined, works together for this mixed-use development.

You see we have UMU-20 to the north and then we
have CMU-12 to the west. We had actually considered a plan
amendment to CMU-12, but realized that we really ultimately
did not need that and withdrew that amendment. So we're
proposing a mixed-use village with several different

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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villages, three actually, and the staff report reflects that
we had modified this to three. There were originally four,

and each village will have unique uses, and I'll go through

those.

Village A is a typical town home duplex structure
or single-family structures, and we have the difference in
the number of units for each type of structure based on the
transportation analysis, and these units can either be
platted or unplatted. 1In Village B, we have traditional
multifamily, and note that we have an 80-foot building
setback line from the eastern and southern property boundary
lines. You can see it's real small in the site plan, but you
can see the site plan and the staff report, and you can see
that we are providing that minimum 80-foot distance
separation to have concern to make sure we're compatible with
the single-family residential, and then Village C contains
some of the natural areas, and we're proposing both
agricultural uses but also low-intensity commercial uses of
20 recreational vehicles, pleasure crafts, or utility trailer
vehicles in this village.

HEARING OFFICER: If you could just elaborate, does
the village -- label it as Village C, and it covers three
different tracks?

MS. CORBETT: Yes.

HEARING OFFICER: Right, and where would the

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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parking of the vehicles be?

MS. CORBETT: That would be determined at site. We
didn't locate a specific area. We need to work on the
access, and that's something we've deferred to site. EPC has
no objection to us moving forward with --

HEARING OFFICER: Well, that's where I'm leading
to.

MS. CORBETT: Yes. EPC i1s aware, and there's
emails in the file that makes it clear that EPC is aware that
we intend to access that parcel, and they're fine with us
doing that at the time of site development.

HEARING OFFICER: Yeah.

MS. CORBETT: Generally, speaking because it's such
a low-intensity use.

HEARING OFFICER: I suppose it's not the use per
se, it's the crossing of the creek and the floodplain --

MS. CORBETT: Correct.

HEARING OFFICER: -- and wetlands and —--

MS. CORBETT: And we may not need to cross the
creek, and so that's why the proposed conditions that are in
the staff report address that. That also will be addressed
at site and Development Services and EPC, and all the
reviewing agencies will have to address that at the time of
site development.

HEARING OFFICER: Okay. All right.

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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MS. CORBETT: And this is a buffering and screening
slide showing that we are providing a 20-foot type B buffer
where we abut the multifamily to the single-family. We are
asking for some variations with respect to the buffers that
would be required in Village C. Essentially, they're
abutting the multifamily, so we're asking just to have no
buffer in those areas. We're buffering to ourselves.

We have a buffer on the east side between the
single-family and the medical office-type use that was
approved to the east on the north side of Simmons Loop.
They're providing that buffer as part of that development.
It's a medical rehab use that was rezoned sometime last year,
and this is just a typical what each of the buffers look
like. This is the type A buffer, the type B buffer, and the
elevation of the right-of-way buffer to give you an idea of
what will be seen from the roadway and from internal and
external to the development.

Lastly, Planning Commission staff has found this
consistent and approvable, and development services has also
found it approvable subject to the conditions. There were
some revised conditions. There were some optics issues over
the weekend, but there were also the staff report that you
have now is the correct staff report, and we're here to
answer any questions. Steve Henry is our traffic expert.
He's here. Campus Civil and their team are here if you have

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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any questions.

HEARING OFFICER: Okay. Can you go back to the
site plan?

MS. CORBETT: Which picture?

HEARING OFFICER: Show me how the access works.

MS. CORBETT: Show you how the access works?

HEARING OFFICER: Yeah. Point --

MS. CORBETT: You mean how does Marylou?

HEARING OFFICER: Yeah. How do you get off the
main highway to get into the project?

MS. CORBETT: Through Marylou Drive, which is the
yellow highlighted. 1It's a local roadway.

HEARING OFFICER: Okay.

MS. CORBETT: So you come off Simmons Loop. We do
actually have a typical section.

HEARING OFFICER: Okay.

MS. CORBETT: If that helps.

HEARING OFFICER: Yeah, and what about that strip
of land that's south of Marylou? Is that being used for
access?

MS. CORBETT: No. It is not being used for access.
It doesn't have any proposed development. It's just open
space. We just left that as open space. It is part of the
folio that we're re-rezoning, but we're not proposing any use
or access there.

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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HEARING OFFICER: Okay. The access point that's 1

the southwest corner of the site, what kind of access is

that?

MS. CORBETT: In terms of how —-

HEARING OFFICER: Is it --

MS. CORBETT: -- would you categorize it?

HEARING OFFICER: Is it gated?

MS. CORBETT: It is not gated -- oh, it is gated.

Yes. It is gated.

HEARING OFFICER: Okay.

MS. CORBETT: Sorry.

HEARING OFFICER: And when you said --

MS. CORBETT: It's not emergency access --

HEARING OFFICER: Yeah.

MS. CORBETT: -- but it is gated.

HEARING OFFICER: It's gated, but it's not an

emergency --

MS. CORBETT: Correct.

HEARING OFFICER: -— access —-

MS. CORBETT: Correct.

HEARING OFFICER: -— because there's more than one

way in and out?

MS. CORBETT: Yeah. It was really more a function

36

n

of -- that access point was driven primarily by the PD to the

south that showed a cross-access arrow and showed the roadway

Superior Reporting Services LLC
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continuing, and so without having a local roadway continuing
through the middle of Village B, this was the alternative
that was arrived at with staff in terms of how we could
address providing access but allowing the driveways in the
apartment complex to serve as sort of internal only. So it
was largely driven by, I guess, access to the south, but it
was more driven by the fact that there's an arrow on the PD
to the south.

HEARING OFFICER: Okay. And what kind of comments
did you get from EPC about Village A? And I see that today
parts of it is a fish farm. There used to be a fish farm?

MS. CORBETT: Uh-huh.

HEARING OFFICER: Did EPC have any comments?

MS. CORBETT: I don't recall any specific comments
related to Village A. There was some discussion about
Village B, and we got pretty far down the reasonable use path
with Village B, in fact --

HEARING OFFICER: Right.

MS. CORBETT: -- but not really anything with
Village A.

HEARING OFFICER: Okay. There are conditions that
talk about compatibility with preservation areas.

MS. CORBETT: Yes. So, again, this picture is
probably the best one. So that's the Belmont CBD
conservation easement to the south of Village C.

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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HEARING OFFICER: Directly adjacent?

MS. CORBETT: Directly adjacent.

HEARING OFFICER: Okay.

MS. CORBETT: So it's just a standard conservation
easement. It's not ELAP. It's owned by the Belmont CBD, but
that's what the conditions are to address. So if at site
development that's determined to be a natural preservation
area, then we have to do the compatibility plan.

HEARING OFFICER: Okay. Yeah. Thank you.

All right. Development Services staff?

MS. PEDDLE: Good evening. Carolanne Peddle,
Development Services. Again, this i1s rezoning PD 26-0217.
Due to the optics or issues with optics at the time of filing
and requested changes, you'll have that revised report that I
provided for this hearing. Again, the applicant is
requesting to rezone approximately 124 acres of land from AR
and ASC-1 to allow for three village pockets with designated
uses, with a total of 460 dwelling units.

Village A will permit a total of 80 single-family
attached units or 35 single-family detached units. Village B
would allow for 380 multifamily dwelling units, while Village
C will allow for agriculture with accessory equipment
storage, beekeeping, passive recreational uses, and storage
for up to 20 recreational private pleasure craft and utility
trailer vehicles. The overall PD is within two future land

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
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use categories. Village A and B are within the SMU-6
category and Village C is within both the SMU-6 and UMU-20
future land use categories.

The proposed plan development is located south of
Big Ben Road and bordered on the east by Interstate 75 North
for the two roadways. The area is prominently developed with
single-family dwelling units of various lot sizes to the
south and east from the subject parcel. The abutting PD
24-0512 to the south was designed to allow access to continue
north through the future development into the proposed PD.

Though there are properties zoned PD approved for
commercial and office uses to the north, the design of the
existing PD would provide adequate buffer and screening to
villages or Village A uses. Although the multifamily uses in
Village A and B will not be required to increase the building
setback by two feet for every one foot for building greater
than 20 feet tall, design setback and buffering and screening
provided should be adequate separation for the single-family
residential units to the north south and east. PD variations
to LDC section 606 for landscape and buffering was requested
as part of this application, but no waivers were requested.

Staff finds the request approvable subject to the
proposed conditions. That concludes my report. I'm
available for any questions if you have them.

HEARING OFFICER: Yeah. Just help me with the

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
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conditions if you could. You said between optics and just
what was filed and today --

MS. PEDDLE: Yes.

HEARING OFFICER: -- there's a slightly different
report. I don't want to get into every minor change, but
could you just in general tell me what's changed?

MS. PEDDLE: So there were a few things changed to
the prior certification conditions, mostly in regards to some
of the transportation requirements, and then there was a
change to condition 9, 11, and 12 with regards to
transportation conditions as well, and then to conditions 23,
24, and 25, which were for the compliance with section 40111
for the conservation easement to the south of Village C.

HEARING OFFICER: Okay. Let me know if there's a
typo, I'm not sure. Condition Number 3.

MS. PEDDLE: Number 3.

HEARING OFFICER: Let me know when you get there.

MS. PEDDLE: Okay.

HEARING OFFICER: The first line talks about, for
non-platted residential development multifamily. That's
within Village A.

MS. PEDDLE: Yes.

HEARING OFFICER: Okay. The Village A for
condition number 1 says it's single-family attached, or
single-family detached?

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
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MS. PEDDLE: Yes. So Village A can either be
platted or unplatted. So we broke up the conditions for
Village A to reflect development standards for platted units,
and then development standards for unplatted, which would be
multifamily.

HEARING OFFICER: Okay. All right. Thank you.

MS. PEDDLE: Sure.

HEARING OFFICER: All right. Planning commission
staff?

MR. ROYAL: Good evening, Tyrek Royal, Planning
Commission staff. The surrounding area is characterized by a
mix of vacant land agricultural uses single-family
residential development and public quasi-public uses. The
124-acre site is designated as Suburban Mixed-Use 6 and Urban
Mixed-Use 20, which will offer a range of residential,
agricultural, commercial offices, and mixed-use development.

The request aligns with FLU objective 1.1 by
directing growth to the Urban Service Area and FLU Policy
3.1.3 by ensuring compatibility with the surrounding
development pattern and maintaining character of the area.
The proposal is also consistent with FLU Goal 2 and FLU
objective 2.2, as the proposed 460 residential units remain
below the maximum allowable density permitted under the
site's future land use designations.

Applying the environmental sensitive land

Superior Reporting Services LLC
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calculations required under FLU policy 2.3.9 for properties
containing significant wetlands, the site is permitted up to
528 dwelling units. The request complies with FLU objective
4.4 and policy 4.4.1, by integrating a mix of housing types
and for multi-uses, while maintaining compatibility with the
surrounding residential and agricultural development.

Environmental considerations has also been
addressed through the preservation of approximately 59 acres
of on-site wetlands consistent with FLU objective 6.1 and 6.2
and related environmental protection policies. The request
further supports the goals of the Apollo Beach Community
Plan, Riverview Community Plan, and South Shore Area Wide
Systems Community Plans by promoting diverse housing
opportunities, preserving agricultural uses encouraging
sustainable land, and clustered development patterns and
supporting coordinated community growth.

Overall, staff finds proposed plan development
compatible with the surrounding area and consistent with the
comprehensive plan.

HEARING OFFICER: Thank you.

At this point in time, is there anyone in the
audience who wishes to speak in support of the application?
No one responding. Anyone in the audience wish to speak in
opposition to the application? No one responding.

Staff, anything further?
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MS. HEINRICH: Nothing for zoning. Transportation
is available as well if you have any questions about the
transportation condition changes.

HEARING OFFICER: No. I'm good. Thank you.

All right. The applicant opportunity for rebuttal.

MS. CORBETT: Just to clarify your question with
respect to the condition 3, the nomenclature has changed a
couple times, so I see where you're pointing out some
inconsistency on how they are described. The intent is for
the 85 units that they can be either town homes, which can be
platted or un-platted, but they can also be, like, duplexes
or villas that are single-family style or single-family
structures, but that are attached and are multifamily, and so
that's, I think, why you see different --

HEARING OFFICER: Right.

MS. CORBETT: -- words being used. That was one of
the things that we clarified in between the original filing
with the staff report and the version that you have in front
of you now.

HEARING OFFICER: Right.

MS. CORBETT: So the intent, I think everyone's in
agreement on what the intent is.

HEARING OFFICER: Yeah. Let's put that on the
record. The intent is you're not proposing an apartment
complex within Village A.
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MS. CORBETT: No. It's town homes, duplexes,

villas --
HEARING OFFICER: Okay.
MS. CORBETT: -- attached, you know.
HEARING OFFICER: All right.
MS. CORBETT: Low rise.
HEARING OFFICER: All right. Very good.
else?

Anything

MS. CORBETT: Not if you don't have any gquestions.

HEARING OFFICER: I do not.

MS. CORBETT: We respectfully request your

recommendation for approval.

HEARING OFFICER: Thank you. With that,

that

concludes this application, and staff are ready for the next

item.

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com

44



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

45

MS. HEINRICH: Our next application is item D.3, PD
rezoning 26-0303. The applicant is requesting to rezone
property from CG to planned development. Chris Grandlienard
with Development Services has reviewed this and will present
staff findings after the applicant presentation.

HEARING OFFICER: Okay.

The applicant, please.

MR. PRESSMAN: Good evening, Mr. Hearing Officer,
and staff. My name is Todd Pressman, 200 Second Avenue
South, Number 451, St. Petersburg. This is Mr. Bill Rice
who's the property owner. He'll speak in just a moment. As
this comes forward Planning Commission is consistent.
Development Services approves. There's no agency objections,
no opposition on the record when I checked a couple days ago,
and I could not pull up optics this afternoon, and there was
a code citation pending.

So the issue is rezoning from CG to PD for road
services. It's a smaller parcel 0.46 acres. Basically,

Mr. Rice has been running a towing and repossession firm, a
towing yard, open storage of passenger and commercial
vehicles, RVs, equipment, and operating office. So we're
located within the Osa area shown here on Harney Road,
running a little bit south of Highway 301. Looking closer
here it accesses on Harney Road. It does not access to Main
Street, and looking at the aerial, what you'll see running on
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MASTER
(YES) OR

NO

MM 26-0045 Matt Newton Applicant Presentation Package - Thumb Drive No

RZ 26-0217 Kami Corbett Applicant Presentation Package — Thumb Drive No

RZ 26-0217 Carolanne Peddle Revised Staff Report Yes (copy)

RZ 26-0217 Tyrek Royal Revised Staff Report Yes (copy)

RZ 26-0303 Tyrek Royal Revised Staff Report Yes (copy)

RZ 26-0303 Todd Pressman .Applicant Presentation Package - Thumb Drive No

RZ 26-0329 Todd Pressman Applicant Presentation Package — Thumb Drive No

RZ 26-0338 Kami Corbett Applicant Presentation Package — Thumb Drive No

RZ 26-0339 Ryan Manasse Applicant Presentation Package — Thumb Drive No

MM 26-0340 Tim Lampkin Revised Staff Report No

RZ 26-0426 Elise Batsel Applicant Presentation Package - Thumb Drive No

MM 26-0551 Todd Pressman Applicant Presentation Package — Thumb Drive No

MM 26-0551 Chris Grandlienard Revised Staff Report Yes (copy)

RZ 26-0555 Elise Batsel Applicant Presentation Package — Thumb Drive No

RZ 26-0555 Michelle Heinrich Revised Staff Report Yes (copy)

RZ 26-0555 Todd Boggess Opposition— Map No

RZ 26-0560 Tyrek Royal; Revised Staff Report Yes (copy)

RZ 26-0560 Alan Vernick Opposition- Thumb Drive No

RZ 26-0560 Lisa Consentino Opposition - Letter No

RZ 26-0560 Kayla Witkowski Applicant Presentation Package — Thumb Drive No
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MAY 26, 2026 - ZONING HEARING MASTER

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular
Meeting, scheduled for Monday, May 26, 2026, at 6:00 p.m., in the Boardroom,
Frederick B. Karl County Center, Tampa, Florida, and held virtually.

Steve Luce, 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.

Todd Pressman, 26-0445 would be continued until July.

Michelle Heinrich, DS, announced application RZ 26-0445 would be heard at
the June 2026 ZHM.

Steve Luce, ZHM, overview of ZHM process.

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

Steve Luce, ZHM, Oath.
B. REMANDS - None.
C. REZONING STANDARD (RZ-STD) :

C.1. RZ-STD 26-0728

Michelle Heinrich, DS, called RZ-STD 26-0728.
Testimony provided.
Steve Luce, ZHM, closed RZ-STD 26-0728.

Michelle Heinrich, DS, advised a citizen requested to speak in opposition
after the case was heard and closed, and the applicant was no longer present.

Attorney Dorman, explained no further testimony could be heard.

C.2. RZ-STD 26-0740

Michelle Heinrich, DS, called RZ-STD 26-0740.



TUESDAY, MAY 26, 2026

Testimony provided.

Steve Luce, ZHM, closed RZ-STD 26-0740.
D. REZONING-PLANNED DEVELOPMENT (RZ-PD) & MAJOR MODIFICATION (MM) :

D.1. MM 26-0045

Michelle Heinrich, DS, called MM 26-0045.
Testimony provided.

Steve Luce, ZHM, closed MM 26-0045.

D.2. RZ-PD 26-0217

Michelle Heinrich, DS, called RZ-PD 26-0217.
Testimony provided.

Steve Luce, ZHM, closed RZ-PD 26-0217.

D.3. RZ-PD 26-0303

Michelle Heinrich, DS, called RZ-PD 26-0303.
Testimony provided.

Steve Luce, ZHM, closed RZ-PD 26-0303.

D.4. RZ-PD 26-0329

Michelle Heinrich, DS, called RZ-PD 26-0329.
Testimony provided.

Steve Luce, ZHM, closed RZ-PD 26-0329.

D.5. RZ-PD 26-0338

B2 )i chelle Heinrich, DS, called RZ-PD 26-0338.

Testimony provided.



TUESDAY, MAY 26, 2026

Chris, virtual speaker not permitted to testify without a camera.

Steve Luce, ZHM, closed RZ-PD 26-0338.

D.6. RZ-PD 26-0339

Michelle Heinrich, DS, called RZ-PD 26-0339.
Testimony provided.

Steve Luce, ZHM, closed RZ-PD 26-0339.

D.7. MM 26-0340

BE )i chelle Heinrich, DS, called MM 26-0340.
Testimony provided.

Steve Luce, ZHM, closed MM 26-0340.

D.8. RZ-PD 26-0426

Michelle Heinrich, DS, called RZ-PD 26-0426.
Testimony provided.

Steve Luce, ZHM, closed RZ-PD 26-0426.

D.9. RZ-PD 26-0528

Michelle Heinrich, DS, called RZ-PD 26-0528.
Testimony provided.

Steve Luce, ZHM, closed RZ-PD 26-0528.

D.10.MM 26-0551

Michelle Heinrich, DS, called MM 26-0551.
Testimony provided.

Steve Luce, ZHM, closed MM 26-0551.



TUESDAY, MAY 26, 2026

D.11.RZ-PD 26-0555

B2 \ichelle Heinrich, DS, called RZ-PD 26-0555.
Testimony provided.

Steve Luce, ZHM, closed RZ-PD 26-0555.

D.12. RZ-PD 26-0560

Michelle Heinrich, DS, called RZ-PD 26-0560.
Testimony provided.

Steve Luce, ZHM, closed RZ-PD 26-0560.

E. ZHM SPECIAL USE - None.

ADJOURNMENT

Steve Luce, ZHM, adjourned the meeting at 10:55 p.m.
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Rezoning Application: PD 26-0217 (Revised)
Zoning Hearing Master Date: May 26, 2026

Hillsborough
‘5 County Florida

BOCC Land Use Meeting Date: July 21, 2026 Dniopriintt St G

F@j Application No, EE__Z_ 26 ‘OZ[!
?ﬁ, Name:

¢ Entered at Public Hearing: -2 (194
Exhibit# | Date: §-26-202p

1.0 APPLICATION SUMMARY
Applicant: 75BB, LLC
FLU Category: UMU-20, SMU-6
Service Area: Urban

Site Acreage:  124.017 +/-

Community .
Plan Area: Apollo Beach, Riverview
Overlay: None

Introduction Summary:

The applicant is requesting to rezoning approximately 124.017 acres of land from AR (Agricultural Rural) and AS-1 (and
Agricultural, Single-Family) to allow fess three village pockets with designated uses with a total of 428 460 dwelling
units. Village A would permit a total of 80 single-family attached units or 35 single-family detached units. Village B
would allow 380 multi-family dwelling units. While Village C will allow for agriculture with accessory equipment
storage, beekeeping, passive recreational uses, and storage for up to 20 recreational, private pleasure crafts, and utility

trailer vehicles.

the SMU-6 FLU category and Village C is within both the SMU-6 and UMU-20 Future Eand Usategories. ,

Zoning: Existing Proposed

District(s) AR AS-1 PD: Village A (5.50 PD: Village B (30.94 ac) | PD: Village C
ac) (87.58 ac)
Agriculture,
Beekeeping,
Multi-Family Passive
Typical General Single-Family Slngl.e- Single-Family, Multi- AEseryl Recreatlona! =
Use(s) Residential iiid Family Residential AhH Rireati g
Residential Vehicles, Private
Pleasure Crafts,
and Utility Trailer
Storage
Acreage 122.88 1.13 124.01
. : 1 DU per5 Village A: 6.3 - 14.5 u/a (80-35 units)
Density/Intensity GA 1 DU per GA Village B: 12.2 u/a (380 units) NA
A,
20 u/a (260 units)
Mathematical . . 20wt Qunits) 2320-uxnits 1.0 FAR (566,80 sf)
. 24 units 1 unit l - 3
Maximum* 6 u/a (33 units) 6 u/a (185 units) 6 u/a (447 units)
0.35 FAR (1,137,05
sf)

*number represents a pre-development approximation
Development

Proposed

Standards: ) EXSUne o e - S

el v PD: Village C :
District(s) AR AS-1 PD: Village A Village C
\L;l’lt ; ts‘:e / Lot | 517,800 SF/ 150° | 43,560 SF/150° | 1,280 — 3,200 SF/ 16'-40" e A
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE:

May 26, 2026

BOCC LUM MEETING DATE: July 21, 2026

Case Reviewer: Carolanne Peddle

Setbacks/Buff 50’ Front 50’ Front 10’ - 20 Front Southern: 80 ft. North: 10
afingand 50’ R'ear 50’ R.ear 10’ Rea.ir Eastern: 80 ft. East: 10'
Screening 4 Sk 15’ Sides 5" - 10’ Sides B/S:20°/B South: 10'
B/S: NA B/S: NA B/S:5'/A West: 10’
Height 50" 50’ 45 ft/3-stories Enics e
stories

Additional Information:

PD Variation(s)

LDC Part 6.06.00 (Landscaping/Buffeing)

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

Page 20f 23




APPLICATION NUMBER: PD 26-0217 (Revised)
ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE:  July 21, 2026 Case Reviewer: Carolanne Peddle

2.0 LAND USE MAP SET AND SUMMARY DATA
2.1 Vicinity Map

Hillsborough County

Vicinity Map
RZ-PD 26-0217

&L} Folio: 61614.0000, 61514.5000,
§15621.0200 + Multiph

Context of Surrounding Area:

The proposed Planned Development (PD) is located south of Big Bend Road and East of Interstate 75 N where the
two roadways meet. The area is prominently developed with single family dwelling units at various lot sizes to the
south and east of the subject parcels. Though there are properties zoned PD approved for commercial and office
uses to the northeast. The PD’s main accesses are connected to Simmons Loop which boarders the St Joseph's Health
Care Center to the west of their property. The areas north and west of the roadways are also developed with
residential units and the Eisenhower Middle School.

Page 3 of 23



APPLICATION NUMBER: PD 26-0217 (Revised)
ZHM HEARING DATE: May 26, 2026

BOCC LUM MEETING DATE: luly 21, 2026 Case Reviewer: Carolanne Peddle

2.0 LAND USE MAP SET AND SUMMARY DATA
2.2 Future Land Use Map

HILLSBOROUGH COUNTY
FUTURE LAND USE
Rz2-PD 26-0217

3
Ei
:

SOREHTURALMNSS-230 (25 FAl)

PIC PLARED ENVIRGMMEN TAL COMWLMIT®. 12 (.28 Ay
AGREULTURAL V1D {28 PRt}
SORCULTURNSURAL- U8 (23 AR}

AGREUITURAL ESTATE 12 (.28 6}
RRBBEMAL -t (1PN

ERDNTUAL- (28 FAR)

ESOBTIAL PLANNGZ (25 FARY
AEBOINTIAL4 (35 PAR}

e p
i
]

=

SPEEEES
E xater Park Fi
Bristol Park Dr,

EROENTALS (2354
= REIANTIAL 12136 END)
ol MESDENTAL: ¥ { 38 PAR)

Ranch C{ TEROENTIAL 2D | 30 FARY

ESOBNTUALIS (10 AR}
NEGHIORFOOD MASD a4 (3} (38 FAR}
SUBUBAN MIXED URLE-D (38 FAR)
COMMSINTY MiZED UB8-13 (.80 FAR}

RSN WD L58-20 ¢t € FAR)
ABOONAL MOSED L18-28 (20 Ry
DRINTION CORMIDON MOHD USE-33 (2.8 FAN)
OPFICE COMBRCHNL D { T8 FaR)

MESEARCH OORPORATS PRSI (1.0 PARY

CITRYS PAAK VRLAOE

L

Uﬂ [ = 1.000 580 2000
il A
3\%[]!1{ ———
1111
LT s 5 e9e,Creek D 9?"‘."’1 '-‘-Q
Subject Site Future UMU-20 SMU-6
Land Use Category:
Maximum 20 DU per GA/
6 A/0.25,0. 0.50 FA
Density/F.A.R.: 1.00 FAR for all single or mixed- use. B per BAY 023, Tt il Sd PR

Agricultural, residential, commercial, office,
business park, research corporate park,
light industrial, multi-purpose and/or
mixed-use projects at appropriate location

Typical Uses:

Agricultural, residential, neighborhood
commercial, office uses, research
corporate park uses, light industrial multipurpose
and clustered residential and/or
mixed-use. Office uses are not subject to

locational criteria.
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE:  July 21, 2026 Case Reviewer: Carolanne Peddle

2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

f‘vh:_k_‘;’-r g HEETS B B PR 7. 3 1] : P Hillsborough County
! . ' Zoning Map
RZ-PD 26-0217

Folio: §1514.0000, §1514.5000,
§1621.0200 + Muitiple

[ aeeucamion sme
3 zonine BounDARY
PARCELS

o - ;—-f,*.-..az.‘.E?, L=t

Adjacent Zonings and Uses

Maximum
. . Density/F.A.R. =
tion: : : :
Location Zoning Permited by Zoning Allowable Use Existing Use
District:
1 DU per 5 GA/ FAR:
North AR, RSC-2 MH NA, 2 DU per GA/ FAR: Agricultural, Residential SINGLE FAMILY R
NA
! Residential, commercial, Residential HOA, Municipal,

o PD 23-0522, AR | 6 DU per GA/ FAR: 0.35 cultural/institutional Residential

Page 5 of 23




APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE:

May 26, 2026

BOCC LUM MEETING DATE:  July 21, 2026

Case Reviewer: Carolanne Peddie

1 Nursing, Convalescent,

1- PD 25-0333 1 FAR: .25 E’“‘;’f‘tzlga;: F‘i’lc"'ty 1 SINGLE FAMILY R

2- PD 16-0209 2-20u/a i Wiy iy 2 -Vacant
East 3- PD 11-0415 3-17.9u/a Commercialy’ 3 Vacant, Multi-Family

4- RSC-2 MH 4-2 u/a K P efiid 4 -Residential
5- PD 23-0522 S- 6 ufa/ FAR 0.35 " i 4 S -Residential
5 -Residential, commercial,
cultural/institutional

wesy | NA "’;tse)' Stale NA NA NA

Page 6 of 23



APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

2.0 LAND USE MAP SET AND SUMMARY DATA

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026

BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT)

Adjoining Roadways (check if applicable)

Road Name ﬁl:ssmcatl Current Conditions Select Future Improvements
X Corridor Preservation Plan
ity e & X Site Access Improvements
Simmons Loop Collector - | XISubstandard Road
vithan Clsufficient ROW Width ™ Substandard Road Improvements
[J other
- 2 Lanes [ Corridor Preservation Plan
My LoulDr, T, X Substandard Road [ Site Access Improvements
Rursl X sufficient ROW Width (for X Substandard Road Improvements
Urban Road) [J other

Project Trip Generation

Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing 467 22 27
Proposed 2,241 185 179
Difference (+/-) (+) 1,774 (+) 163 (H) 152

*Trips reported are based on net new external trips unless otherwise noted.

_ Connectivity and Cross Access

Project Boundary I:'::T:s;y Conn‘:(cjt(:\'/tilt?/'}zlccess Cross Access Finding
North None None Meets LDC
South Pedestrian & Vehicular None Meets LDC
East (via Mary Lou) X Pedestrian & Vehicular None Meets LDC
West None None Meets LDC
Notes:

~ Design Exception/Administrative Variance

Road Name/Nature of Request Type Finding

Simmons Loop/ Substandard Road Design Exception Requested Approvable
Mary Lou Dr./ Substandard Road Design Exception Requested Approvable
Southern Gate/ TD-9 Design Exception Requested Approvable

Notes:

Page 8 of 23



APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE:
BOCC LUM MEETING DATE:

May 26, 2026
July 21, 2026

Case Reviewer: Carolanne Peddle

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY

INFORMATION/REVIEWING AGENCY

Ervirorrar il Comnjents Objections Conditions Additional
Received Requested | Information/Comments
Environmental Protection Commission e e ity
O No X No OO No
Natural Resources L e Clrkes bt
X No O No O No
. . X Yes O Yes X Yes
Conservation & Environ. Lands Mgmt. O No X No O No
Check if Applicable: [J Potable Water Wellfield Protection Area
X Wetlands/Other Surface Waters [ significant Wildlife Habitat
X Use of Environmentally Sensitive Land [J Coastal High Hazard Area
Credit O Urban/Suburban/Rural Scenic Corridor
{7 Wellhead Protection Area [J Adjacent to ELAPP property
O Surface Water Resource Protection Area [ Other e
f g Comments i A Conditions Additional
ARl Received Lplecons Requested | Information/Comments
Transportation
X Design Exc./Adm. Variance Requested X Yes O Yes > Yes
X Off-site Improvements Provided (=ih EEND Ee
Service Area/ Water & Wastewater
XUrban [ City of Tampa Xl Yes O Yes O Yes
. O No X No X No
ORural [ City of Temple Terrace
Hillsborough County School Board
Adequate CIK-5 K68 X912 CINA | B Yes D3 Yes L) Yes
Inadequate B k-5 06-8 Cs-12 ON/A | = N° s 6

Impact/Mobility Fees

(Fee estimate is based on a 2,000 s.f.
Single Family Detached Unit)
Mobility: $9,183 per unit

Parks: $2,145 per unit

School: $8,227 per unit

Fire: $335 per unit

Mobility: $6,661 per unit
Parks: $1,957 per unit
School: $7,027 per unit
Fire: $249 per unit

(Fee estimate is based on a 1,200 s.f.
3 Bedroom Duplex Units)

Mobility: $8,178 per unit

Parks: $1,555 per unit

School: $3,891 per unit

Fire: $249 per unit

Townhouse (Fee estimate is based on a 1,500 s.f,, 1-2 Story)

Page 9 of 23




APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026

BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle
' C;m‘. ;;;ensive Pl:‘::n' Comments i Conditions Additional
P i Received € Requested | Information/Comments

Planning Commission
[] Meets Locational Criteria  XIN/A

[] Locational Criteria Waiver Requested X Yes O Inconsistent | [ Yes
0 Minimum Density Met O N/A O No B Consistent | X No
[IDensity Bonus Requested

[IConsistent Cinconsistent
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE:  July 21, 2026 Case Reviewer: Carolanne Peddle

5.0 IMPLEMENTATION RECOMMENDATIONS
5.1 Compatibility

The proposed Planned Development (PD) is located south of Big Bend Road and bordered on the East by Interstate 75
N where the two roadways meet. The area is prominently developed with single family dwelling units at various lot
sizes to the south and east of the subject parcels. The abutting PD 24-0512 to the south was designed to allow access
to continue north through future development into the proposed PD. Though there are properties zoned PD approved
for commercial and office uses to the northeast the design of the exiting PD should provide adequate buffering and
screening to Village A uses. Although the multifamily uses in Villages A and B are not required to increase the building
setback by 2 feet for every 1 foot for buildings greater than 20 feet tall the design, setbacks, and buffering and
screening should provide adequate separation from the single-family residential units to the north, south, and east.

Within Village A, products B, D, and E are single-family detached on platted lots which are not required to comply with
the 2:1 setback based upon the use; however, the proposed building height exceeds the maximum found in
comparable single-family detached standard zoning districts. Product B will feature rear loaded garages, accessed via
an alley which will likely be along the north, west and east boundaries of Village A so as to orient the homes internal to
the project. Conditions of approval require a minimum of 24 feet from the rear loaded garage to the alley, which are
permitted to be one-way or two-way alleys. The Typical Section for a one-way alley requires 10 feet of pavement and
a two-way alley will require 16 feet of pavement. Both Typical Sections also require 5 feet of sod on each side,
increasing the full one-way alley width to 20 feet and the full two-way alley width to 26 feet. Together, the garage
setback and alley provide a separation of approximately 50 feet. Property to the north of Village A is zoned AR and is
undeveloped. It is also within the SMU-6 Future Land Use category, which can consider densities of 6 units per acre
and/or non-residential development if rezoned. Property to the east is zoned PD 25-0333 which is approved for a non-
residential use (nursing, convalescent, extended care facility). Property to the west is internal to the PD and proposes
non-residential/agricultural uses. While not required, the southern boundary along Mary Lou Drive will provide a
buffer with includes decorative fencing and plantings.

Within Village A, products A and C are townhome units and limited to a maximum of 80 units (density of 14 units per
acre). Due to the building form (3 or more attached units), the use is considered multi-family for buffering and
screening purposes. This would require a 20 foot wide buffer with Type B screening and compliance with the 2:1
setback, when compared to standard multifamily zoning districts. Product A will feature a rear loaded garage with the
same setbacks and alley widths required of single-family detached units. In lieu of the 20 foot wide buffer with Type B
screening, a 5 foot wide buffer with Type A screening is proposed. This results in approximately 55 feet of separation
along the northern Village boundary which is comparable to complying with the 2:1 setback {50 feet) and a 5-foot wide
buffer. Property to the east is 2zoned PD 25-0333 which is approved for a non-residential use (nursing, convalescent,
extended care facility). Property to the west is internal to the PD and proposes non-residential/agricultural uses.

5.2 Recommendation
Approvable, subject to proposed conditions.
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE:  July 21, 2026 Case Reviewer: Carolanne Peddle
6.0 PROPOSED CONDITIONS

Prior to certification the following changes must be made:
1. The developer shall revise both PD site plan sheets to show Bullfrog Creek and show/label the area of crossing
as "Prepesed Potential Bridge/Culvert — See Conditions of Approval”.

2. On PD site plan sheet PD-1:

& Within the “Allowable Uses by Village”, Village A use list, delete the reference to “Cottages” mbtaf
otesthet-no-developmentstandardsforsuch-use-type-are-propesed delete the phrase “Platted or
Unplatted:” and add the phrase “, All Platted or latted” at the end.

b. Revise Variation number 4 to state “Variation to LDC 6.06.06 to allow a 5’ Type A buffer along the
northern boundary line of Village A in lieu of the required 20’ Type B buffer in the event Village A is
platted or unplatted.”

3. On PDsite plan sheet PD-2:
a. Revise the inset titled “Two-Way Alley” to instead state “Two-way Alleway for Units Not Fronting a
Street or Driveway” and replace note 1 with a note which instead reads “See Conditions of Approval.”

b. Revise Note 1 within the “Platted A Dimensional Standards” table, to add “No accessory structures
shall be permitted within a front or side yard which provides vehicular access.” to the end of the note.

c. Revise Note 6 within the “Platted A Dimensional Standards” table, to replace the words to correct the
note to reflect the inset title change per condition 2.a., above.

Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted
May 05, 2026.

1. The development consists of 3 Villages which shall permit the following uses:
e Village A: 80 single family attached dwelling units, or 35 single family detached dwelling units
e Village B: 380 multifamily dwelling units
e Village C: Agriculture (with accessory vehicle equipment and storage), Beekeeping, Passive
Recreational uses, and Recreational Vehicles, Private Pleasure Crafts, and Utility Trailer Storage for
up to 20 total vehicles

2. Within Village A, the following platted residential use types may be permitted subject to compliance with the
residential development standards below by use type and other conditions herein this zoning:

2.1 Product Type A, Single Family Attached (townhome) (Rear Loaded Only).

Minimum lot size: 1,280 sf

Minimum lot width: 16 ft.

Minimum lot depth: 80 ft.

Minimum front yard setback: 10 ft.

Minimum side yard setback: 10 ft (external to property line)
Minimum rear yard setback: 10 ft.

Minimum corner setback: 10 ft.

Minimum garage setback: 20 ft.
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE:

May 26, 2026

BOCC LUM MEETING DATE:  July 21, 2026 Case Reviewer: Carolanne Peddie

Maximum lot coverage: 85%

Maximum Height: 45 ft/3-stories

Buffering and screening: 5’ buffer with Type A screening required along northern Village A boundary. If
platted, t¥his buffer shalil be platted as a separate tract to be owned and maintained by the HOA
or similar entity for the purpose of screening installation and maintenance.

2.11

2.1.2

2.13

No front or side yard vehicular access shall be permitted.

All dwelling units constructed in accordance with these standards shall abut a roadway
(along the front of the unit) complying with one of the Transportation Technical Manual
(TTM) Typical Section standards. Additionally, dwelling units shall be served by an alleyway
in the rear. One-way alleyways shall comply with the TTM TND-1 Typical Section. Two-way
alleyways shall also be permitted. Two-way alleyways shall generally comply with the TND-
1 Typical section; however, the pavement width shall be increased to a minimum of 16 feet.
All rear loaded units not fronting a street shall instead be accessed using the wider alleyway
section as shown on the PD site plan and shall front on a continuous sidewalk system with
a minimum width of 5 feet. Such continuous sidewalk shall connect to a sidewalk within a
roadway at both ends of the continuous sidewalk. Such sidewalks shall be privately owned
and maintained with easements sufficient to grant rights of ingress/egress to each
homeowner taking pedestrian access from such sidewalk system. Sidewalks may
perpendicularly cross but otherwise shall not be permitted within or running adjacent to
alleyways.

Rear setbacks for garages (whether attached or detached) shall be increased as necessary
to provide a minimum of 24 feet between the far-side edge of alleyway pavement to the
face of the garage. If units have garages and driveways within which cars may park, or only
driveways within which cars may park, see related Condition 2.6.

2.2 Product Type B, Single Family Detached — (Rear Loaded Only)

Minimum lot size: 2,880 sf
Minimum lot width: 32 ft.
Minimum lot depth: 90 ft.
Minimum front yard setback: 10 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories
Buffer and Screening: None

2.2.1

2.2.2

No front or side yard vehicular access shall be permitted.

All dwelling units constructed in accordance with these standards shall abut a roadway
(along the front of the unit) complying with one of the Transportation Technical Manual
(TTM) Typical Section standards. Additionally, dwelling units shall be served by an
alleyway in the rear. One-way alleyways shall comply with the TTM TND-1 Typical Section.
Two-way alleyways shall also be permitted. Two-way alleyways shall generally comply
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APPLICATION NUMBER: PD 26-0217 (Revised)

ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE:  July 21, 2026 Case Reviewer: Carolanne Peddle

with the TND-1 Typical section; however, the pavement width shall be increased to a
minimum of 16 feet. All rear loaded units not fronting a street shall instead be accessed
using the wider alleyway section as shown on the PD site plan and shall front on a
continuous sidewalk system with a minimum width of 5 feet. Such continuous sidewalk
shall connect to a sidewalk within a roadway at both ends of the continuous sidewalk.
Such sidewalks shall be privately owned and maintained with easements sufficient to grant
rights of ingress/egress to each homeowner taking pedestrian access from such sidewalk
system. Sidewalks may perpendicularly cross but otherwise shall not be permitted within
or running adjacent to alleyways.

2.2.3  Rear setbacks for garages (whether attached or detached) shall be increased as necessary
to provide a minimum of 24 feet between the far-side edge of alleyway pavement to the
face of the garage. If units have garages and driveways within which cars may park, or only
driveways within which cars may park, see related Condition 2.6.

2.3 Product Type C, Single Family Attached (townhome) (Front Loaded Only).

Minimum lot size: 1,280 sf

Minimum lot width: 16 ft.

Minimum lot depth: 80 ft.

Minimum front yard setback: 20 ft.

Minimum side yard setback: 10 ft (external to property line)

Minimum rear yard setback: 10 ft.

Minimum corner setback: 10 ft.

Minimum garage setback: 20 ft.

Maximum lot coverage: 85%

Maximum Height: 45 ft/3-stories

Buffering and screening: 5’ buffer with Type A screening required along northern Village A boundary.
This buffer shall be platted as a separate tract to be owned and maintained by the HOA or similar
entity for the purpose of screening installation and maintenance.

2.3.1 Buildings shall contain a minimum of 3 attached units and a maximum of 8 attached units.

2.3.2. If units have garages and driveways within which cars may park, or only driveways within which
cars may park, see related Condition 2.6.

2.4 Product Type D, Duplex (Front Loaded Only).

Minimum lot size: 1,200 sf

Minimum lot width: 20 ft.

Minimum lot depth: 60 ft.

Minimum front yard setback: 20 ft.

Minimum side yard setback: 5 ft (external to property line)
Minimum rear yard setback: 10 ft.

Minimum corner setback: 10 ft.

Minimum garage setback: 20 ft.

Maximum lot coverage: 85%

Maximum Height: 45 ft/3-stories
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ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE:  July 21, 2026 Case Reviewer: Carolanne Peddle

Buffer and Screening: None

2.4.1 Setbacks for garages (whether attached or detached) shall be increased as necessary to provide
a minimum of 20 feet between the closest edge of the sidewalk and facade of the garage. If
units have garages and driveways within which cars may park, or only driveways within which
cars may park, see related Condition 2.6.

2.5 Product Type E, Single Family Detached (Front Loaded Only).

Minimum lot size: 3,200 sf
Minimum lot width: 40 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: S ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories
Buffer and Screening: None

2.5.1 Setbacks for garages (whether attached or detached) shall be increased as necessary to provide
a minimum of 20 feet between the closest edge of the sidewalk and fagade of the garage.
Additionally, no portion of any structure on that same frontage (including porches or other entry
features on that frontage) shall be closer than 15 feet from the closest edge of the sidewalk. If
units have garages and driveways within which cars may park, or only driveways within which
cars may park, see related Condition 2.6.

2.6 Notwithstanding anything herein to the contrary, for all units where vehicles will be permitted to park within
residential driveways, such driveways shall meet the following minimum requirements:

2.6.1 Forfront and side loaded units, such driveways shall be a minimum of 20 feet long as measured
between the fagade of the garage (or fagade of that portion of the structure adjacent to the
driveway where no garage is present) and the closest edge of sidewalk. Additionally, no other
portion of any structure shall be permitted within 15 feet as measured from the closest edge of
the sidewalk; and,

2.6.2 For rear (alley) loaded units, such driveways shall be a minimum of 20 feet long; however, in
order to ensure sufficient backing and maneuvering distance, such minimum length shall be
increased as necessary to ensure there is a minimum of 24 feet between the far-side edge of
alleyway pavement and the point at which the minimum 20-foot-long driveway begins.

3. For non-platted residential development {multi-family} within Village A, uses may be permitted subject to
compliance with the residential development standards below and other conditions herein this zoning.

Minimum setback to northern Village A boundary: 10 ft.

Minimum setback to southern Village A boundary: 20 ft.
Minimum setback to eastern Village A boundary: 10 ft.
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ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

Minimum setback to western Village A boundary: O ft.

Minimum building separation: 10 ft.

Maximum Height: 45 ft/3-stories

Buffering and screening: 5’ buffer with Type A screening required along northern Village A
boundary

* Building height shall be exempt from the 2:1 setback increase requirement of LDC Sec. 6.01.01

3.1 Notwithstanding anything herein to the contrary, for all units where vehicles will be permitted to park
within residential driveways, such driveway shall meet the following minimum requirements:

3.1.1 For units constructed in the style of traditional front loaded single-family dwellings, townhome
units and/or duplex units (i.e. with access via a front loaded roadway or a front loaded
driveway), such units shall be constructed such that the driveway serving each individual unit
shall be a minimum of 20 feet long as measured between the fagcade of the garage (or fagade of
that portion of the structure adjacent to the driveway where no garage is present) and the
closest edge of sidewalk. Additionally, no other portion of any structure shall be permitted
within 15 feet as measured from the closest edge of the sidewalk; and,

3.1.2 For units constructed in the style of traditional rear loaded single-family dwellings, townhome
units and/or duplex units, (i.e. vehicular access via an alleyway and pedestrian access via a
traditional roadway or driveway in the front) such rear access driveways shall be a minimum of
20 feet long; however, in order to ensure sufficient backing and maneuvering distance, such
minimum length shall be increased as necessary to ensure there is a minimum of 24 feet
between the far-side edge of alleyway pavement and the point at which the minimum 20-foot-
long driveway begins.

Additionally, where a unit is accessed via an alleyway that does not front a traditional roadway
or driveway in the front, and an alleyway is the sole means of access, then all such rear loaded
units not fronting such facility instead be accessed using the wider alleyway section as shown
on the PD site plan and shall front on a continuous sidewalk system with a minimum width of
5 feet. Such continuous sidewalk shall connect to a sidewalk within a driveway or roadway at
both ends of the continuous sidewalk. Sidewalks may perpendicularly cross but otherwise shall
not be permitted within or running adjacent to alleyways.

4. For multi-family units within Village A constructed in the style of duplex units, single-family detached units, or
single-family attached units with fewer than 3 units in each building, such units may not be subdivided in the
future unless they abut a roadway (along the front of the unit) complying with one of the Transportation
Technical Manual {TTM) Typical Section standards.

5. Notwithstanding anything shown on the PD site plan or herein these conditions to the contrary, within Village
A, alleyways shall be designed as necessary to ensure that fire trucks, garbage trucks and other larger vehicles
can safely turn around/trave! through the site.

6. Village B shall be subject to the foliowing development standards:
Maximum number of units: 380 DU
Minimum setback to southern Village B boundary: 80 ft.

Minimum setback to eastern Village B boundary: 80 ft.
Minimum building separation: 30 ft.
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7.

8.

o

10.

11.

12

13,

Maximum Height: 60 ft/4-stories
Minimum rear / side setback for garages: 20 ft.
Maximum height for garages: 20 ft. / 1-story
* Garage setbacks shall be measured from the exterior Village B boundaries
** Garages may be installed within the vehicular use area in place of parking, provided
they meet the height and setback requirements as outlined above
*** Building height shall be exempt from the 2:1 setback increase requirement of LDC Sec. 6.01.01

Village C shall be subject to the following development standards:

Minimum setback to northern Village C boundary: 10 ft.
Minimum setback to southern Village C boundary: 10 ft.
Minimum setback to eastern Village C boundary: 10 ft.
Minimum setback to western Village C boundary: 10 ft.
Maximum Building Height: 30 ft/2-stories

Buffering and screening shall be provided as shown on the general site plan.

Due to the way traffic impacts were studied, all units constructed within Village B shall be constructed within

apartment style bwldmgs with a minimum height of four (4) stones égar‘tgen; style buuldungs Iess ;Q g four

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

The project shall be served by and limited to four (4) connections to Mary Lou Dr. as shown on the PD site
plan. The location of access points serving Village A shall be adjusted (if necessary) at the time of
site/construction plan review to meet minimum access spacing requirements and, to the greatest extent
possible, minimize headlight impacts to the single-family homes on the south side of Mary Lou Dr. from
vehicles exiting Village A, unless otherwise approved by the County Engineer. Such access connections may be
gated and, if so, shall comply with Typical Detail — 9 (TD-9) design requirements as found within the
Hillsborough County Transportation Technical Manual (TTM). Additionally, the project shall be served by and
limited to one (1) connection to Autumn Ridge Ave. Such connection shall be gated, and such gate shall
comply with the standards which are the subject of the Design Exception (DE) referenced within Condition 12,
below.

= g shown on Sheet PD-2. At the gmg gi gltegcoggructlon
W&O&m&%&vmw

ehall-be-required to construct a commercial driveway (to include pedestrian connection) serving Village C to
appliable standards between Village C and Mary Lou Dr. Such facility serving Village C shalregquire-the
dexelepershal may also include construction of a bridge/culvert over Bullfrog Creek Rd. (to be reviewed and
approved by Hillsborough County), as indicated on the PD site plan. Fae Any bridge/culvert shall be privately
owned and malntalned and meet Transportatlon Technical Manual (TTM) and other applicable requirements,

Access to Village C shall be wis

Internal transportation facilities shall be privately owned and maintained.
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14. Construction access shall be restricted to those access connections to/from Mary Lou Dr. shown on the PD site

15.

16.

17.

18.

19.

plan. The developer shall include a note indicating same on each construction/site plan submittal.

Prior to or concurrent with the initial increment of development, the developer shall be required to construct a
northbound to westbound left turn lane on Simmons Loop.

Project development may be phased. As such, concurrently with each increment of development, the
developer shall submit a trip generation and site access analysis which examines turning movements at the
intersection of Simmons Loop and Mary Lou Dr. Such analysis shall examine existing plus project traffic and be
used to determine whether a southbound to westbound right turn lane is warranted pursuant to LDC Sec.
6.04.04.D. to support that increment. The developer shall construct such turn lane concurrently with the
increment of development triggering such warrant. Additionally, the developer shall construct a 5-foot-wide
keyhole bicycle lane concurrently with the addition of the right turn lane. This condition may require the
developer to dedicate and convey or otherwise acquire additional right-of-way to achieve full project buildout.

If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30, 2026)
which was found approvable by the County Engineer (on May 11, 2026) for the Mary Lou Dr. substandard
roadway improvements, and which permits deviations from the TS-3 Typical Section standard, non-residential
subtype. As Mary Lou Dr. is a substandard local roadway, the developer will be required to improve the roadway
(between the project boundary and Simmons Loop) prior to concurrent with the initial increment of
development, consistent with the Design Exception. Specifically, the developer shall:

a. Widen the roadway such that there are 12-foot-wide travel lanes;

b. Construct Type-F curb on both sides of the roadway

c. Construct a 5-foot-wide sidewalk along the north side of the roadway; and,

d. Construct a 6-foot-wide sidewalk along the south side of the roadway, adjacent to the F-curb.

If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30, 2026)
which was found approvable by the County Engineer (on May 11, 2026) for the Simmons Loop substandard
roadway improvements, and which permits deviations from the TS-4 Typical Section standard (for 2-lane,
undivided, urban collector roadways). As Simmons Loop is a substandard collector roadway, the developer will
be required to improve the roadway prior to concurrent with the initial increment of development, consistent
with the Design Exception (except that the southbound right turn lane will be constructed when specified in
Condition 16). Specifically, the developer shall:

a. Extend the curb and gutter, bicycle lane and sidewalk on the west side of Simmons Loop, from their
current terminus south of the project to the southern boundary of folio 77743.0100 (for a distance of
+/-100 feet); and,

b. Dedicate and convey to Hillsborough County 35 feet of right-of-way along its Simmons Loop frontage.
If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30, 2026)
which was found approvable by the County Engineer (on May 11, 2026) for the Autumn Ridge Ave. gate

design, and which permits deviations from the Typical Detail — 9 {TD-9) standards for gated residential
projects. The developer shall construct the gated entrance consistent with the Design Exception.
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20. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the Environmental
Protection Commission of Hillsborough County (EPC) approvals/permits necessary for the development as
proposed will be issued, does not itself serve to justify any impact to wetlands, and does not grant any implied
or vested right to environmental approvals.

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

22. Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending formal
agency jurisdictional determinations of wetland and other surface water boundaries and approval by the
appropriate regulatory agencies.

23. The development is adjacent to a privately owned preservation area and shall be subject to compliance with LDC

ection 4.0 SR A A A s Bt A . L L £ P A A A T T B A B A A A A R BT

2436 If the notes and/or graphics on the site plan are in conflict with specific zoning conditions and/or the 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.

25.2% In accordance with LDC Section 5.03.07.C, the certified PD general site plan shall expire for the internal
transportation network and external access points, as well as for any conditions related to the internal transportation
network and external access points, if site construction plans, or equivalent thereof, have not been approved for all
or part of the subject Planned Development within 5 years of the effective date of the PD unless an extension is
granted as provided in the LDC. Upon expiration, re-certification of the PD General Site Plan shall be required in
accordance with provisions set forth in LDC Section 5.03.07.C.
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Zoning Administrator Sign Off:

G i

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

Agency Number Violation Status

Code Enforcement*

X None current or pending

Building Code Compliance*

& None current or pending
[ Violation(s)

Natural Resources*

B None current or pending
[ Violation(s)

EPC*

B None current or pending
[ Violation(s)
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Case Reviewer: Carolanne Peddie

8.0 PROPOSED SITE PLAN (FULL)
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APPLICATION NUMBER: PD 26-0217 (Revised) -
ZHM HEARING DATE: May 26, 2026
BOCC LUM MEETING DATE: July 21, 2026 Case Reviewer: Carolanne Peddle

9.0 FULL TRANSPORTATION REPORT (see following pages)
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AGENCY REVIEW COMMENT SHEET

DATE: 05/18/2026
Revised: 5/26/2026

REVIEWER: James Ratliff, AICP, Principal Planner AGENCY/DEPT: Transportation
PLANNING AREA: RV (and APB) PETITION NO: PD 26-0217

TO: Zoning Technician, Development Services Department

|:| This agency has no comments.
I:] This agency has no objection.
This agency has no objection, subject to listed or attached conditions.

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

CONDITIONS OF APPROVAL

1. Within Village A, the following platted residential use types may be permitted subject to compliance with
the residential development standards below by use type and other conditions herein this zoning:

1.1 Product Type A, Single Family Attached (townhome) (Rear Loaded Only).

Minimum lot size: 1,280 sf
Minimum lot width: 16 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 10 ft.
Minimum side yard setback: 10 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

[.I.1  No front or side yard vehicular access shall be permitted.

1.1.2 All dwelling units constructed in accordance with these standards shall abut a
roadway (along the front of the unit) complying with one of the Transportation
Technical Manual (TTM) Typical Section standards. Additionally, dwelling units
shall be served by an alleyway in the rear. One-way alleyways shall comply with
the TTM TND-1 Typical Section. Two-way alleyways shall also be permitted.
Two-way alleyways shall generally comply with the TND-1 Typical section;
however, the pavement width shall be increased to a minimum of 16 feet. All rear
loaded units not fronting a street shall instead be accessed using the wider alleyway
section as shown on the PD site plan and shall front on a continuous sidewalk
system with a minimum width of 5 feet. Such continuous sidewalk shall connect to
a sidewalk within a roadway at both ends of the continuous sidewalk. Such
sidewalks shall be privately owned and maintained with easements sufticient to
grant rights of ingress/egress to each homeowner taking pedestrian access from such
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sidewalk system. Sidewalks may perpendicularly cross but otherwise shall not be
permitted within or running adjacent to alleyways.

Rear setbacks for garages (whether attached or detached) shall be increased as
necessary to provide a minimum of 24 feet between the far-side edge of alleyway
pavement to the face of the garage. If units have garages and driveways within
which cars may park, or only driveways within which cars may park, see related
Condition 1.6.

1.2 Product Type B, Single Family Detached — (Rear Loaded Only)

Minimum lot size: 2,880 sf
Minimum lot width: 32 ft.
Minimum lot depth: 90 ft.
Minimum front yard setback: 10 fi.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

1.2.1

122

123

No front or side yard vehicular access shall be permitted.

All dwelling units constructed in accordance with these standards shall abut a
roadway (along the front of the unit) complying with one of the Transportation
Technical Manual (TTM) Typical Section standards. Additionally, dwelling units
shall be served by an alleyway in the rear. One-way alleyways shall comply with
the TTM TND-1 Typical Section. Two-way alleyways shall also be permitted
Two-way alleyways shall generally comply with the TND-1 Typical section;
however, the pavement width shall be increased to a minimum of 16 feet. All rear
loaded units not fronting a street shall instead be accessed using the wider alleyway
section as shown on the PD site plan and shall front on a continuous sidewalk
system with a minimum width of 5 feet. Such continuous sidewalk shall connect to
a sidewalk within a roadway at both ends of the continuous sidewalk. Such
sidewalks shall be privately owned and maintained with easements sufficient to
grant rights of ingress/egress to each homeowner taking pedestrian access from
such sidewalk system. Sidewalks may perpendicularly cross but otherwise shall not
be permitted within or running adjacent to alleyways.

Rear setbacks for garages (whether attached or detached) shall be increased as
necessary to provide a minimum of 24 feet between the far-side edge of alleyway
pavement to the face of the garage. If units have garages and driveways within
which cars may park, or only driveways within which cars may park, see related
Condition 1.6.

1.3 Product Type C, Single Family Attached (townhome) (Front Loaded Only).

Minimum lot size: 1,280 sf
Minimum lot width: 16 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: 10 f
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

Page 2 of 9



1.3.1 Buildings shall contain a minimum of 3 attached units and a maximum of 8 attached units.

1.3.2. If units have garages and driveways within which cars may park, or only driveways within

which cars may park, see related Condition 1.6.

1.4 Product Type D, Duplex (Front Loaded Only).

Minimum lot size: 1,200 sf
Minimum lot width: 20 ft.
Minimum lot depth: 60 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

1.4.1

Setbacks for garages (whether attached or detached) shall be increased as necessary to
provide a minimum of 20 feet between the closest edge of the sidewalk and fagade of the
garage. If units have garages and driveways within which cars may park, or only
driveways within which cars may park, see related Condition 1.6.

1.5Product Type E, Single Family Detached (Front Loaded Only).

Minimum lot size: 3,200 sf
Minimum lot width: 40 ft.
Minimum lot depth: 80 ft.
Minimum front yard setback: 20 ft.
Minimum side yard setback: 5 ft
Minimum rear yard setback: 10 ft.
Minimum corner setback: 10 ft.
Minimum garage setback: 20 ft.
Maximum lot coverage: 85%
Maximum Height: 45 ft/3-stories

15.1

Setbacks for garages (whether attached or detached) shall be increased as necessary to
provide a minimum of 20 feet between the closest edge of the sidewalk and fagade of the
garage. Additionally, no portion of any structure on that same frontage (including
porches or other entry features on that frontage) shall be closer than 15 feet from the
closest edge of the sidewalk. If units have garages and driveways within which cars may
park, or only driveways within which cars may park, see related Condition 1.6.

1.6Notwithstanding anything herein to the contrary, for all units where vehicles will be permitted to park
within residential driveways, such driveways shall meet the following minimum requirements:

l.e.1

1.6.2

For front and side loaded units, such driveways shall be a minimum of 20 feet long as
measured between the fagade of the garage (or fagade of that portion of the structure
adjacent to the driveway where no garage is present) and the closest edge of sidewalk.
Additionally, no other portion of any structure shall be permitted within 15 feet as
measured from the closest edge of the sidewalk; and,

For rear (alley) loaded units, such driveways shall be a minimum of 20 feet long;
however, in order to ensure sufficient backing and maneuvering distance, such minimum
length shall be increased as necessary to ensure there is a minimum of 24 feet between
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the far-side edge of alleyway pavement and the point at which the minimum 20-foot-
long driveway begins.

2. For non-platted residential development (multi-family) within Village A, uses may be permitted subject to
compliance with the residential development standards below and other conditions herein this zoning.

Minimum setback to northern Village A boundary: 10 ft.
Minimum setback to southern Village A boundary: 20 ft.
Minimum setback to eastern Village A boundary: 10 ft.
Minimum setback to western Village A boundary: 0 ft.
Minimum building separation: 10 ft.

Maximum Height: 45 f/3-stories

2.1 Notwithstanding anything herein to the contrary, for all units where vehicles will be permitted to
park within residential driveways, such driveway shall meet the following minimum
requirements:

2.1.1 For units constructed in the style of traditional front loaded single-family dwellings,
townhome units and/or duplex units (i.e. with access via a front loaded roadway or a
front loaded driveway), such units shall be constructed such that the driveway serving
each individual unit shall be a minimum of 20 feet long as measured between the fagade
of the garage (or fagade of that portion of the structure adjacent to the driveway where no
garage is present) and the closest edge of sidewalk. Additionally, no other portion of any
structure shall be permitted within 15 feet as measured from the closest edge of the
sidewalk; and,

2.1.2 For units constructed in the style of traditional rear loaded single-family dwellings,
townhome units and/or duplex units, (i.e. vehicular access via an alleyway and pedestrian
access via a traditional roadway or driveway in the front) such rear access driveways shall
be a minimum of 20 feet long; however, in order to ensure sufficient backing and
maneuvering distance, such minimum length shall be increased as necessary to ensure
there is a minimum of 24 feet between the far-side edge of alleyway pavement and the
point at which the minimum 20-foot-long driveway begins.

Additionally, where a unit is accessed via an alleyway that does not front a traditional
roadway or driveway in the front, and an alleyway is the sole means of access, then all
such rear loaded units not fronting such facility instead be accessed using the wider
alleyway section as shown on the PD site plan and shall front on a continuous sidewalk
system with a minimum width of 5 feet. Such continuous sidewalk shall connect to a
sidewalk within a driveway or roadway at both ends of the continuous sidewalk.
Sidewalks may perpendicularly cross but otherwise shall not be permitted within or
running adjacent to alleyways.

3. For multi-family units within Village A constructed in the style of duplex units, single-family detached
units, or single-family attached units with fewer than 3 units in each building, such units may not be
subdivided in the future unless they abut a roadway (along the front of the unit) complying with one of the
Transportation Technical Manual (TTM) Typical Section standards.

4. Notwithstanding anything shown on the PD site plan or herein these conditions to the contrary, within
Village A, alleyways shall be designed as necessary to ensure that fire trucks, garbage trucks and other
larger vehicles can safely turn around/travel through the site.

5. Due to the way traffic impacts were studied, all units constructed within Vill
SR e :
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10.

11.

12.

13.

14.

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

The project shall be served by and limited to four (4) connections to Mary Lou Dr. as shown on the PD site
plan. The location of access points serving Village A shall be adjusted (if necessary) at the time of
site/construction plan review to meet minimum access spacing requirements and, to the greatest extent
possible, minimize headlight imacts to the sin le-fanul homes on the south side of Mary Lou Dr. from
vehicles exiting Village A : . 1. Such access connections
may be gated and, if so, shall comply w1th Typlcal Detail ~ 9 (TD -9) design requirements as found within
the Hillsborough County Transportation Technical Manual (TTM). Additionally, the project shall be
served by and limited to one (1) connection to Autumn Ridge Ave. Such connection shall be gated, and
such gate shall comply with the standards which are the subject of the Design Exception (DE) referenced
within Condition X, below.

mé__developer shell-berequired to construct a commercml dnveway (to mclude pedestnan connectlon)

serving Villa e C to ap hable standards between Vlllae C and Mary Lou Dr. Such facility serving
Village C EEEE SN it Sk & a bridge/culvert over Bullfro
Creek Rd. (to be rev1ewed and approved by Hlllsborough County) as indicated on the PD site plan.

B bridge/culvert shall be privately owned and maintained and meet Transportation Technical Manual
(TTM) and other applicable requirement- S

Internal transportation facilities shall be privately owned and maintained.

Construction access shall be restricted to those access connections to/from Mary Lou Dr. shown on the PD
site plan. The developer shall include a note indicating same on each construction/site plan submittal.

Prior to or concurrent with the initial increment of development, the developer shall be required to
construct a northbound to westbound left turn lane on Stmmons Loop.

Project development may be phased. As such, concurrently with each increment of development, the
developer shall submit a trip generation and site access analysis which examines turning movements at the
intersection of Simmons Loop and Mary Lou Dr. Such analysis shall examine existing plus project traffic
and be used to determine whether a southbound to westbound right turn lane is warranted pursuant to LDC
Sec. 6.04.04.D. to support that increment. The developer shall construct such turn lane concurrently with
the increment of development triggering such warrant. Additionally, the developer shall construct a 5-foot-
wide keyhole bicycle lane concurrently with the addition of the right turn lane. This condition may require
the developer to dedicate and convey or otherwise acquire additional right-of-way to achieve full project
buildout.

If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30,
2026) which was found approvable by the County Engineer (on May 11, 2026) for the Mary Lou Dr.
substandard roadway improvements, and which permits deviations from the TS-3 Typical Section standard,
non-residential subtype. As Mary Lou Dr. is a substandard local roadway, the developer will be required to
improve the roadway (between the project boundary and Simmons Loop) prior to concurrent with the
initial increment of development, consistent with the Design Exception. Specifically, the developer shall:

a.  Widen the roadway such that there are 12-foot-wide travel lanes;
b. Construct Type-F curb on both sides of the roadway;
c. Construct a 5-foot-wide sidewalk along the north side of the roadway; and,
d. Construct a 6-foot-wide sidewalk along the south side of the roadway, adjacent to the F-curb.
If PD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30,

2026) which was found approvable by the County Engineer (on May 11, 2026) for the Simmons Loop
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substandard roadway improvements, and which permits deviations from the TS-4 Typical Section standard
(for 2-lane, undivided, urban collector roadways). As Simmons Loop is a substandard collector roadway,
the developer will be required to improve the roadway prior to concurrent with the initial increment of
development, consistent with the Design Exception (except that the southbound right turn lane will be
constructed when specified in Condition 12). Specifically, the developer shall:

a. Extend the curb and gutter, bicycle lane and sidewalk on the west side of Simmons Loop, from
their current terminus south of the project to the southern boundary of folio 77743.0100 (for a
distance of +/- 100 feet); and,

b. Dedicate and convey to Hillsborough County 35 feet of right-of-way along its Simmons Loop
frontage.

15. 1IfPD 26-0217 is approved, the County Engineer will approve a Design Exception request (dated April 30,
2026) which was found approvable by the County Engineer (on May 11, 2026) for the Autumn Ridge Ave.
gate design, and which permits deviations from the Typical Detail — 9 (TD-9) standards for gated
residential projects. The developer shall construct the gated entrance consistent with the Design Exception.

Other Conditions

1. The developer shall revise both PD site plan sheets to show Bullfrog Creek and
show/label the area of crossing as ‘hBridge/Culvert — See Conditions

of Approval”.

2. On PD site plan sheet PD-1:

a. Within the_“Allowable Uses by Vlllage” Village A use m delete the reference to

3. On PD site plan sheet PD-2:
a. Revise the inset titled “Two-Way Alley” to instead state “Two-way Alleway for
Units Not Fronting a Street or Driveway” and replace note 1 with a note which
instead reads “See Conditions of Approval.”

b. Revise Note 1 within the “Platted A Dimensional Standards” table, to add “No
accessory structures shall be permitted within a front or side yard which provides
vehicular access.” to the end of the note.

¢. Revise Note 6 within the “Platted A Dimensional Standards” table, to replace the
words to correct the note to reflect the inset title change per condition 2.a., above.

PROJECT SUMMARY AND TRIP GENERATION

The applicant is requesting to rezone multiple parcels, totaling +/- 124.018 ac., from Agricultural Rural
(AR) and Agricultural Single-Family — 1 (AS-1) to Planned Development (PD). The applicant is
proposing up to 460 dwelling units and other uses as follows:
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VILLAGE A
PLATTED OR UNPLATTED: TOWNHOMES, COTTAGES, DUPLEXES (80 DU) OR SINGLE FAMILY DETACHED (35 DU}
VILLAGE B

MULTI-FAMILY APARTMENTS (380 DU)
ONE STORY GARAGES

VILLAGE C
AGRICULTURE (WITH ACCESSORY VEHICLE EQUIPMENT AND STORAGE)
BEE KEEPING

PASSIVE RECREATIONAL USES
RECREATIONAL VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY TRAILER STORAGE - 20 TOTAL VEHICLES

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. Information shown below is based upon data from the
12% Edition of the ITE Trip Generation Manual. Staff notes that ITE does provide data for typical
agricultural uses and are typically low trip generators. As such, those Village C uses were excluded from
the calculations below consistent with current practice.

Existing Zoning:
Total Peak
Land Use/Size 2‘;:[0\1;2 m‘: Hour Trips
¥ AM PM
AR and AS-1, 25 Single-Family Detached
Dwelling Units (ITE Code 210) 53 = 21
Proposed Zoning:
’ 24 Hour Two- TE Pe'ak
Land Use/Size Way Volume Hour Trips
y AM PM
PD, 80 Single-Family Duplex Units
(ITE Code 215) s a8 38
PD, 380 Multifamily Dwelling Units (4 to 10
stories) (ITE Code 221) I i i
PD, RV/Boat Storage 4 1 1
(ITE Code 151)
Subtotal: 2,241 185 179
Trip Generation Difference:
Total Peak
Land Use/Size 2‘;:[0\1;2 Hn: Hour Trips
Y AM PM
Difference (+) 1,774 (+) 163 (+) 152

EXISTING TRANSPORTATION INFRASTRUCTURE SERVING THE SITE

Simmons Loop is a 2-lane, substandard, collector road, characterized by +/- 11-foot-wide travel lanes in
average condition. The roadway transitions to a 3-lane section (with 2 northbound lanes) in the vicinity of
the project. The existing right-of-way on Simmons Loop in the vicinity of the project varies between +/-
94 feet and +/- 102 feet. There are 4-foot to 7-foot-wide bicycle lanes along portions of the roadway in
the vicinity of the proposed project. There are +/- 5-foot to 6-foot-wide sidewalks along portions of the
east and west sides of the roadway in the vicinity of the proposed project.
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The roadway is shown on the Hillsborough County Corridor Preservation Plan as a future 2-lane
roadway. Simmons Loop was recently extended south (as Gate Dancer Rd.) to Paseo al Mar Blvd.
Although no more right-of-way is needed to construct the two-lane roadway, additional right-of-way is
needed in various segments to complete the bicycle/pedestrian network and construction auxiliary turn
lanes. The applicant has agreed to dedicate and convey certain additional right-of-way necessary to
accommodate certain required improvements.

Mary Lou Dr. is a 2-lane, substandard, local roadway, characterized by +/- 15-feet of pavement in
average condition. The roadway lies within a +/- 60-foot-wide right-of-way. There are no sidewalk or
bicycle facilities present along the roadway.

SITE ACCESS AND CONNECTIVITY

The project parcels are currently served by two public roads, an existing connection to Mary Lou Dr. and
a roadway stubout to Autumn Ridge Dr. which was designed with a temporary T-turnaround instead of a
terminal cul-de-sac, given the road was planned to allow traffic to continue into the site as was
envisioned within the adjacent PD 23-0552 which was most recently modified via PRS 24-0512. Such
connection is also necessary to achieve compliance with LDC Sections 6.03.01.H., governing emergency
access, Sec. 6.02.01.A. regarding connectivity, and to permit garbage or similar utility trucks to continue
through the proposed project without having to turn around and ultimately add additional trips on
Simmons Loop Rd. to move between adjacent projects.

Access to Village C shall be via a 40-foot-wide easement which runs through TECO owned property.
Such access will necessitate a culvert/bridge crossing of Bullfrog Creek. EPC has indicated that wetland
impacts necessary to access disconnected upland areas within this village will be evaluated at a later date.

Staff notes that direct access to Simmons Loop is not possible, since such access would not meet spacing
requirements. Additionally, there are no locations within a reasonable distance south of the project that
exiting project traffic could U-turn to travel back north (given the narrow nature of the 2-lane roadway
and its existing/planned configuration). As such, access to Mary Lou provides for reasonable access to
the property while minimizing the safety and operational aspects of unnecessary U-turns on Simmons
Loop or other unsafe modifications that would otherwise be required.

Both northbound left and southbound right turn lanes on Simmons Loop onto Mary Lou Dr. are
anticipated to be required to support full project buildout. The left turn lane will be constructed with the
initial increment of development. The right turn lane will be phased and constructed at such time as it is
warranted.

REQUESTED DESIGN EXCPETION — SIMMONS LOOP — SUBSTANDARD ROAD

As Simmons Loop is a substandard collector roadway, the developer is required to improve Simmons
Loop to current Hillsborough County standards. The applicant’s Engineer of Record (EOR) submitted a
Design Exception request (dated April 30, 2026) to determine the specific improvements that would be
required by the County Engineer. Based on factors presented in the Design Exception request, the
County Engineer found the request approvable (on May 11, 2026). The deviations from the
Transportation Technical Manual (TTM) Typical Section — 4 (TS-4) (for 2-lane, Undivided, Urban
Collector Roadways) include the following:

1. The developer shall be permitted to maintain 5-foot-wide to 7-foot-wide bicycle lanes in lieu of
the 7-foot-wide buffered bicycle lanes required pursuant to TS-4; and,

2. The developer will be permitted to eliminate the required 5-foot-wide grass strip separator
{(between the back of curb and closest edge of sidewalk) required per TS-4 within the area north
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of Mary Lou Dr. where a 6-foot-wide sidewalk is to be constructed against the back of curb
adjacent to the southbound right turn lane.

If PD 26-0217 is approved by the BOCC, the County Engineer will approve the Design Exception
Request.

REQUESTED DESIGN EXCPETION — MARY LOU DR. - SUBSTANDARD ROAD

As Mary Lou Dr. is a substandard local roadway, the developer is required to improve Mary Lou Dr. to
current Hillsborough County standards. The applicant’s Engineer of Record (EOR) submitted a Design
Exception request (dated April 30, 2026) to determine the specific improvements that would be required
by the County Engineer. Based on factors presented in the Design Exception request, the County
Engineer found the request approvable (on May 11, 2026). The deviations from the Transportation
Technical Manual (TTM) Typical Section — 3 (TS-3) (for 2-lane, Urban, Local Roadways), Non-
Residential Subtype include the following:

1. The developer shall be permitted to utilize Type-F curb in lieu of the Miami curb
required per TS-3; and,

2. The developer will be permitted to eliminate the required 5-foot-wide grass strip
separator (between the back of curb and closest edge of sidewalk) required per TS-3 on
the south side Mary Lou Dr. where a 6-foot-wide sidewalk is to be constructed against
the back of curb adjacent along the entire roadway.

If PD 26-0217 is approved by the BOCC, the County Engineer will approve the Design Exception
Request.

REQUESTED DESIGN EXCPETION - TYPICAL DETAIL -9 (TD-9)

The developer is proposing to develop a gated access to Autumn Ridge Ave., which is required to
comply with TD-9 standards as found within the Transportation Technical Manual (TTM). The
applicant’s Engineer of Record (EOR) submitted a Design Exception request (dated April 30, 2026) to
propose/determine the alternate improvements that would be required by the County Engineer. Based on
factors presented in the Design Exception request, the County Engineer found the request approvable (on
May 11, 2026). The deviations from the TTM TD-9 include that the developer shall be permitted to
provide 80 feet of gate queue in a single-entry lane configuration, rather than the up to 175 feet of queue
that is required in a single-entry lane configuration per TD-9.

If PD 26-0217 is approved by the BOCC, the County Engineer will approve the Design Exception
Request.

ROADWAY LEVEL OF SERVICE (LLOS) INFORMATION

Simmons Loop was not evaluated as a part of the 2024 Hiilsborough County Level of Service (LOS)
Report. The new north/south collector roadway (i.e. extension of Simmons Loop south to Paseo al Mar
Blvd.) is anticipated to improve area connectivity and reduce traffic on adjacent roadways including Big
Bend Rd., I-75 and 19" Ave., particularly in conjunction with the Paseo al Mar Blvd. flyover bridge
(over I-75), which was recently completed.
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Ratliff, James

From: Williams, Michael

Sent: Monday, May 11, 2026 4:.05 PM

To: Steven Henry

Cc: Kami Corbett; Peddle, Carolanne; Ratliff, James; Phillips, Chades; Tirado, Sheida; De Leon, Eleonor;
PW-CEIntake

Subject: FW: RZ-PD 26-0217 - Design Exception Review

Attachments: 26-0217 DEAdd 04-30-26_1.pdf; 26-0217 DEAdd 04-30-26_2.pdf; 26-0217 DEAdd 04-30-26_3.pdf

Steve,

| have found the attached three Design Exceptions (DE) for PD 26-0217 APPROVABLE.

Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant,

Eleonor De Leon (DelLeonE@hillsboroughcounty.org or 813-307-1707) after the BOCC approves the PD

zoning or PD zoning modification related to below request. This is to obtain a signed copy of the DE/AV.

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

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

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
e@hi h .or

Mike

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

Development Services Department

P: (813) 307-1851
M: (813) 614-2190

E: Williamsm@HilisboroughCounty.org
W: HCFLGov.net

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

Facebook | Twitter | YouTube | Linkedin | HCFL Stay Safe
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From: Tirado, Sheida <TiradoS@hcfl.gov>

Sent: Monday, May 11, 2026 2:16 PM

To: Williams, Michael <WilliamsM@hcfl.gov>

Cc: Ratliff, James <Ratliffla@hcfl.gov>

Subject: RZ-PD 26-0217 - Design Exception Review

Hello Mike,

The attached Design Exceptions are Approvable to me, please include the following people in your response:

stevenh@trafficmobility.com
kami.corbett@hwhlaw.com
peddlec@hcfl.gov
ratliffla@hcfl.gov
phillipsch@hcfl.gov

Best Regards,

Sheid L Thado PE
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | linkedin | Instagram | HCEL Stay Safe
Hillsborough County i1
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Received April 30, 2026
Development Services

Hillsborough  Supplemental Information for Transportation
County Florida . . .
| mmedin®®  Related Administrative Reviews
Instructions:
¢  This form must be provided separately for each request submitted (including different requests of the same type).
¢ This form must accompany all requests for applications types shown below. Staff will not log in or assign cases that are not
accompanied by this form, or where the form is partially incomplete.
e Aresponse is required in every field. Blank fields or non-responsive answers will result in your application being returned.
e All responses must be typed.

e Please contact Eleonor de Leon at deleone@HCFL.gov or via telephone at (813) 307-1707 if you have questions about how
to complete this form.

_] Section 6.04.02.B. Administrative Variance
X] Technical Manual Design Exception Request
Request Type (check one) | Alternative Parking Plan Request (Reference LDC Sec. 6.05.02.G3.)

—] Request for Determination of Required Parking for Unlisted Uses
(Reference LDC Sec. 6.05.02.G.1. and G.2.)

Submittal Type (check one) _| New Request X Revised Request _| Additional Information

Submittal Number and X]1. Mary Lou Drive-Substandard Road X 4. Mary Lou Drive-Substandard Road
Description/Running History

{check one and complete text box
using instructions provided below) %]3. Mary Lou Drive-Substandard Road [,

%]2. Mary Lou Drive-Substandard Road [X 5, Mary Lou Drive-Substandard Road

Important: To help staff differentiate multiple requests (whether of the same or different type), please use the above fields to assign a unique
submittal number/name to each separate request. Previous submittals relating to the same project/phase shall be listed using the name and
number previously identified. It is critical that the applicant reference this unique name in the request letter and subsequent filings/carrespondence.
If the applicant is revising or submitting additional information related to a previously submitted request, then the applicant would check the
number of the previous submittal.

Project Name/ Phase  75BB, LLC

Important: The name selected must be used on all future communications and submittals of additional/revised information relating to this variance.
If request is specific to a discrete phase, please also list that phase.

051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150, 077742.0000

[ Check This Box If There Are More Than Five Folio Numbers

Important: List all folios related to the project, up to @ maximum of five. If there are additional folios, check the box to indicate such. Folio
numbers must be provided in the format provided by the Hilisborough County Property Appraiser’s website (i.e. 6 numbers, followed by a hyphen,
followed by 4 additional numbers, e.g. “012345-6789”). Multiple records should be separated by a semicolon and a space e.g. “012345-6789;
054321-9876").

Folio Number(s)

Name of Person Submitting Request Steven J. Henry, P.E.

Important: All Administrative Variances (AV) and Design Exceptions (DE) must be Signed and Sealed by a Professional Engineer (PE) licensed in the
State of Florida.

Current Property Zoning Designation

Important: For Example, type “Residential Multi-Family Conventional - 9” or “RMC-9”. This is not the same as the property’s Future Land Use (FLU)
Designation. Typing “N/A” or “Unknown” will result in your application being returned. This information may be obtained via the Official Hillsborough

County Zoning Atlas, which is avaiiable at https.//maps.hillsboroughcounty.ora/maphillsborough/maphilisborough.html. Foradditional assistance,
please contact the Zoning Counselors at the Center for Development Services at (813) 272-5600 Option 3.

Pending Zoning Application Number PD 26-0217

Important: If a rezoning application is pending, enter the application number proceeded by the case type prefix, otherwise type “N/A” or “Not
Applicable”, Use PD for PD rezoning applications, MM for major madifications, PRS for minor modifications/personal appearances.

Related Project Identification Number
(Site/Subdivision Application Number)

Important: This 4-digit code is assigned by the Center for Development Services Intake Team for all Certified Parcel, Site Construction, Subdivision
Constructian, and Preliminary/Final Plat applications. If no project number exists, please type “N/A” or “Not Applicable”.

1of1l 03/2025
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Received April 30, 2026
Development Services

LINCKS &
ASSOCIATES
ATMC Company

April 30, 2026

Mr. Michael Williams, PE

County Engineer Development Review Director
Hillsborough County

601 East Kennedy Blvd., 20" Floor

Tampa, FL 33602

Re: 75BB, LLC
PD 26-0217
Folio: 051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150,
077742.0000
Lincks Project No. 25125 (25266.02.04)

The purpose of this letter is to request a Design Exception to the Hillsborough County
Transportation Technical Manual per Section 1.7.2 to meet Land Development Code
Section 6.04.03L for Mary Lou Drive from the proposed Village B access to Simmons
Loop.

The property is proposed to be rezoned Planned Development to allow the following land
uses:

Village A:
e 80 Townhomes, Cottages, Duplexes or 35 Single Family Detached
Village B:
e Multi-Family — 380 Dwelling Units
Village C:
Agriculture (with accessory vehicle equipment and storage)
Bee Keeping
Passive Recreational Uses

Recreational Vehicles and Private Pleasure Crafts and Utility Trailer Storage — 20
Total Vehicles

Table 1 provides the trip generation for the proposed project.

The access for the project is proposed to be via the extension of Mary Lou Drive and
Autunm Ridge Avenue.

5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone

813 287 0674 Telefax

www. trafficmobility.com Website

26-0217



Received April 30, 2026
Development Services

Mr. Mike Williams
April 29, 2026
Page 2

The proposed PD plan is included in the Appendix of this letter.

The subject site is within the Hillsborough County Urban Service Area. According to the
Hillsborough County Roadways Functional Classification Map, Mary Lou Drive is a local
road.

The request is for a Design Exception to TS-3 of the Hillsborough County Transportation
Technical Manual for Mary Lou Drive. The segment of Mary Lou Drive currently has the
following characteristics as compared to TS-3:

1. Lane Width — TS-3 has 12 foot lanes for non-residential. The existing roadway has
9 foot lanes.

2. Miami Curb — TS-3 has miami curb. The existing road is a rural roadway.

3. Sidewalk — TS-3 has five (5) foot sidewalk on both sides of the road. There is no
sidewalk on the road.

4. Right of Way — TS-3 has 54 feet of right of way for a non-residential project. The
existing road has approximately 56 feet of right of way.

The developer proposed the following improvements to Mary Lou Drive from Simmons
Loop to Village B access:

Widen the roadway to provide 12 foot lanes.

Add Type F curb on the north and south sides of the road.

Add 5 foot sidewalk on the north side of the road.

Add 6 foot sidewalk on the south side of the road adjacent to the
Type F curb.

oo

The proposed typical section is shown in Figure 1.
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Received April 30, 2026
, . Development Services
Mr. Mike Williams
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Based on the above, it is our opinion, the proposed improvements to Mary Lou Drive will
offset the impact of the project and meet the intent of the Transportation Technical Manual
to the extent feasible.

Please do not hesitate to contact us if you have any questions or requires any additional
information. W GEN S )
2

Best/Re /

# ' :/
/ f‘/
ven J'Hénry
resi;ié’r:t’
LingKs & Associates, LLC

}'TMC Company
“P.E. #51555

Based on the information provided by the applicant, this request is:

Disapproved

Approved

Approved with Conditions

If there are any further questions or you need clarification, please contact Sheida
L. Tirado, P.E, (813) 276-8364, TiradoS@hillsboroughcounty.org.

Sincerely,

. Michael J. Williams
Hillsborough County Engineer
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Ratliff, James

From: Williams, Michael

Sent: Monday, May 11, 2026 4:05 PM

To: Steven Henry

Cc: Kami Corbett; Peddle, Carolanne; Ratliff, James; Phillips, Charles; Tirado, Sheida; De Leon, Eleonor;
PW-CEIntake

Subject: FW: RZ-PD 26-0217 - Design Exception Review

Attachments: 26-0217 DEAdd 04-30-26_1.pdf; 26-0217 DEAdd 04-30-26_2.pdf; 26-0217 DEAdd 04-30-26_3.pdf

Steve,

I have found the attached three Design Exceptions (DE) for PD 26-0217 APPROVABLE.

Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant,

Eleonor De Leon (DeLeonE@hillsboroughcounty.org or 813-307-1707) after the BOCC approves the PD

zoning or PD zoning modification related to below request. This is to obtain a signed copy of the DE/AV.

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

Once | have signed the document, it is your responsibility to submit the signed AV/DE(s) together with
your initial plat/site/construction plan submittal. If the project is already in preliminary review, then you
must submit the signed document before the review will be allowed to progress. Staff will require
resubmittal of all plat/site/construction plan submittals that do notinclude the appropriate signed
AV/DE documentation.

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-

ke@hill r n
Mike

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

Development Services Department

P: (813) 307-1851
M: (813) 614-2190

E: Williamsm@HillsboroughCounty.org
W: HCFLGov.net

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

Facebook | Twitter | YouTube | Linkedin | HCFL Stay Safe



Plogee nu fe Bl Correspontsn & o o

From: Tirado, Sheida <TiradoS@hcfl.gov>

Sent: Monday, May 11, 2026 2:16 PM

To: Williams, Michael <WilliamsM@hcfl.gov>

Cc: Ratliff, James <Ratliffla@hcfl.gov>

Subject: RZ-PD 26-0217 - Design Exception Review

Hello Mike,
The attached Design Exceptions are Approvable to me, please include the following people in your response:

stevenh@trafficmobility.com
kami.corbett@hwhlaw.com
peddlec@hcfl.gov
ratliffia@hcfl.gov
phillipsch@hcfl.gov

Best Regards,

Shesi, o Tirado, PE
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | Linkedin | Instagram | HCFL Stay Safe

Hillsborough County ¢ iurict
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Hillsborough  Supplemental Information for Transportation

) Sounty Florida  Related Administrative Reviews
Instructions:

e  This form must be provided separately for each request submitted (including different requests of the same type).

e  This form must accompany all requests for applications types shown below. Staff will not log in or assign cases that are not
accompanied by this form, or where the form is partially incomplete.

e Aresponse is required in every field. Blank fields or non-responsive answers will result in your application being returned.

e All responses must be typed.

e Please contact Eleonor de Leon at deleone@HCFL.gov or via telephone at (813) 307-1707 if you have questions about how
to complete this form.

"] Section 6.04.02.B. Administrative Variance
X] Technical Manual Design Exception Request
Request Type (check one) 7] Alternative Parking Plan Request (Reference LDC Sec. 6.05.02.G3.)

—1 Request for Determination of Required Parking for Unlisted Uses
(Reference LDC Sec. 6.05.02.G.1. and G.2.)

Submittal Type (check one) _] New Request X Revised Request | Additional Information

Submittal Number and X]1. Simmons Loop-Substandard Road [X 4. Simmons Loop-Substandard Road
Description/Running History

(check one and complete text box
using instructions provided below) X|3. Simmons Loop-Substandard Road g,

XJ2. Simmons Loop-Substandard Road [_5.

Important: To help staff differentiate multiple requests (whether of the same or different type), please use the above fields to assign a unique
submittal number/name to each separate request. Previous submittals relating to the same project/phase shall be listed using the name and
number previously identified. It is critical that the applicant reference this unique name in the request letter and subsequent filings/correspondence.
If the applicant is revising or submitting additional information related to o previously submitted request, then the applicant would check the
number of the previous submittal.

Project Name/ Phase  75BB, LLC

Important: The name selected must be used on all future communications and submittals of additional/revised information relating to this variance.
If request is specific to a discrete phase, please also list that phase.

051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150, 07742.0000

[ Check This Box If There Are More Than Five Folio Numbers

Important: List all folios related to the project, up to a maximum of five. If there are additional folios, check the box to indicate such, Folio
numbers must be provided in the format provided by the Hillsborough County Property Appraiser’s website (i.e. 6 numbers, followed by a hyphen,
followed by 4 additional numbers, e.g. "012345-6789”). Multiple records should be separated by a semicolon and a space e.g. “012345-6789;
054321-9876").

Folio Number(s)

Name of Person Submitting Request Steven J. Henry, P.E.

Important: All Administrative Variances (AV) and Design Exceptions (DE) must be Signed and Sealed by a Professional Engineer (PE) licensed in the
State of Florida.

Current Property Zoning Designation

Important: For Example, type “Residential Multi-Family Conventional — 9* or “RMC-9”. This is not the same as the property’s Future Land Use (FLU)
Designation. Typing “N/A” or “Unknown” will result in your application being returned. This information may be obtained via the Official Hillsborough

County Zoning Atlas, which is available at https.//maps.hillsboroughcounty.org/maphillsborough/maphilisborough.htm!. Foradditional assistance,
please contact the Zoning Counselors at the Center for Development Services at (813) 272-5600 Option 3.

Pending Zoning Application Number PD 26-0217

Important: If a rezoning application is pending, enter the application number proceeded by the case type prefix, otherwise type “N/A” or “Not
Applicable”. Use PD for PD rezoning applications, MM for major modifications, PRS for minor modifications/personal appearances.

Related Project Identification Number

(Site/Subdivision Application Number)

Important: This 4-digit code is assigned by the Center for Development Services Intake Team for all Certified Parcel, Site Construction, Subdivision
Construction, and Preliminary/Final Plat applications. If no project number exists, please type “N/A” or “Not Applicable”.

l1of1 03/2025

26-0217
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April 30, 2026

Mr. Michael Williams, PE

County Engineer Development Review Director
Hillsborough County

601 East Kennedy Blvd., 20" Floor

Tampa, FL 33602

Re: 75BB, LLC
PD 26-0217
Folio: 051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150
Lincks Project No. 25125 (25266.02.04)

The purpose of this letter is to request a Design Exception to the Hillsborough County
Transportation Technical Manual per Section 1.7.2 to meet Land Development Code
Section 6.04.03L for Simmons Loop from Mary Lou Drive south approximately 350 feet
to tie into the improvements recently constructed on Simmons Loop.

The property is proposed to be rezoned Planned Development to allow the following land
uses:

Village A:
o 80 Townhomes, Cottages, Duplexes or 35 Single Family Detached

Village B:
e Multi-Family — 380 Dwelling Units

Village C:
e Agriculture (with accessory vehicle equipment and storage)
o Bee Keeping
o Passive Recreational Uses
» Recreational Vehicles and Private Pleasure Crafts and Utility Trailer Storage — 20
Total Vehicles

Table 1 provides the trip generation for the proposed project.

The access for the project is proposed to be via the extension of Mary Lou Drive and
Autumn Ridge Avenue.

The proposed PD plan is included in the Appendix of this letter.

5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone

813 287 0674 Telefax

www trafficmobility.com Website

26-0
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Mr. Mike Williams
April 29, 2026
Page 2

The subject site is with in the Hillsborough County Urban Service Area. According to the
Hillsborough County Roadways Functional Classification Map, Simmons Loop is a
collector road.

The request is for a Design Exception to TS-4 of the Hillsborough County Transportation
Technical Manual for Simmons Loop. The segment of Simmons Loop currently has the
following characteristics as compared to TS-4:

1.

2.

Lane Width — TS-4 has 11 foot lanes. The existing roadway has 11 foot lanes.

Curb & Gutter — TS-4 has curb and gutter. The existing road has curb and gutter
on the east side of the road. The west side of the road south of Mary Lou Drive for
approximately 260 feet is a rural roadway.

Bike Lanes — TS-4 has 7 foot buffered bike lanes. The existing road has 5 foot bike
lanes on the east side of Simmons Loop and north of Mary Lou Drive.
Approximately 260 feet south of Mary Lou Drive, Simmons Loop has 7 foot bike
lanes.

Sidewalk — TS-4 has five (5) foot sidewalk on both sides of the road. There is
sidewalk on the east side of the road.

Right of Way — TS-4 has 64 feet of right of way. The right of way within the vicinity
of the project varies between 50 feet and 114 feet.

The Developer proposes to construct a northbound left turn lane and a southbound right
turn lane at the intersection of Simmons Loop and Mary Lou Drive. The improvements
will include the following:

a. Southbound right turn lane
i. Eleven (11) foot right turn lane.
ii. Five (5) foot bike lane to match the bike lanes to the north.
ili. Six (6) foot sidewalk
b. Northbound left turn lane
i. Eleven (11) foot left turn lane.
ii. Maintain five (5) foot bike lane on the east side of Simmons Loop.
iii. Extend the existing curb & gutter, 7 foot bike lane and 5 foot sidewalk
approximately 100 feet north of the current terminus.
iv. The developer will convey 35 feet of right of way along Simmons
Loop from the property adjacent to Simmons Loop.

The improvements are shown in Figure 1.

26-0217
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Based on the above, it is our opinion, the proposed improvements to Simmons Loop
will offset the impact of the project and meet the intent of the Transportation Technical
Manual to the extent feasible.

Please do not hesitate to contact us if you have any questions or require any additional
information.

C Company
E. #51555

Based on the information provided by the applicant, this request is:

Disapproved

Approved

Approved with Conditions

If there are any further questions or you need clarification, please contact Sheida
L. Tirado, P.E, (813) 276-8364, TiradoS@hillsboroughcounty.org.

Sincerely,

Michael J. Williams
Hillsborough County Engineer

26-0217
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Ratliff, James

From: Williams, Michael

Sent: Monday, May 11, 2026 4:.05 PM

To: Steven Henry

Cc: Kami Corbett; Peddle, Carolanne; Ratliff, James; Phillips, Charles; Tirado, Sheida; De Leon, Eleonor;
PW-CEintake

Subject: FW: RZ-PD 26-0217 - Design Exception Review

Attachments: 26-0217 DEAdd 04-30-26_1.pdf; 26-0217 DEAdd 04-30-26_2.pdf; 26-0217 DEAdd 04-30-26_3.pdf

Steve,

I have found the attached three Design Exceptions (DE) for PD 26-0217 APPROVABLE.

Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant,

Eleonor De Leon (DelLeonE@hillsboroughcounty.org or 813-307-1707) after the BOCC approves the PD

zoning or PD zoning modification related to below request. This is to obtain a signed copy of the DE/AV.

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

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

Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
tak ill hcoun

Mike

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

Development Services Department

P:(813) 307-1851
M: (813) 614-2190

E: Williamsm@HillsboroughCounty.org
W: HCFLGov.net

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

Eacebook | Twitter | YouTube | Linkedin | HCFL Stay Safe
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From: Tirado, Sheida <TiradoS@hcfl.gov>

Sent: Monday, May 11, 2026 2:16 PM

To: Williams, Michael <WilliamsM@hcfl.gov>

Cc: Ratliff, James <Ratliffla@hcfl.gov>

Subject: RZ-PD 26-0217 - Design Exception Review

Hello Mike,
The attached Design Exceptions are Approvable to me, please include the following people in your response:

stevenh@trafficmobility.com
kamj.corbett@hwhlaw.com
peddlec@hcfl.gov

ratliffla@hcfl.gov
phillipsch@hcfl.gov

Best Regards,

Sheida L Tivads, ©F
Transportation Review & Site Intake Manager
Development Services

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676

601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov

Facebook | X | YouTube | Linkedin | lnstagram | HCEL Stay Safe

Hillsborough County .1t

Please rote &0 corresporad s toor o e dhee s st t 1o
Fronda « Bl Recort i
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Hillsborough  Supplemental Information for Transportation

) Lounty Frida  pelated Administrative Reviews
Instructions:

e  This form must be provided separately for each request submitted (including different requests of the same type).

¢ This form must accompany all requests for applications types shown below. Staff wil! not log in or assign cases that are not
accompanied by this form, or where the form is partially incomplete.

e Aresponse is required in every field. Blank fields or non-responsive answers will result in your application being returned.

e All responses must be typed.

e Please contact Eleonor de Leon at deleane@HCFL.gov or via telephone at {813) 307-1707 if you have questions about how
to complete this form.

—] Section 6.04.02.B. Administrative Variance
X] Technical Manual Design Exception Request
Request Type (check one) 7] Alternative Parking Plan Request (Reference LDC Sec. 6.05.02.G3.)

—] Request for Determination of Required Parking for Unlisted Uses
(Reference LDC Sec. 6.05.02.G.1. and G.2.)

Submittal Type (check one) _| New Request X Revised Request | Additional Information
Submittal Number and x]1. Alternative to TD-9 [x 4. Alternative to TD-9
Description/Running History ]2. Alternative to TD-9 [s.

(check one and complete text box

using instructions provided below) %]3. Alternative to TD-9 6.

Important: To help staff differentiate multiple requests (whether of the same or different type), please use the above fields to assign a unique
submittal number/name to each separate request. Previous submittals relating to the same project/phase shall be listed using the name and
number previously identified. It is critical that the applicant reference this unique name in the request letter and subsequent filings/correspondence.
If the applicant is revising or submitting additional information related to a previously submitted request, then the applicant would check the
number of the previous submittal.

Project Name/ Phase 75BB, LLC

Important: The name selected must be used on all future communications and submittals of additional/revised information relating to this variance.
If request is specific to a discrete phase, please also list that phase.

051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150, 077742.0000

[ Check This Box If There Are More Than Five Folio Numbers

Important: List all folios related to the project, up to a maximum of five. If there are additional folios, check the box to indicate such. Folio
numbers must be provided in the format provided by the Hillsborough County Property Appraiser’s website {i.e. 6 numbers, followed by a hyphen,
followed by 4 additional numbers, e.g. “012345-6789"). Multiple records should be separated by a semicolon and a space e.g. “012345-6789;
054321-9876").

Folio Number(s)

Name of Person Submitting Request Steven J. Henry, P.E.

Important: All Administrative Variances (AV) and Design Exceptions (DE) must be Signed and Sealed by a Professional Engineer (PE) licensed in the
State of Florida.

Current Property Zoning Designation

Important: For Example, type “Residential Multi-Family Conventional — 9” or “RMC-9”. This is not the same as the property’s Future Land Use (FLU)
Designation. Typing “N/A” or “Unknown” will result in your application being returned. This information may be obtained via the Official Hillsborough

County Zoning Atlas, which is available at https;//maps.hillsboroughcounty.ora/maphillsbarough/maphillsborough.htmi . Foradditional assistance,
please contact the Zoning Counselors at the Center for Development Services at (813) 272-5600 Option 3.

Pending Zoning Application Number PD 26-0217

Important: If a rezoning application is pending, enter the application number proceeded by the case type prefix, otherwise type “N/A” or “Not
Applicable”. Use PD for PD rezoning applications, MM for major modifications, PRS for minor modifications/personal appearances.

Related Project Identification Number

(Site/Subdivision Application Number)

Important: This 4-digit code is assigned by the Center for Development Services Intake Team for all Certified Parcel, Site Construction, Subdivision
Construction, and Preliminary/Final Plat applications. If no project number exists, please type “N/A” or “Not Applicable”,

lof1 03/2025

26-0217
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LINCKS &
ASSOCIATES
ATMC Company

April 30, 2026

Mr. Michael Williams, PE

County Engineer Development Review Director
Hillsborough County

601 East Kennedy Bivd., 20* Floor

Tampa, FL 33602

Re: 75BB, LLC
PD 26-0217
Folio: 051521.0200, 051514.0000, 051514.5000, 077745.0000, 077740.0150,
077742.0000
Lincks Project No. 25125 (25226.02.04)

The purpose of this letter is to request a Design Exception to the Hillsborough County
Transportation Technical Manual per Section 1.7.2 to meet the requirements of TD-9.

The property is proposed to be rezoned Planned Development to allow the following land
uses:

Village A:
o 80 Townhomes, Cottages, Duplexes or 35 Single Family Detached
Village B:
e Multi-Family — 380 Dwelling Units
Village C:
Agriculture (with accessory vehicle equipment and storage)
Bee Keeping
Passive Recreational Uses

Recreational Venhicles and Private Pleasure Crafts and Utility Trailer Storage — 20
Total Vehicles

Table 1 provides the trip generation for the proposed project.

The access for the project is proposed to be via the extension of Mary Lou Drive and
Autumn Ridge Avenue.

The proposed PD plan is included in the Appendix of this letter.

5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone

813 287 0674 Telefax

www trafficmobility.com Website

26-0217
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Mr. Mike Williams
Aprit 29, 2026
Page 2

The subject site is within the Hillsborough County Urban Service Area. According to the
Hillsborough County Roadways Functional Classification Map, Mary Lou Drive and
Autumn Ridge Avenue are local roads.

The developer proposes to gate the access to the project at Autumn Ridge Avenue. The
layout for the gate is shown in Figure 1. Based on the Hillsborough County Transportation
Technical Manual, and the proposed development, the queue length for the gate is to be
175 feet. A Design Exception request to allow a total of 80 foot queue length. The
justification for the reduced length is as follows:

1. The main entrance for the Multi-Family development is to be via Mary Lou Drive.

2. It is not anticipated that the entrance at Autumn Ridge Avenue would be utilized
by a significant amount of the project traffic as Autumn Ridge Avenue is within the
Spencer Glen Subdivision.

3. Even if the queue did exceed the 80 feet provided, it would only queue along
Autumn Ridge Avenue not effecting the collector/arterial roadway network.

26-0217



Received April 30, 2026

_ _ Development Services
Mr. Mike Williams

April 29, 2026
Page 3

Based on the above, it is our opinion, the proposed queue length should be adequate to
meet the Transportation Technical Manual.

Please do not hesitate to contact us if you have any questions or require ‘eh'_ly dgitional
information. VOEN He,

W \le ..... S,

P esidg t // ,.;-» (Hioniv o N
incks & ASsociates, LLC é S on A \
A FMC Company 2 A NAE A

P.E. #51555

Based on the information provided by the applicant, this request is:

Disapproved

Approved

Approved with Conditions

If there are any further questions or you need clarification, please contact Sheida
L. Tirado, P.E, (813) 276-8364, TiradoS@hillsboroughcounty.org.

Sincerely,

Michael J. Williams

4

Hillsborough County Engineer

26-0217
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. Application No, 2e-0247]
. Name: TYeEX EOVAL

Entered at Public Hearing: _ 2™
Exhibit# _\  Date:_S-~2~202p

Hillsborough County
City-County
Planning Commission

Plan Hillsborough
planhillsborough.org
planner@piancom.org
813 - 272 - 5940

601 E Kennedy Blvd
18" floor

Tampa, FL, 33602

Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: May 26, 2026

Report Prepared: May 15, 2026

Case Number: PD 26-0217

Folio(s): 51514.0000, 51514.5000, 51521.0200,
77740.0150, 77742.0000 & 77745.0000

General Location: South of Big Bend Road, east
of Interstate 75 and west of Simmons Loop

Comprehensive Plan Finding

CONSISTENT

Adopted Future Land Use

Suburban Mixed Use-6 (6 du/ga; 0.25 FAR) +
Urban Mixed Use-20 (20 du/ga; 1.0 FAR)

Service Area

Urban

Community Plan(s)

Riverview + Apollo Beach + SouthShore Areawide
Systems

Rezoning Request

Agricultural Rural (AR) to Planned Development
(PD) to divide the site into three pockets with
permitted uses specific to each pocket

Parcel Size

124.018 + acres

Street Functional Classification

Big Bend Road - County Arterial
Interstate 75 — State Principal Arterial
Simmons Loop — County Collector

Commercial Locational Criteria

N/A

Evacuation Area

D+E




Table 1: COMPARISON OF SURROUNDING PROPERTIES

Future Land Use

Vicinity Desighation Zoning Existing Land Use
Vacant Land + Single

Subject Suburban Mixed Use-6 + AR Family Residential +

Property Urban Mixed Use-20 Agriculture

Suburban Mixed Use-6 +
North Urban Mixed Use-20 + AR +PD
Public/Quasi-Public

Public/Quasi-
Public/Institutions

Single Family Residential +
HOA Property + Vacant
South Suburban Mixed Use-6 PD + AR Land + Public/Quasi-

Public/Institutions

Single Family Residential

Suburban Mixed Use-6 + + Public/Quasi-
East Urban Mixed Use-20 + PR AS';; Riw23 Public/Institutions +
Community Mixed Use-12 Vacant Land
Urban Mixed Use-20 + Single Family Residential
West Community Mixed Use-12 + PD + Agriculture + Vacant
Public/Quasi-Public + Land + Public/Quasi-
Suburban Mixed Use-6 Public/Institutions

Staff Analysis of Goals, Objectives and Policies:

The 124.0178 + acre subject site is located south of Big Bend Road, east of Interstate 75 and west of
Simmons Loop. The subject site is in the Urban Service Area (USA} and is within the limits of the Riverview
Community Plan and the SouthShore Areawide Systems Plan. The applicant requests a rezoning from
Agricultural Rural (AR) to Planned Development (PD) to divide the site into three pockets with permitted
uses specific to each pocket. According to the revised request, which was uploaded into Optix on May 8,
2026, the proposed four pockets will be labeled as villages:

1. Village A is proposed to be a residential pocket of the PD with a total of 80 dwelling units.
Development within Village A may remain unplatted or be platted and may include any
combination of the following residential housing types: townhomes, cottages, duplexes, and/or
single-family detached homes.

2. Village B is proposed to be a residential pocket of the PD containing multifamily apartments with
a total of 380 units and a separate open space/drainage/utility track..

3. Village Cis proposed to be an mixed-use pod. The Applicant is proposing the following uses within
Village C: agriculture {with accessory vehicle equipment and storage), beekeeping, passive
recreational uses, and recreational vehicles and private pleasure crafts and utility trailer storage
for up to 20 total vehicles.
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The subject site is located within the Urban Service Area, where Future Land Use Section (FLUS) Objective
1.1 directs approximately 80 percent of the County’s anticipated growth. FLUS Policy 3.1.3 requires that
new development be compatible with surrounding land uses, clarifying that compatibility does not
necessitate identical form or use, but rather thoughtful and sensitive design that maintains the character
of existing development. The surrounding land use pattern reflects a mix of uses. The subject site is
currently comprised of vacant land, agricultural uses, and single-family residential development. Similar
vacant land and single-family residential uses are located to the south, east, and west, with agricultural
uses to the west. Public/quasi-public/institutional uses are present on all sides of the subject site. Given
the existing development pattern in the surrounding area, the proposed development is consistent with
the growth objectives of FLUS Objective 1.1 and satisfies the compatibility standards of FLUS Policy 3.1.3.
The proposal demonstrates compatibility with surrounding uses and maintains the established character
of the area.

Per Objective 2.2, Future Land Use categories outline the maximum level of intensity or density and range
of permitted land uses allowed in each category. Table 2.2 contains a description of the character and
intent permitted in each of the Future Land Use categories. The subject site is in the Suburban Mixed Use-
6 (SMU-6) Future Land Use category. SMU-6 allows for the consideration of agricultural, residential,
neighborhood commercial, office uses, research corporate park uses, light industrial multi-purpose and
clustered residential and/or mixed-use. Office uses are not subject to locational criteria. The SMU-6
designation allows for a maximum of 6 dwelling units per gross acre {du/ga) and a maximum intensity of
0.25 Floor Area Ratio (FAR). The subject site is also in the Urban Mixed Use-20 (UMU-20) Future Land Use
category. UMU-20 allows for the consideration of agricultural, residential, commercial, office, business
park, research corporate park, light industrial, multi-purpose and/or mixed-use projects at appropriate
locations. The UMU-20 Future Land Use designation allows for a maximum of 20 dwelling units per gross
acre and a maximum intensity of 1.0 FAR.

The Environmental Protection Commission (EPC) Wetlands Division has reviewed the proposed Planned
Development {PD) and determined that wetlands are present on the subject site. Based on the revised
request, approximately 59.73 acres of wetlands exist on the property. Pursuant to Future Land Use Section
(FLUS) Policy 2.3.9, properties containing 25 percent or more wetlands and/or man-made water bodies,
including borrow pits, are subject to an environmentally sensitive land calculation for density and Floor
Area Ratio (FAR). Under this policy, the site’s upland acreage is multiplied by a factor of 1.25 to establish
the base acreage for density calculations. This adjusted acreage is then multiplied by the maximum density
permitted under the applicable Future Land Use categories. Wetlands on the subject site comprise
approximately 48 percent of the total site area, exceeding the 25 percent threshold; therefore, the
wetland density credit provided by FLUS Policy 2.3.9 is applicable. The site contains a total of 64.29 acres
of upland distributed between two Future Land Use categories: 61.59 acres designated Suburban Mixed
Use-6 (SMU-6) and 2.70 acres designated Urban Mixed Use-20 (UMU-20). Applying the environmentally
sensitive land calculation, the maximum allowable residential density is as follows: 461 dwelling units
within the SMU-6 designation (61.59 acres x 1.25 x 6 du/ga) and 67 dwelling units within the UMU-20
designation (2.70 acres x 1.25 x 20 du/ga), for a total maximum of 528 dwelling units. The proposed
development consists of 460 residential units, which is below the maximum density permitted. The
proposed PD is consistent with the uses allowed under the existing Suburban Mixed Use-6 and Urban
Mixed Use-20 Future Land Use categories and is therefore consistent with FLUS Goal 2 and Objective 2.2.

The Comprehensive Plan requires that all development meet or exceed the land development regulations
in Hillsborough County (FLUS Objective 4.1, FLUS Policy 4.1.1 and FLUS Policy 4.1.2). However, at the time
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of uploading this report, Transportation comments were not yet available in Optix and thus were not
taken into consideration for analysis of this request.

The surrounding land use pattern consists of mixed uses. FLUS Objective 4.4 and FLUS Policy 4.4.1 require
that new development be compatible with the surrounding neighborhood. Specifically, Policy 4.4.1 states
that any increase in density or intensity must be compatible with existing, proposed, or planned
development and that development and redevelopment should be integrated with adjacent land uses
through the provision of like or complementary uses, mitigation of potential adverse impacts, appropriate
transportation and pedestrian connections, and a gradual transition of intensity. Given the existing
pattern, the proposed development is compatible with and complementary to surrounding uses.
Accordingly, the proposal meets the intent of FLUS Objective 4.4 and complies with FLUS Policy 4.4.1.

The Environmental Protection Commission (EPC) Wetlands Division has reviewed the proposed Planned
Development and determined that wetlands are present on the subject site. The Environmental
Protection and Resiliency component of the Future Land Use Section {FLUS), Objective 6.1, promotes
growth that is both sustainable and resilient while ensuring the protection of environmentally sensitive
resources. FLUS Policy 6.1.1 requires that land development be regulated in a manner that safeguards the
attributes, functions, and amenities of the natural environment under all projected growth scenarios. This
includes the continued review, amendment, and implementation of land development regulations to
ensure long-term environmental protection. FLUS Objective 6.2 further provides that new development
and redevelopment shall not adversely impact environmentally sensitive areas and other significant
natural systems, as described in the Conservation and Aquifer Recharge Element and the Coastal
Management Element of the Comprehensive Plan. Additionally, Objective 3.5 of the Environmental and
Sustainability Section (ESS) of the Comprehensive Plan calls for the application of adopted criteria,
standards, methodologies, and procedures to manage and maintain wetlands and other surface waters
for optimal fisheries and environmental values, in consultation with the EPC. ESS Policy 3.5.1 emphasizes
collaboration with the EPC to conserve and protect wetlands and surface waters from detrimental physical
.and hydrological alterations. It further requires a comprehensive planning-based approach to wetland
ecosystem protection, ensuring no net loss of ecological values provided by wetlands and other
authorized surface waters within Hillsborough County. The EPC provided comments on April 14, 2026,
indicating that a resubmittal is not necessary at this time. Because the proposed Planned Development
preserves the on-site wetlands and avoids adverse impacts, the request is consistent with the applicable
Comprehensive Plan Objectives and Policies governing growth in environmentally sensitive areas.

FLUS Objective 3.2 and Policy 3.2.4 require that community plans throughout the County be consistent
with the Comprehensive Plan. The subject site is located within the boundaries of the Apolio Beach
Community Plan, which provides localized policy guidance intended to preserve and enhance the
character of the community while promoting coordinated and sustainable growth. The Community Plan
emphasizes the impartance of balancing residential, commercial, and civic development through high-
quality land use planning and thoughtful community design. Goal 2 of the Apollo Beach Community Plan
specifically seeks to ensure quality land use and development design throughout the community. A key
strategy identified under this goal is the encouragement and incorporation of a diverse range of housing
choices, including multi-family residential and live-work units, particularly within and around designated
town centers and mixed-use activity areas. This strategy recognizes the importance of providing varied
housing opportunities that support changing demographic needs, improve housing availability, and
contribute to the creation of walkable and economically vibrant community environments. The proposed
multi-family apartment development is consistent with the intent and vision of Goal 2 because it
contributes to the diversity of housing types envisioned by the Community Plan. By introducing additional
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multi-family residential opportunities within the area, the proposal supports broader housing choice
objectives while promoting a more compact and integrated development pattern consistent with the
planning framework established for Apollo Beach. The subject site is also located within the Riverview
Community Plan. Goal 2 of the plan reflects the vision of Riverview using the Riverview District Concept
Map. The Riverview District Concept Map illustrates the unique qualities and land uses related to distinct
geographic areas identified as "districts". The subject property is on Highway 301 Corridor which provides
a safe, attractive and efficient corridor system that contributes to the character and economic well-being
of the community and provides a sense of arrival. Goal 13 supports and promotes agriculture. The
proposed Village C will include agricultural uses. The subject site is also located within the boundaries of
the SouthShore Areawide Systems Plan. Goal 1 of the Cultural/Historic Objective of the SouthShore
Areawide Systems Plan promotes sustainable, well-planned, and clustered growth patterns that preserve
the area’s environmental resources, cultural identity, and overall livability. Village A proposes townhomes,
cottages, duplexes, and/or single-family detached homes while Village B proposes multifamily units. This
mix of housing options encourages a thoughtfully planned and sustainable development pattern that
enhances neighborhood diversity while maintaining compatibility with the surrounding area. Accordingly,
the request is consistent with and meets the intent of Goal 2 of the Apollo Beach Community Plan, Goal
2 and Goal 13 of the Riverview Community Plan and Goal 1 of the Cultural/Historic Objective of the
SouthShore Areawide Systems Plan, as outlined in the Livable Communities Element.

Overall, staff finds that the proposed Planned Development is compatible with the existing development
pattern found within the surrounding area and supports the vision of the Apollo Beach Community Plan,
Riverview Community Plan and the SouthShore Areawide Systems Plan. The proposed Planned
Development would allow for development that is consistent with the Goals, Objectives, and Policies of
the Unincorporated Hillsborough County Comprehensive Plan.

Recommendation

Based upon the above considerations and the following Goals, Objectives and Policies, Planning
Commission staff finds the proposed Planned Development CONSISTENT with the Unincorporated
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development
Services Department.

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.

Land Use Categories

Objective 2.2: The Future Land Use Map (FLUM} shall identify Land Use Categories summarized
in the table below, that establish permitted land uses and maximum densities and intensities.

PD 26-0217 5



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.

Environmentally Sensitive Land Density Calculation

Policy 2.3.9: Density and FAR calculations for properties that include wetlands will comply with the
following calculations and requirements for determining density/intensity.
e  Wetlands shall:
e Exclude land below the mean high water line
e Include conservation and preservation areas
e Include wetlands associated with man-made water bodies as defined (including borrow pits)
Density and floor area ratio calculations for properties with 25% or greater wetlands and/or man-
made water bodies (including borrow pits) shall be subject to an environmentally sensitive land
calculation. Upland acreage of the site multiplied by 1.25 yields the base acreage for the density
calculation. That acreage is then multiplied by the maximum intensity/density of the Future Land Use
Category.

Compatibility

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 3.1.3: 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.

Community Planning

Objective 3.2: Hillsborough County is comprised of many diverse communities and neighborhoods. The
comprehensive plan is effective in providing an overall growth management strategy for development
within the entire County. Strategies shall be developed that ensure the long-range viability of its
communities through a community and special area studies planning effort.

Relationship to Land Development Regulations

Policy 3.2.4: The County shall assist the Hillsborough County City-County Planning Commission in
developing community plans for each planning area that are consistent with and further the Goals,
Objectives and Policies of the Comprehensive Plan. The community plans will be adopted as part of the
Comprehensive Plan in the Livable Communities Element. These community specific policies will apply in
guiding the development of the community. Additional policies regarding community planning and the
adopted community plans can be found in the Livable Communities Element
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Relationship to Land Development Regulations

Objective 4.1: All existing and future land development regulations shall be made consistent with the
Comprehensive Plan, and all development approvals shall be consistent with those development
regulations as per the timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and
consistent with Comprehensive Plan policies, land development regulations shall be designed to provide
flexible, alternative solutions to problems.

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

Policy 4.4.1: Development and redevelopment shall be integrated with the adjacent land uses through:
a) the creation of like uses; or

b) creation of complementary uses; or

¢) mitigation of adverse impacts; and

d) transportation/pedestrian connections

Environmental Protection and Resiliency

Objective 6.1: Encourage growth that is both sustainable and resilient while protecting environmentally
sensitive resources.

Policy 6.1.1: Regulate land development to protect the attributes, functions and amenities of the natural
environment. Continue to review, amend and implement land development regulations to ensure the
protection of the attributes, functions and amenities of the natural environment under all projected growth
scenarios.

Environmental Considerations

Objective 6.2: New development and redevelopment shall not adversely impact environmentally sensitive
areas and other significant natural systems as described and required within the Environmental and

Sustainability Section and the Coastal Management Section of the Comprehensive Plan.

Clustering (For Conservation and Natural Resources)
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Objective 6.3: Clustering is highly encouraged to ensure that development will occur in @ manner that
protects existing natural resources and retains the character of, and the ability to manage, the areas
surrounding those natural resources.

LIVABLE COMMUNITIES ELEMENT: APOLLO BEACH COMMUNITY PLAN

Goal 2. Ensure Quality Land Use and Design
e Incorporate a range of housing choices including multi-family and live-work units in and around
town centers.
LIVABLE COMMUNITIES ELEMENT: RIVERVIEW COMMUNITY PLAN
Goal 2 Reflect the vision of Riverview using the Riverview District Concept Map. The Riverview District
Concept Map will illustrate the unique qualities and land uses related to distinct geographic areas

identified as "districts".

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

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

Goal 13 Support and promote agriculture.

LIVABLE COMMUNITIES ELEMENT: SOUTHSHORE AREAWIDE SYSTEMS PLAN

Cultural/Historic Objective

The SouthShore region of Hillsborough County supports a diverse population with people living in unique
communities, interspersed with farms, natural areas, open spaces and greenways that preserve and
enhance the natural and cultural heritage.

The community desires to:

1. Promote sustainable growth and development that is clustered and well planned to preserve the
area's environment, cultural identity and livability.

PD 26-0217 8
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