PD Modification Application: MM 25-1247
Zoning Hearing Master Date: January 26, 2026

Hillsborough
County Florida

M

BOCC LUM Meeting Date: March 10, 2026

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: 11202 Dewhurst LLC

FLU Category: RES-6, RES-12
Service Area: Urban

Site Acreage:  Approximately 14.66 acres

Community

Plan Area: SLL

Overlay: None

| Introduction Summary:
PD 04-0459 rezoned the overall +/-25.7-acre subject property from Agricultural, Single Family Conventional (ASC-1)
to Planned Development located on the north side of Bloomingdale Avenue between Patterson Road and Watson
Road. The Planned Development (PD) was approved for detached & attached single-family homes, a community
residential home, and an outparcel.

Most Recent MM 16-1335: The Major Modification increased the total number of residential units from 198 to 272.
This increase was pursuant to Comprehensive Plan Amendment (CPA 16-17) designating the southern +/-10 acres
closest to Bloomingdale to RES-12. The existing 101-bed community residential home was not affected by this
modification. The modification is limited to folios 73778.7444 and 73703.0010, as the remaining area within the PD is
essentially built out with residential units and an outparcel.

Major Modification 25-1247 proposes reallocating unbuilt housing by reducing the number of residential units by 4
dwellings and increasing the Community Residential Home units by 20 (based on the 5 CRH units equating to 1
dwelling conversion rate). The total number of residential units within the PD will remainthe same, only changing the
unit mix. Secondly, the applicant also proposes allowing more uses within the clubhouse including a members’
restaurant with alcoholic beverage service.

Existing Approval(s): Proposed Modification(s):
L E]?TOT[;,ZIZZ Residential Home allows a Maximum 1. Increase the number of Community Residential
) Home maximum number by 20 beds (4 dwelling
units) to allow up to 121 beds.
2. Residential entitlements allow a maximum of 272 2. Decreasetheresidential housing entitlements by
residential dwellings. 4 units, from a maximum of 272 to a maximum
of 268 residential dwellings.
3. Clubhouse shown on site plan with unspecified 3. Condition the Clubhouse to specifically allow an
uses. Eating Establishment/Sit-down restaurant with
ability to serve alcoholic beverages/package
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APPLICATION NUMBER: MM 25-1247
ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026

Case Reviewer: Tim Lampkin, AICP

sales, personal services, satellite pharmacy, and
recreational uses (private community).

PD Variation(s):

| Additional Information:

None Requested as part of this application

Waiver(s) to the Land Development Code:

None Requested.

Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to proposed conditions
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APPLICATION NUMBER: MM 25-1247
ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026

Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA
2.1 Vicinity Map
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Context of Surrounding Area:

The overall Planned Development consists of multiple folios within the development comprising approximately 25.74

acres. The 14.66-acre property subject to this request is located towards the southern portion on the north side of
Bloomingdale Avenue between Watson and Patterson Road.

The surrounding area is a mix of uses. To the west of Patterson Road and north of the PD are single-family homes.
South of the subject site across Bloomingdale Avenue is the Winthrop mixed-use development with commercial and

residential. East of the area of modification is an outparcel consisting of a restaurant. Eastward along Bloomingdale
Avenue are more commercial uses.
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APPLICATION NUMBER: MM 25-1247

ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026 Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA
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Subject Site Future Land Use Category: | RES-6 / RES-12

RES-6: 6 du per acre

Neighborhood commercial, office or multi-purpose or mixed-use projects
up to 175,000 sq. ft. or 0.25 FAR, whichever is less.

Maximum Density/F.A.R.:
RES-12: 12 du per acre
Upto0.35-0.50 FAR

RES-6: Typical uses include agricultural, residential, neighborhood
commercial, office uses, multipurpose projects and mixed-use
development.

Typical Uses:
RES-12: Typical uses include agricultural, residential, commercial, office
uses, multi-purpose projects and mixed-use projects.
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APPLICATION NUMBER:

ZHM HEARING DATE:
BOCC LUM DATE:

MM 25-1247

January 26, 2026
March 10, 2026

Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA
2.3 Immediate Area Map
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Adjacent Zonings and Uses

. o Maximum Density/F.A.R. . - )
Location: Zoning: Permitted by Zoning District: Allowable Use: Existing Use:
Attached & Detached
North PD 04-0459 11.81 dwellings per acre SF Residential ached & betache
SF Residential
. . . Attached & Detached
PD 04-0459 11.81 dwellings per acre SF Residential SE Residential
East
PD 04-0459 Max. 7,500 sf Commercial Restaurant
SE Outparcel 0.17 FAR (CN)
. . . SF Residential,
West RSC-9/MH 9 dwellings per acre Residential Mobile Homes
South PD 97-0113 Non-residential: 0.25 FAR Mixed Use: Residential, Residential Commercial
(Winthrop) Residential: 6 du/acre Civic & Commercial !
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APPLICATION NUMBER:

ZHM HEARING DATE:
BOCC LUM DATE:

MM 25-1247

January 26, 2026
March 10, 2026

Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DA

TA

2.4 Approved Site Plan (partial provided below for size and orientation purposes. See Section 8.1 for full site plan)
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APPLICATION NUMBER:

ZHM HEARING DATE:
BOCC LUM DATE:

MM 25-1247

January 26, 2026
March 10, 2026

Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)
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APPLICATION NUMBER:

MM 25-1247
January 26, 2026

ZHM HEARING DATE:
BOCC LUM DATE:

March

10, 2026

Case Reviewer: Tim Lampkin, AICP

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

Adjoining Roadways (check if applicable)

Foad Name Classification Current Conditions select Future Improvements
AL O Corridor Preservation Plan
anes
County Arterial - [ site Access Improvements
Bloomingdale Ave. Urba:ir [ Substandard Road P
Csufficient ROW Width O substandard Road Improvements
O other
[ Corridor Preservation Plan
C Local 2 Lanes O site A | t
Watson Rd. REFU;W ocal- O substandard Road L& Ackess Improvements
O] sufficient ROW Width [ Substandard Road Improvements
] Other
[ Corridor Preservation Flan
Choose an item. Lanes O Site A | ;
Choose an item | [J Substandard Road - 5' Est cczss dn;pro;rmen s ’r_r»
O sufficient ROW Width ubstandard Koad Improvemen
O Other
[ Corridor Preservation Plan
Choose an item. Lanes 1 Site A | :
Choose em. | OSubstandard Road - SI Est ECZSS dr:pro;-:-men s o
Olsufficient ROW Width Hbstandard Read improvemen
O other

Project Trip Generation [CNot applicable for this request

Average Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing 2,232 139 166
Proposed 2,300 142 170
Difference (+/-) (+) 68 (+) 3 ()4

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

Connectivity and Cross Access [OMNot applicable for this request

. . Additional . e
Project Boundary Primary Access Connectivity/Access Cross Access Finding
Morth Mone Mone Meets LDC
South X Pedestrian & Vehicular None Meets LDC
East X Pedestrian & Vehicular None Meets LDC
West Mone MNone Meets LDC
Notes:
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APPLICATION NUMBER: MM 25-1247

ZHM MEETING DATE: January 26,2026 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: March 10, 2026

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY

INFORMATION/REVIEWING AGENCY

Environmental: Comments Obiections Conditions Additional
’ Received ) Requested | Information/Comments
. . e Yes [ Yes ] Yes
Environmental Protection Commission
I No No No
Natural Resources Yes L Yes L Yes
CINo No No
Conservation & Environ. Lands Mgmt. ves L Yes L ves
] No No No
Check if Applicable:
[IWetlands/Other Surface Waters ] Significant Wildlife Habitat
[ Use of Environmentally Sensitive Land [] Coastal High Hazard Area
Credit Urban/Suburban/Rural Scenic Corridor
L] Wellhead Protection Area O Adjacent to ELAPP property
[JSurface Water Resource Protection Area  [] Other: B
Public Facilities: Comn?ents it Conditions Ad.dltlonal
Received Requested | Information/Comments
Transportation
Yes O Yes Yes
[0 Design Exc./Adm. Variance Requested
g / ' a O No XINo O No
[ Off-site Improvements Provided
Service Area/ Water & Wastewater
XUrban [ City of Tampa Yes ves Dves
) O No No No
CIRural [ City of Temple Terrace
Hillsborough County School Board
Adequate CIK-5 [6-8 [9-12 XIN/A | Yes L Yes L1 Yes
No No No
Inadequate [J K-5 [06-8 [19-12 XIN/A

Impact/Mobility Fees

Assisted Living Facility

(Mobility Per Bed)

(Fire Per 1,000 s.f.)

Mobility: $1,253 * 20 beds = $25,060
Fire: $95 (only if any new square footage)

Urban Mobility, Central Fire - Convert allowable use from housing for older persons (4 dwelling units) to Assisted Living Facility Beds (20), plus
accessory facilities (no impact for accessory use)
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ZHM MEETING DATE: January 26,2026 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: March 10, 2026
Comprehensive Plan: Comments Findines Conditions Additional
P : Received g Requested | Information/Comments
Planning Commission
[] Meets Locational Criteria ~ XIN/A
[ Locational Criteria Waiver Requested Yes [ Inconsistent Yes See "I.-||Ilsborou.gh.County
] Planning Commission
0 Minimum Density Met N/A 0 No Consistent | [0 No Review”.
[IDensity Bonus Requested
[ Consistent OInconsistent

Page 10 of 26




APPLICATION NUMBER: MM 25-1247

ZHM MEETING DATE: January 26,2026 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: March 10, 2026

5.0 IMPLEMENTATION RECOMMENDATIONS

5.1 Compatibility

The subject property is located on the north side of Bloomingdale Ave. between Watson and Patterson Road. The Site is
within the Brandon Community Plan area, is within the Urban Service Area, and has a mixed future land use designation
of R-6 and R-12. Immediately south across Bloomingdale Avenue is a mixed-use development known as Winthrop,
developed with commercial fronting this section of Bloomingdale Avenue. Additional nearby uses include a mix of
commercial and various residential types including mobile homes and attached/detached single-family homes.

The property is located in an existing residential development with an on-site Community Residential Home, amenities
including a clubhouse and a commercial outparcellocated within the southeast quadrant of the PD. Per condition no. 1,
the residential development is subject to Land Development Code Section 6.11.51 (Housing for Older Persons) which
requires at least 80 percent of the units are occupied by at least one person 55 years of age or older per unit. The
development allows a mix of dwelling unit types, including single family detached, duplex, triplex, and quadplex.

The Community Residential Home, Type C, currently allows up to 101 residents. The Applicant seeks to modify the uses
of the PD to include a wider range Clubhouse uses for residents and to reallocate unbuilt Housing for Older Persons
density to allow for additional beds in the Community Residential Home. The total number of units throughthe entire
PD will remain the same as originally approved. The applicant proposes decreasing the residential housing entitlements
by four (4) dwelling units, from a maximum of 272 to a maximum of 268 residential dwellings. Concurrently, the applicant
proposes to increase the number of Community Residential Home maximum number by 20 beds toallow up to 121 beds
pursuant the conversion rate of 1 residential home equating to 5 CRH residents.

The applicant has not requested any variations from the general site development requirements found in Parts 6.05.00,
Parking and Loading; 6.06.00, Landscaping, Irrigation and Buffering Requirements; or 6.07.00, Fences and Walls of the
Land Development Code. The application shall be required to be in compliance with all other requirements of the
Hillsborough County Land Development Code.

5.2 Recommendation
Based upon the above considerations, staff finds the request is APPROVABLE, subject to conditions
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APPLICATION NUMBER: MM 25-1247

ZHM MEETING DATE: January 26,2026 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: March 10, 2026

BL L. Revise References on site plan
a. Revise 117 units on site plan from “117 units” to “121 units”.

b. Revise “ALF” on site plan to “ALF/Community Residential Home”.

c. Correct the clubhouse graphics and the Site Data table to match the uses in the conditions.

Staff finds the request approvable, subject to the following conditions listed below, and based on the generalsite plan
submitted October 10, 2025.

1. The project shall be permitted the following uses:

1.1 The project shall be developed in accordance with Policy 493 2.3.6 of the Future Land Use Element
“Incentives for mixed use” and a density bonus is allowed to the next higher plan category. In addition,
the project is subject to the Land Development Code Section 6.11.51 (Housing for Older Persons). The
residential portions of the project are limited to a total of 272 268 units; and a +04+121-bed assisted living
facility and a senior care facility. Residential housing heusings types are: single-family detached, villa
(duplex), triplex, quadplex, townhouse and condominium multifamily units. The location of each housing
type is indicated on the general site plan, sheet 1.

1.1.1 Development standards for the single family detached, duplex, triplex, and quadplex shall be a
minimum 2,400 square feet lot size, minimum lot width of 34 feet, 20 feet front and rear yard
setbacks, and 5 foot side yards. Rear yards internal to the project and front yards functioning as
side yards shall be 10 feet. The project shall be permitted 50% maximum building coverage.

1.1.2  The townhouse and condominium multifamily buildings may be three stories in height. The
assisted living facility with a maximum of +64 121 residents and the senior care center may also
be three stories in height. Development standards of all these buildings shall be those of the
RMC-16 Zoning District. The 2-to-1 additional setback for structure height over 20 feet shall not

apply.

1.1.3  The project shall be permitted a senior care facility on the southwest corner of the site, and only
internal access shall be permitted. In addition to an adult care facility developed in accordance
with Land Development Code Section 6.11.05. Adult Care Facility, the following uses shall be
permitted within the senior care center building: Medical offices, rehabilitation center,
fitness/sports facility, primary and tertiary physician access services, mental health
counseling/care/education/support groups, religious services/study, hobby/special interest
clubs/organizations.

1.1.4 The existing clubhouse as depicted on the site plan shall be permitted for use as a private,
membership-only club, exclusive to residents within the PD. All residents of the PD will have the
option to become a member of the club. The following uses shall be permitted as part of the
private, membership-only club, and will be located within the existing clubhouse and be for the
benefit of members only:
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APPLICATION NUMBER: MM 25-1247

ZHM MEETING DATE:

BOCC LUM DATE:

January 26, 2026 Case Planner: Tim Lampkin, AICP
March 10, 2026

a) Eating Establishment/Sit-down restaurant with ability to serve alcoholic beverages / package
sales on premise, subject to Land Development Code Section 6.11.11 (Alcoholic Beverage
Use).

b) Personal Services

¢) Satellite Pharmacy (for purposes of prescription refills and pick-up)

d) Recreational Uses, Private Community

1.1.54 Should one car garages be used, the following shall apply:

a) Homes developed with a one car garage shall have two (2) stories.

b) A guest parking lot shall be provided at a ratio of 0.25 spaces per each one car garage
unit. A minimum of 8 spaces shall be provided unless otherwise specified and/or required
by the County.

c) The guest parking lot location shall be centrally located to the one-car garage units they
serve.

d) Two-car garage units are not required to provide guest parking areas, as required for one-
car garage units.

e) The front door of all homes shall face the street.

2. The 1.02-acre parcel located at the southeast corner of the project shall be developed in accordance with the CN
zoning district, unless otherwise specified herein, and in accordance with one of the following development
options:

Option 1: A maximum 4,000 square foot bank with drive through lanes.

Option 2: A maximum of 7,500 square feet of floor area shall be CN uses excluding the following uses
which shall be prohibited: fast food restaurants; convenience stores with or without gas pumps;
funeral homes/mortuaries; adult uses; bowling alleys; billiards and pool parlors; and
hotels/motels.

2.1 The following design requirements shall apply to the parcel at the southeast corner regardless of

development option:

2.1.1

2.13

2.1.4

A maximum of one row of parking shall be permitted between the building and Bloomingdale
Avenue.

Pedestrian interconnectivity, in the form of a 5-foot wide sidewalk, shall be provided between the
out parcel and the adjacent parcels as shown on the site plan.

If the building is developed for multiple tenants, it shall have a minimum of two entrances
including one on the east or west side and one entrance on the south side (Bloomingdale Avenue)
ofthe building. If developed for a single tenant, the building shall have its primary entrance facing
Bloomingdale Avenue. Secondary entrances are optional unless otherwise required by the
Hillsborough County Building Code.

All building facades shall be architecturally finished and include one or more of the following
elements: spandrel glass, widows, columns, colonnades, awnings, porches, shutters, transoms,
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APPLICATION NUMBER: MM 25-1247

ZHM MEETING DATE: January 26,2026 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: March 10, 2026

porticos, or pilasters. In addition to the above, the fagade facing Bloomingdale Avenue shall
include windows and glass doors (including entrances).

2.1.5 Prior to Construction Plan approval, the developer shall submit building elevations indicating
compliance with conditions 2.1.3 and 2.1.4.

2.16 A green space, located in the area shown on the site plan, shall be provided. This area shall be
planted with lawn, low growing evergreen plants, and/or evergreen ground cover.

2.2 A 20-foot Type B buffer shall be provided along the western boundary. Buffering and screening shall not
be required along the northern boundary of the parcel. Landscaping consistent with an Urban Scenic
Corridor shall be provided along Bloomingdale Avenue. Ifthe 8-foot buffer shown on the site plan is not
sufficient to support this landscaping, as determined by the Natural Resources Team, the buffer shall be
increased to meet the landscaping requirements of the Urban Scenic Corridor as found within the Land
Development Code.

3. Buffering and screening shall be in accordance with the Land Development Code unless otherwise indicated
herein.
4. The general design, number and location of the access point(s) shall be regulated by the Hillsborough County

Access Management regulations as found in the Land Development Code (Land Development Code Section 6.04).
The design and construction of curb cuts are subject to approval by the Hillsborough County Planning and Growth
Management. Final design, if approved by Hillsborough County Planning and Growth Management Department
and may include, but is not limited to: left turn lanes, acceleration lane(s) and deceleration lane(s). Access points
may be restricted in movements.

5. Based on the projected trip generation to the site, access onto the public road would be via “Type 111" Major
Roadway Connection (more than 1,500 trip ends per day), LDC 6.04.01.F. The Land Development Code requires
that all internal access (the “throat”) to the driveways must be a minimum of 100 feet from the edge of pavement
of the public roadway, and shall remain free of internal connections or parking spaces that might interfere with
the movement of vehicles into or out of the site. The applicant has the option of submitting an analysis showing
that for his particular site, a throat of less than 100 feet is appropriate and will result in no adverse impact to the
public roadway system.

6. The developer may be required to construct a left turn lane into the project's driveway on Watson Road. If it is
determined by the results of the analysis submitted by the developer, that adequate right-of-way does not exist to
construct any needed improvements (i.e. turn lanes), then the developer shall re-submit an analysis showing the
maximum development that could occur to still enable the needed improvements to be constructed. The
development will be limited to the size as shown in the submitted analysis. The owner of those lands within MM
25-1247 (i.e. folios 73703.0010 and 73778.7444, consisting of +/- 14.66 ac.) agree turning movements may be
restricted at the project’s Watson Rd. access, and that no left-in/lefi-out access to Watson may be permitted unless
all required studies have been conducted and the developer is able to construct any required improvements to
Transportation Technical Manual (TTM) and other applicable standards.
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APPLICATION NUMBER: MM 25-1247

ZHM MEETING DATE: January 26,2026 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: March 10, 2026

7.

The following conditions shall apply to development within MM 25-1247 (i.e. folios 73703.0010 and

11.

12.

13.

73778.7444, consisting of +/- 14.66 ac.):

o As proffered by the applicant, within one year of the approval of MM 25-1247. the property owner(s)
shall install a Type F curb on the west side of Watson Rd. (from Enfield Way to Bloomingdale Ave.)
Notwithstanding the above, as Watson Rd. is a substandard roadway, the developer shall improve Watson
Rd., between the project access and Bloomingdale Ave., to current County standards or otherwise obtain
a Sec. 6.04.02.B. Administrative Variance (AV) from the Sec. 6.04.03.L. LDC requirement. Deviations
from Transportation Technical Manual (TTM) requirements may be considered through the Design
Exception (DE) or Design Deviation Memoranda (DDM) process in accordance with Sec. 1.7 and other
applicable sections of the TTM.

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

o Construction access shall be limited to those access points shown on the PD site plan. The
developer shall include a note indicated same on each site/construction plan submittal.

The Developer shall construct sidewalks within the right-of-way along all roadways adjacent to the property
boundaries and along both sides of all internal roadways. The sidewalks shall be a minimum width of five (5) fect.
Pedestrian interconnectivity shall be provided between uses and adjacent parcels.

The applicant shall provide internal access to any existing or future out parcels on the site (LDC 5.03.05 H).
The developer will need to construct the necessary improvements to the adjacent roads prior to the issuance of
certificates of occupancy. Pending the results of any transportation analysis, other improvements may include
building/extending turn lanes at the adjacent intersection. If it is determined that adequate right-of-way does not
exist to construct any needed improvements (i.e. turn lanes), then the developer shall re-submit an analysis
showing the maximum development that could occur to enable the needed improvements to be constructed. The
development will be limited to the size as shown in the submitted analysis.

All set-backs along Patterson Road shall be measured beginning 25 feet from the current eastern edge of right-of-
way.

Parking and/or pick-up/drop off for the medical/senior care ease facility shall be primarily restricted to those
residents within the development. In concert with the Preliminary Site Plan submittal for the senior care facility,
the developer shall submit an alternative parking plan in accordance with LDC Section 6.05.02.G. demonstrating
the integrative nature of the senior care facility. More specifically, parking plan/calculations shall not be based
upon standards for Health Practitioner’s office as provided in the Land Development Code and shall demonstrate
that the number of spaces being provided is being minimized to meet the intent that the senior care facility shall
serve primarily the residents within the development.

The project shall be permitted two access points onto Bloomingdale Avenue and one onto Watson Road. The site
plan submitted for certification shall show only two access points onto Bloomingdale Avenue.

13.1  The eastern access onto Bloomingdale shall be limited to a Westbound right-in/right out.
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14.

15.

16.

17.

18.

19.

20.

21.

13.2  The developer shall be required to extend the existing 290-foot right turn lane on Bloomingdale Avenue,
which currently serves the westernmost access point to the planned development, an additional +/-425
feet to tie in with the curb radius for the Bloomingdale Avenue/Watson Road intersection. This
requirement shall not apply if the parcel is developed with an auto parts store with a maximum of 7,500
square feet of floor space or other permitted use with equal or less trip generation. In the event another
permitted use with equal or less trip generation than the auto parts store is proposed for development, the
developer shall be required to submit a trip generation estimate, acceptable to Hillsborough County,
supporting this conclusion.

Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the Environmental
Protection Commission 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. Prior to the issuance of any building or land alteration permits or other development, the approved
wetland / OSW line must be incorporated into the site plan. The wetland/OSW line must appear on all site plans,
labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation Area" pursuant to the
Hillsborough County Land Development Code (LDC).

The stormwater management system shall be designed and constructed in such a manner so as to not adversely
impact off-site surface and groundwater elevations.

The type, location, size and number of signs permitted shall be as set forth in Part 7.03.00 of the Land Development
Code with the following exception(s):

16.1  Ground Signs shall be limited to Monument Signs.
16.2  Billboards, pennants and banners shall be prohibited.

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

An evaluation of the property identified a number of existing trees that may qualify as Grand Oaks as defined by
the Land Development Code. The existence of these trees shall require identification of their location 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.

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.

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 approval.

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

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
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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:

% ﬁm%wa;’?

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
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8.0 SITE PLANS (FULL)
8.1 Approved Site Plan (Full) (Page 1 of 3)
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9.0 FULL TRANSPORTATION REPORT (see following pages)
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AGENCY REVIEW COMMENT SHEET

TO: ZONING TECHNICIAN, Development Services Department DATE: 1/15/2026

REVIEWER: James Ratliff, AICP, PTP AGENCY/DEPT: Transportation

PLANNING SECTOR/AREA: South/ RV PETITION NO: MM 25-1247

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

I:l This agency objects, based on the listed or attached grounds.

NEW AND REVISED CONDITIONS OF APPRPOVAL
All previously approved transportation related conditions shall be carried forward. Additionally:

Revised Conditions

6. The developer may be required to construct a left turn lane into the project's driveway on Watson Road. If
it is determined by the results of the analysis submitted by the developer, that adequate right-of-way does
not exist to construct any needed improvements (i.e. turn lanes), then the developer shall re-submit an
analysis showing the maximum development that could occur to still enable the needed improvements to
be constructed. The development will be limited to the size as shown in the submitted analysis._The owner
of those lands within MM 25-1247 (i.e. folios 73703.0010 and 73778.7444, consisting of +/- 14.66 ac.)
agree turning movements may be restricted at the project’s Watson Rd. access, and that no left-in/left-out
access to Watson may be permitted unless all required studies have been conducted and the developer is
able to construct any required improvements to Transportation Technical Manual (TTM) and other
applicable standards.

[Transportation Review Section staff recommend adding the above language to reflect discussions between the
County and applicant’s transportation engineer regarding safety and operational issues which could be caused
by allowing left turns into the project driveway on Watson Rd., which could cause northbound traffic to backup
into the intersection at Bloomingdale Ave., given the lack of a northbound left turn lane, access spacing issues and
single northbound-lane configuration on Watson Rd.). Staff had previously expressed concerns about the
proximity to the intersection, issues with southbound queues blocking such access, and lack of right-of-way
necessary to construct a turn lane.]
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[Transportation Review Section staff recommends deletion of this condition, as it was based upon Hillsborough
County’s former system for the evaluation and mitigation of transportation impacts, i.e. transportation
concurrency. Given HB 7207 (2011) and the County’s adoption of a mobility fee ordinance, this condition is no

longer enforceable. Staff notes that site access improvements (turn lanes) are not concurrently related and are
still required by conditions herein this zoning as well as applicable LDC requirements including Sec. 6.04.04.D.]

12. Parking and/or pick-up/drop off for the medical/senior ease-care facility shall be primarily restricted to
those residents within the development. In concert with the Preliminary Site Plan submittal for the senior
care facility, the developer shall submit an alternative parking plan in accordance with LDC Section
6.05.02.G. demonstrating the integrative nature of the senior care facility. More specifically, parking
plan/calculations shall not be based upon standards for Health Practitioner’s office as provided in the Land
Development Code and shall demonstrate that the number of spaces being provided is being minimized to
meet the intent that the senior care facility shall serve primarily the residents within the development.

[Transportation Review Section staff recommends modification of this condition to correct a typo.]
New Conditions:

e The following conditions shall apply to development within MM 25-1247 (i.e. folios 73703.0010 and
73778.7444, consisting of +/- 14.66 ac.):

o As proffered by the applicant, within one year of the approval of MM 25-1247, the property
owner(s) shall install a Type F curb on the west side of Watson Rd. (from Enfield Way to
Bloomingdale Ave.) Notwithstanding the above, as Watson Rd. is a substandard roadway, the
developer shall improve Watson Rd., between the project access and Bloomingdale Ave., to
current County standards or otherwise obtain a Sec. 6.04.02.B. Administrative Variance (AV)
from the Sec. 6.04.03.L. LDC requirement. Deviations from Transportation Technical Manual
(TTM) requirements may be considered through the Design Exception (DE) or Design Deviation
Memoranda (DDM) process in accordance with Sec. 1.7 and other applicable sections of the TTM.

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

o Construction access shall be limited to those access points shown on the PD site plan. The
developer shall include a note indicated same on each site/construction plan submittal.

PROJECT OVERVIEW AND TRIP GENERATION

The applicant is requesting a Major Modification to a +/- 14.66 ac. portion of Planned Development (PD) #04-
0459, as most recently modified via Major Modification (MM) 16-1335. The existing PD is approved for the
following uses:

1. 272 dwelling units which are restricted to housing for Older Persons (reference LDC Sec. 6.11.51);
2. A 101-bed Community Residential Home (CRH); and,
3. A 28,000 max. integrative senior care facility.

The applicant is proposing to modify the PD to:

1. Reduce the number of dwelling units from 272 to 268;

2. Increase the number of Community Residential Home units from 101 to 121;

3. Clarify what uses can occur within the Clubhouse. Staff notes all such uses are restricted to “members”
which is “exclusive to residents within the PD”".

4. Proffer certain improvements to Watson Rd. (as specified in the conditions proposed hereinabove).
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Given that the clubhouse uses are restricted only to residents within the PD and that such uses include personal
care services and other functions which are typically incidental to Community Residential Homes and other senior
living environments, such uses were not assumed to generate any additional trips impacts.

For the purposes of calculating the below trip impacts, staff notes that the existing conditions require the Integrative
Senior Care Center (ISCC) to be primarily restricted to those residents within the development. As such, and after
consultation with the Zoning Administrator on the issue given a lack of clarity within the existing zoning
conditions, staff adjusted trip impacts calculated shown to reflect that a majority 51% of trip impacts would be
internal capture (i.e. “primarily restricted to those residents within the development”, and therefore only 49% of
the ISCC generating trip impacts.

The applicant submitted a trip generation letter which incorrectly characterizes the project as generating “no
additional trips” and failed to provide an updated letter specifying the actual impacts despite being requested to do
so. Regardless, after consultation with the Development Review Manager, consistent Sec. 6.2.1.C. of the DRPM,
staff waived the requirement for the applicant to conduct a trip generation and site access analysis for all
entitlements within the PD at the time of this zoning application. Staff notes that developers within the project
will still be required to conduct any analyses required at the time of site/construction plan review. Staff have
prepared the below comparison of the maximum trip generation potential of the subject site under the existing and
proposed zoning designations, utilizing a generalized worst-case scenario. All calculations below are based on
data from the Institute of Transportation Engineer’s Trip Generation Manual, 12™ Edition.

Existing Zoning:

. 24 Hour Two- 1otal Peak
Land Use/Size Wav Volume Hour Trips
v rou AM PM
PD, 272 single-family detached dwelling
units, (ITE Code 251) 1,332 80 7
PD, 101 bed Community Residential Home
(ITE Code 254) 418 19 24
PD, 13,720 s.f. Integrative Senior Care
Center (representing 49% of 28k s.f. 482 40 45
entitlement) (ITE Code 720)
Subtotal: 2,232 139 166
Proposed Zoning:
. 24 Hour Two- Total Pgak
Land Use/Size Wav Volume Hour Trips
v you AM PM
PD, 268 single-family detached dwelling
units, (ITE Code 251) 1,317 0 o6
PD, 121 bed Community Residential Home
(ITE Code 565) >01 23 29
PD, 13,720 s.f. Integrative Senior Care
Center (representing 49% of 28k s.f. 482 40 45
entitlement) (ITE Code 720)
Subtotal: 2,300 142 170
Trip Generation Difference:
. 24 Hour Two- Total Pe.ak
Land Use/Size Way Volume Hour Trips
Y AM PM
Difference (+) 68 )3 (+) 4
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TRANSPORTATION INFRASTRUCTURE SERVING THE SITE

Bloomingdale Ave. is a publicly maintained, 4-lane, divided, substandard, arterial roadway characterized by +/-
12-foot-wide travel lanes in average condition. Adjacent to the project site, Bloomingdale Ave. lies within a +/-
93-foot-wide right-of-way. There are no bicycle facilities present on Bloomingdale Ave. in the vicinity of the
proposed project. There are +/- 5-foot-wide sidewalks along both sides of Bloomingdale Ave. in the vicinity of
the proposed project.

Watson Rd. is a publicly maintained, 2-lane, undivided, substandard, local roadway characterized by +/- 10-foot-
wide travel lanes lying within a +/- 50-foot-wide right-of-way. There are no bicycle facilities along Watson Rd.
in the vicinity of the proposed project. There are +/- 5-foot-wide sidewalks along portions of the east and west
sides of Watson Rd. in the vicinity of the proposed project.

SITE ACCESS, CIRCULATION AND SUBSTANDARD ROADS
No changes to site access or circulation are proposed as a part of this PD request. The project will continue to be
served by two (2) access connections to Bloomingdale Ave. and one (1) access connection to Watson Rd.

The applicant has proffered an improvement to Watson Rd. (i.e. the installation of “F” type curb on the west side
of the roadway). Staff informed the applicant that would not result in Watson Rd. being improved to current
County standards, and directed the applicant to pursue whatever administrative relief or Design Exception it
chose to (and as required by the Development Review Procedures Manual (DRPM)). The applicant failed to
request such relief. As such, the applicant will be required to address substandard road issues at the time of
plat/site/construction plan approval.

Staff has proposed a condition with respect to Watson Rd., to clarify that the proffered improvement is
independent of any substandard road requirement. Staff notes that while such improvement could be all that is
ultimately required along that roadway, such determination cannot be made except through an applicable
Transportation Related Administrative Review (TRAR), i.e. a section 6.04.02.B. Administrative Variance (AV)
or Design Exception (DE). Given the above, substandard road determinations are deferred.

PATTERSON RD. ISSUES

Staff informed the applicant that the need to provide sidewalks along Patterson Rd. could impact internal site
layouts (given the substandard nature of Patterson Rd.), and would need to be addressed through this zoning process
(in case adjustments to buffers or other such features may be needed). After additional discussion with the Director
of Development Review, it was determined that based on the configuration of Patterson Rd., arrangement of
developments within the area, and lack of uses north of the project site on the same side of the road which we be
served by such sidewalk, no sidewalk would be required along the Patterson Rd. frontage consistent with LDC
Sec. 6.03.02 which states sidewalks are required only “...where necessary to provide for safe pedestrian
circulation...” Since no pedestrian circulation is anticipated along the east side of Patterson Rd., no improvement
is needed.

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION
LOS information for adjacent roadway segments are provided below. As Watson Rd. was not included on the
LOS report, no information for that facility could be provided.

Peak Hour
LOS S
Roadway From To Standard Directional
LOS
Bloomingdale Ave. Gornto Lake Rd. Kings Ave. D F

Source: Hillsborough County 2024 Level of Service Report.
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COUNTY OF HILLSBOROUGH

RECOMMENDATION OF THE
LAND USE HEARING OFFICER

APPLICATION NUMBER:
DATE OF HEARING:
APPLICANT:

PETITION REQUEST:

LOCATION:

SIZE OF PROPERTY:

EXISTING ZONING DISTRICT:

FUTURE LAND USE CATEGORY:

SERVICE AREA:

COMMUNITY PLAN:

MM 25-1247
January 26, 2026
11202 Dewhurst, LLC

The Major Modification request is to
modify PD 04-0459

Northeast corner of Patterson Road and
Bloomingdale Avenue

14.66 acres, m.o.l.
PD 04-0459
RES-6, RES-12
Urban

Brandon



DEVELOPMENT REVIEW STAFF REPORT

PD Modification Application: MM 25-1247
Zoning Hearing Master Date: January 26, 2026

Hillsborough
County Fiorida

BOCC LUM Meeting Date: March 10, 2026

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: 11202 Dewhurst LLC

FLU Category: RES-6, RES-12
Service Area:  Urban

Site Acreage:  Approximately 14.66 acres

Community
Plan Area: Brandon
Overlay: None

| Introduction Summary:
PD 04-0459 rezoned the overall +/-25.7-acre subject property from Agricultural, Single Family Conventional (ASC-1)
to Planned Development located on the north side of Bloomingdale Avenue between Patterson Road and Watson
Road. The Planned Development (PD) was approved for detached & attached single-family homes, a community
residential home, and an outparcel.

Most Recent MM 16-1335: The Major Modification increased the total number of residential units from 198 to 272.
This increase was pursuant to Comprehensive Plan Amendment (CPA 16-17) designating the southern +/-10 acres
closest to Bloomingdale to RES-12. The existing 101-bed community residential home was not affected by this
modification. The modification is limited to folios 73778.7444 and 73703.0010, as the remaining area within the PD is
essentially built out with residential units and an outparcel.

Major Modification 25-1247 proposes reallocating unbuilt housing by reducing the number of residential units by 4
dwellings and increasing the Community Residential Home units by 20 (based on the 5 CRH units equating to 1
dwelling conversion rate). The total number of residential units within the PD will remain the same, only changing the
unit mix. Secondly, the applicant also proposes allowing more uses within the clubhouse including a members’
restaurant with alcoholic beverage service.

| Existing Approval(s): Proposed Modification(s):
L gforirz)r?l;rz:j\s/ Residential Home allows a Maximum 1. Increase the number of Community Residential
: Home maximum number by 20 beds (4 dwelling
units) to allow up to 121 beds.
2. Residential entitlements allow a maximum of 272 2. Decreasetheresidential housing entitlements by
residential dwellings. 4 units, from a maximum of 272 to a maximum
of 268 residential dwellings.
3. Clubhouse shown on site plan with unspecified 3. Condition the Clubhouse to specifically allow an
uses. Eating Establishment/Sit-down restaurant with
ability to serve alcoholic beverages/package
Page 1 of 26
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APPLICATION NUMBER: MM 25-1247

ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026

Case Reviewer: Tim Lampkin, AICP

sales, personal services, satellite pharmacy, and
recreational uses (private community).

PD Variation(s):

| Additional Information:

None Requested as part of this application

Waiver(s) to the Land Development Code:

None Requested.

Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to proposed conditions
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APPLICATION NUMBER: MM 25-1247
ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026 Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA
2.1 Vicinity Map

@t
VICINITY MAP
MM 25-1247

Folo: TIT03.0010, TITTRTALL

[ arsucationsme
—} RALROADS
© scicos

) Parxs

Context of Surrounding Area:

The overall Planned Development consists of multiple folios within the development comprising approximately 25.74
acres. The 14.66-acre property subject to this request is located towards the southern portion on the north side of
Bloomingdale Avenue between Watson and Patterson Road.

The surrounding area is a mix of uses. To the west of Patterson Road and north of the PD are single-family homes.
South of the subject site across Bloomingdale Avenue is the Winthrop mixed-use development with commercial and
residential. East of the area of modification is an outparcel consisting of a restaurant. Eastward along Bloomingdale
Avenue are more commercial uses.
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APPLICATION NUMBER: MM 25-1247

ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026 Case Reviewer: Tim Lampkin, AICP

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

=

VICINITY MAP
MM 25-1247

Folo: 73703.0010, T37TE 7L

[ areucation se
—+ RALROADS

© scicos
O eaexs

Subject Site Future Land Use Category: | RES-6 / RES-12

RES-6: 6 du per acre

Neighborhood commerecial, office or multi-purpose or mixed-use projects
up to 175,000 sq. ft. or 0.25 FAR, whichever is less.

Maximum Density/F.A.R.:
RES-12: 12 du per acre
Up t0 0.35 - 0.50 FAR

RES-6: Typical uses include agricultural, residential, neighborhood
commercial, office uses, multipurpose projects and mixed-use
development.

Typical Uses:
RES-12: Typical uses include agricultural, residential, commercial, office
uses, multi-purpose projects and mixed-use projects.
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APPLICATION NUMBER:

ZHM HEARING DATE:
BOCC LUM DATE:

MM 25-1247
January 26, 2026

March 10, 2026

Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

Maximum Density/F.A.R.

Folle 37030090, 72778 7224

] serucanonsTe
[ zouma ecunnary

‘ C’:’unly Ay
ZONING MAP
MM 25-1247

FARCELS
0 =woos

0 ~axa

Location: Zoning: Permitted by Zoning District: Allowable Use: Existing Use:
Attached & Detached
North PD 04-0459 11.81 dwellings per acre SF Residential ache . N .ac ©
SF Residential
. . . Attached & Detached
PD 04-0459 11.81 dwellings per acre SF Residential SF Residential
East
PD 04-0459 Max. 7,500 sf Commerecial Restaurant
SE Outparcel 0.17 FAR (CN)
. . . SF Residential,
West RSC-9/MH 9 dwellings per acre Residential Mobile Homes
South PD 97-0113 Non-residential: 0.25 FAR Mixed Use: Residential, Residential. Commercial
(Winthrop) Residential: 6 du/acre Civic & Commercial !
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APPLICATION NUMBER: MM 25-1247

ZHM HEARING DATE: January 26, 2026

BOCC LUM DATE: March 10, 2026 Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.4 Approved Site Plan (partial provided below for size and orientation purposes. See Section 8.1 for full site plan)

-4
-+
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APPLICATION N

ZHM HEARING DATE:
BOCC LUM DATE:

January 26, 2026
March 10, 2026

Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)
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APPLICATION NUMBER: MM 25-1247

ZHM HEARING DATE:
BOCC LUM DATE:

January 26, 2026
March 10, 2026

Case Reviewer: Tim Lampkin, AICP

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

Adjoining Roadways {check if applicable)

Road Name

Classification Current Conditions

Select Future Improvements

Bloomingdale Ave.

4 Lanes

Sourty Auterial [HSubstandard Road

O Corridor Preservation Plan
[ Site Access Improvements

[ Sufficient ROW Width

Urban DISufficient ROW Width O Substandard Road Improvements
O Other
O Corridor Preservation Plan
C Local o [ site A | t
Watson Rd. Rzl:anlw ocal- O Substandard Road ite Access Improvements

O Substandard Road Improvements
& Other

Choose an item_ Lanes
O Substandard Road
[ sufficient ROW Width

O Corridor Preservation Plan

[ site Access Improvements

[ Substandard Road Improvements
O Other

Lh

m. Lanes
DOSubstandard Road
Osufficient ROW Width

O Corridor Preservation Plan

[ Site Access Improvements

[ Substandard Road Improvements
O Other

Project Trip Generation [JNot applicable for this request

Average Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing 2232 139 166
Proposed 2.300 142 170
Difference (+/-) (+) 68 ()3 H4

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

Connectivity and Cross Access [INot applicable for this request

5 : Additional 2% e
Project Boundary Primary Access Connectivity/Access Cross Access Finding
North None None Meets LDC
South X Pedestrian & Vehicular None Meets LDC
East X Pedestrian & Vehicular None Meets LDC
West None None Meets LDC
Notes:
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APPLICATION NUMBER: MM 25-1247

Case Planner: Tim Lampkin, AICP

ZHM MEETING DATE:
BOCC LUM DATE:

January 26,2026
March 10, 2026

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY

INFORMATION/REVIEWING AGENCY

Environmental: Comments Obiections Conditions Additional
: Received ) Requested | Information/Comments

XY

Environmental Protection Commission es L1ves LI Yes
O No No No

Natural Resources X ves L ves O Yes
[ONo No X No
X

Conservation & Environ. Lands Mgmt. ves L Yes I Yes
[ No No No

Check if Applicable:
CJWetlands/Other Surface Waters

[ Use of Environmentally Sensitive Land
Credit

[0 Wellhead Protection Area

[ Significant Wildlife Habitat

[ Coastal High Hazard Area

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

[OJSurface Water Resource Protection Area [ Other: _
. e Comments . Conditions Additional
Public Facilities: Object
Received Jections Requested | Information/Comments
Transportation
) ) Yes O Yes X Yes
[ Design Exc./Adm. Variance Requested
& / g ONo XINo O No
[JOff-site Improvements Provided
Service Area/ Water & Wastewater
X
XUrban [ City of Tampa Xves Dves L ves
. O No No No
CJRural [ City of Temple Terrace
Hillsborough County School Board
Adequate O K5 068 0912 ®N/A | DYes Cves L Yes
No No No
Inadequate [1 K-5 [06-8 [19-12 XIN/A

Impact/Mobility Fees

Assisted Living Facility

(Mobility Per Bed)

(Fire Per 1,000 s.f.)

Mobility: $1,253 * 20 beds = $25,060
Fire: $95 (only if any new square footage)

accessory facilities (no impact for accessory use)

Urban Mobility, Central Fire - Convert allowable use from housing for older persons (4 dwelling units) to Assisted Living Facility Beds (20), plus

Page 9 of 26
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APPLICATION NUMBER: MM 25-1247
ZHM MEETING DATE: January 26,2026
BOCC LUM DATE: March 10, 2026

Case Planner: Tim Lampkin, AICP

[Density Bonus Requested
[J Consistent Olinconsistent

Comprehensive Plan: Comments Findines Conditions Additional
P . Received i Requested | Information/Comments
Planning Commission
[J Meets Locational Criteria XIN/A
O Locational Criteria Waiver Requested Yes O Inconsistent Yes See “Hillsborough County
A Planning Commission
O Minimum Density Met X N/A ONo Consistent | O No

Review”.

Page 10 of 26
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APPLICATION NUMBER: MM 25-1247

ZHM MEETING DATE: January 26,2026 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: March 10, 2026

5.0 IMPLEMENTATION RECOMMENDATIONS

5.1 Compatibility

The subject property is located on the north side of Bloomingdale Ave. between Watson and PattersonRoad. The Site is
within the Brandon Community Plan area, is within the UrbanService Area, and has a mixed future land use designation
of R-6 and R-12. Immediately south across Bloomingdale Avenue is a mixed-use development known as Winthrop,
developed with commercial fronting this section of Bloomingdale Avenue. Additional nearby uses include a mix of
commercial and various residential types including mobile homes and attached/detached single-family homes.

The property is located in an existing residential development with an on-site Community Residential Home, amenities
including a clubhouse and a commercial outparcellocated within the southeast quadrant of the PD. Per condition no. 1,
the residential development is subject to Land Development Code Section 6.11.51 (Housing for Older Persons) which
requires at least 80 percent of the units are occupied by at least one person 55 years of age or older per unit. The
development allows a mix of dwelling unit types, including single family detached, duplex, triplex, and quadplex.

The Community Residential Home, Type C, currently allows up to 101 residents. The Applicant seeks to modify the uses
of the PD to include a wider range Clubhouse uses for residents and to reallocate unbuilt Housing for Older Persons
density to allow for additional beds in the Community Residential Home. The totalnumber of units throughthe entire
PD will remain the same as originally approved. The applicant proposes decreasing the residential housing entitlements
by four (4) dwelling units, from a maximum of 272 to a maximum of 268 residential dwellings. Concurrently, the applicant
proposes to increase the number of Community Residential Home maximum number by 20 beds toallow up to 121 beds
pursuant the conversion rate of 1 residential home equating to 5 CRH residents.

The applicant has not requested any variations from the generalsite development requirements found in Parts 6.05.00,
Parking and Loading; 6.06.00, Landscaping, Irrigation and Buffering Requirements; or 6.07.00, Fences and Walls of the
Land Development Code. The application shall be required to be in compliance with all other requirements of the
Hillsborough County Land Development Code.

5.2 Recommendation
Based upon the above considerations, staff finds the request is APPROVABLE, subject to conditions

Page 11 of 26

Zoning conditions were presented to the Zoning Hearing Master at the hearing
and are hereby incorporated into the Zoning Hearing Master’s recommendation.
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SUMMARY OF HEARING

THIS CAUSE came on for hearing before the Hillsborough County Land Use
Hearing Officer on January 26, 2026. Ms. Michelle Heinrich of the Hillsborough
County Development Services Department introduced the petition.

Ms. Kami Corbett testified on behalf of the applicant which is The Bridges of
Sweet Water Grand which is an existing assisted living facility. She showed a
PowerPoint presentation and stated that is located in Bloomingdale between
Providence and Kings Avenue. The PD includes the fully built assisted living
facility and clubhouse and a single-family subdivision called The Bridges which
has been platted and includes some unplatted portions. Ms. Corbett testified that
the modification is to take four residential units from the rest of the development
and make them into 20 beds in the Community Residential Home. The additional
beds will be contained within the existing building. The modification also requests
to provide a variety of uses within the clubhouse. These uses include a
restaurant, personal services, satellite pharmacy and recreational uses. She
added that during the preparation of the modification, it was discovered that
some of the site data on the plan was inconsistent therefore that will be corrected
as a part of the application. Ms. Corbett concluded her presentation by stating
that the services proposed will be available to both the assisted living residents
and the single-family home residential within the PD. There is one email in the
file regarding Patterson Street and some of the flooding conditions. She asked
Mr. Todd Amaden to address the issue.

Hearing Master Finch asked Ms. Corbett to confirm that the increase in the
number of beds for the community residential home equates to the decrease and
conversion of the single-family units. Ms. Corbett replied that was correct.

Mr. Todd Amaden 8515 Palm River Road testified on behalf of the applicant
regarding stormwater issues. Mr. Amaden stated that the community has a
master stormwater plan with a central stormwater pond for all future
development. He stated that all of the runoff from the project is directed to the
interior pond with outfall. The modification has no effect on stormwater but only
on the density of the project. He stated that Patterson Road on the west side
starts at Bloomingdale Avenue and goes north. It is a substandard road with no
curb and gutter and has historically been a local road.

Hearing Master Finch asked about the email submitted into the filed which also
mentions the possible negative impact of light pollution and if the modification
included any waivers to those standards. Ms. Corbett replied no.

Mr. Tim Lampkin of the Development Services Department, testified regarding
the County staff report. He testified regarding the location of the PD and the
proposed modifications as detailed in the County’s staff report. Mr. Lampkin
stated that staff recommends approval.

13



Ms. Alexis Myers of the Planning Commission testified regarding the Planning
Commission staff report. Ms. Myers stated that the property is designated
Residential-6 and Residential-12 Future Land Use categories and located in the
Urban Service Area and the Brandon Community Plan. Ms. Myers cited
numerous policies that the modification complies with and concluded her
presentation by stating that staff found the modification is consistent with the
Comprehensive Plan.

Hearing Master Finch asked audience members if there were any proponents of
the application. No one replied.

Hearing Master Finch asked audience members if there were any opponents of
the application. No one replied.

County staff and Ms. Corbett did not have additional comments.

Hearing Master Finch then concluded the hearing.

EVIDENCE SUBMITTED

Ms. Corbett submitted a copy of her PowerPoint presentation into the record.
Mr. Lampkin submitted a revised County staff report into the record.

PREFACE

All matters that precede the Summary of Hearing section of this Decision are
hereby incorporated into and shall constitute a part of the ensuing Findings of
Fact and Conclusions of Law.

FINDINGS OF FACT

1. The subject site is 14.66 acres and is zoned Planned Development (04-
0459). The property is designated Residential-6 (RES-6) and Residential-
12 (RES-12) by the Comprehensive Plan and located in the Urban Service
Area and Brandon Community Planning Area.

2. The existing PD is approved for 272 residential dwelling units and 101-bed
Community Residential Home. The assisted living facility and a clubhouse
have been fully developed. The residential portion has been partially
platted and developed.

14



3. The Major Modification proposes to:

e Increase the number of Community Residential Home beds from
101 to 121 beds.

e Decrease the number of residential dwelling units from 272 to 268.

e Permit a sit-down restaurant in the existing clubhouse with the
ability to serve alcoholic beverages as well as permitting personal
services, a satellite pharmacy and recreational uses for the private
community.

4. No waivers or PD variations are requested.

5. The Planning Commission supports the request and found the
modification consistent with the Comprehensive Plan.

6. The surrounding area is comprised of properties zoned PD and RSC-9
MH (west). The PD to the north and east is part of the subject property.
The PD to the south permits a mix of residential and commercial land
uses.

7. The additional 20 beds for the Community Residential Home equate to the
decrease of 4 residential dwelling units using the Land Development
Code’s conversion table. Therefore, there is no change in the total
number of approved units for the PD.

8. The additional 20 beds will be provided in the existing Community
Residential Home.

9. No testimony in opposition was provided at the Zoning Hearing Master
hearing.

10. The proposed modification is compatible with the surrounding
development pattern and consistent with the Comprehensive Plan and
Land Development Code.

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

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

15



CONCLUSIONS OF LAW

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

SUMMARY

The subject PD 04-0459 is approved for 272 residential dwelling units and 101-
bed Community Residential Home

The Major Modification proposes to:

e Increase the number of Community Residential Home beds from
101 to 121 beds.

e Decrease the number of residential dwelling units from 272 to 268.

e Permit a sit-down restaurant in the existing clubhouse with the
ability to serve alcoholic beverages as well as permitting personal
services, a satellite pharmacy and recreational uses for the private
community.

No waivers or PD variations are requested.

The Planning Commission supports the request and found the modification
consistent with the Comprehensive Plan.

The additional 20 beds for the Community Residential Home equate to the
decrease of 4 residential dwelling units using the Land Development Code’s
conversion table. Therefore, there is no change in the total number of approved
units for the PD.

The additional 20 beds will be provided in the existing Community Residential
Home.

The proposed modification is compatible with the surrounding development

pattern and consistent with the Comprehensive Plan and Land Development
Code.
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RECOMMENDATION

Based on the foregoing, this recommendation is for APPROVAL of the Major
Modification to Planned Development 04-0459 as indicated by the Findings of
Fact and Conclusions of Law stated above subject to the zoning conditions
prepared by the Development Services Department.

—T
February 16, 2026

Susan M. Finch, AICP Date
Land Use Hearing Officer
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Hillsborough County Plan Hillsborough

City-County plemer@plancom.org
Planning Commission 601 E Kennedy Bivd
18" floor

Tampa, FL, 33602

Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: January 26, 2026 Case Number: PD 25-1247
Report Prepared: January 14, 2026 Folio(s): 73703.0010 & 73778.7444
General Location: North of West Bloomingdale

Avenue, east of Providence Road, and west of
Watson Road

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Residential-6 (6 du/ga;0.25 FAR) & Residential-12
(12 du/ga;0.50 FAR)

Service Area Urban
Community Plan(s) Brandon
Rezoning Request Major Modification to (PD 04-0459) to modify the

uses of the PD to include a wider range of
Clubhouse type uses for resident benefit, and to
reallocate unbuilt Housing for Older Persons
density to allow for additional beds in the
Assisted Living Facility

Parcel Size +/- 14.66 acres

Street Functional Classification West Bloomingdale Avenue — County Arterial
Providence Road — County Arterial

Watson Road — Local

Stockport Street — Local

Patterson Road — Local




Commercial Locational Criteria Not applicable

Evacuation Area Area E

Table 1: COMPARISON OF SURROUNDING PROPERTIES

Future Land Use

Vicini Zoni Existing L

icinity S oning xisting Land Use
Subject Residential-6 + Residential- PD Group Homes + Vacant
Property 12

Single-Family Residential +
North Residential-6 PD + AS-1 HOA/Common Property +
Heavy Commercial
Light Commercial + Vacant
South Residential-6 PD + AS-1 + Single-Family

Residential

. . . . Single-Family Residential
-6 + -
East Residential-6 + Residential 1+ RSC- Licht C rcial

12 HOA/Common Property

. _ PD + RSC-9 + RSC-4 Slnglfe—Famlly ReS|d.ent|aI +
West Residential-6 + ASC-1 + CN + CG Light Commercial +
Public/Quasi-Public

Staff Analysis of Goals, Objectives and Policies:

The + 14.66-acre subject site is generally located north of West Bloomingdale Avenue, east of Providence
Road, and west of Watson Road. The site is in the Urban Service Area (USA) and is within the limits of the
Brandon Community Plan. The subject site has a Future Land Use designation of Residential-6 (RES-6) and
Residential-12 (RES-12), which both allow for the consideration of agricultural, residential, neighborhood
commercial, office uses, multi-purpose projects and mixed-use development. The site is an existing
developed senior living facility (Housing for Older Persons) with a mix of dwelling unit types, and an
Assisted Living Facility (ALF) component (Community Residential Home Type C). Additionally, there are
common areas and a clubhouse within the developed community. The applicant is requesting a Major
Modification to Planned Development (PD) 04-0459 (as most recently modified by Major Modification
(MM) 16-1335) to modify the uses of the PD to include a wider range of clubhouse type uses for resident
benefit, and to reallocate unbuilt Housing for Older Persons density to allow for additional beds in the
Assisted Living Facility. The total number of units throughout the entire PD will remain the same as
originally approved, with 4 Housing for Older Persons units being removed from the entitlement pool for

MM 25-1247 2




that use and converted to 16 ALF (Community Residential Home Type C) units. The clubhouse is proposed
to be a private, members only facility for the residents of the community to use. The clubhouse will include
a restaurant with the ability to serve alcohol, along with catering available to the assisted living facility
residents. The clubhouse will also include an on-site pharmacy, day spa, meeting rooms/event spaces, and
will also contain the existing gym and pool that are currently there. The modification area is limited to
folios 73778.7444 and 73703.0010, since the remaining area within the PD is built out with residential
units and an outparcel.

The subject site is in the Urban Service Area (USA) where, according to Objective 1.1 of the Future Land
Use Section (FLUS), 80 percent of the county’s growth is to be directed. FLUS Objective 3.1 states that
new developments should recognize the existing community and be designed in a way that is compatible
(as defined in FLUS Policy 3.1.3) with the established character of the surrounding neighborhood. Policy
3.1.3 requires all new developments to be compatible with the surrounding area, noting that
“compatibility does not mean “the same as.” Rather, it refers to the sensitivity of development proposals
in maintaining the character of existing development.” Surrounding the site on all sides is the Residential-
6 Future Land Use category, with Residential-4 also located southeast of the property. According to the
Hillsborough County Property Appraiser, the site is classified as a group home use. Surrounding the site
to the west, north, and east there are single-family residential uses. Light commercial uses are present to
the south, east, and further west, generally along West Bloomingdale Avenue, while a single heavy
commercial parcel to the northwest operates as a radiator service.

Overall, the surrounding development pattern of the site reflects predominantly residential uses,
including the use of the site itself. Although light commercial uses are located to the south, they are largely
separated by West Bloomingdale Avenue and do not influence the intent of the use. The proposed
clubhouse activities are intended to function as private, resident only facilities, thereby minimizing the
potential impact to neighboring residential areas. Additionally, the subject site has already long
functioned as an institutional residential use, and the proposed modifications would not have any
significant impact on surrounding areas. FLUS Policy 3.1.2 states that gradual transition of intensities and
densities between different land uses shall be provided for as new development is proposed and approved
through the use of professional site planning, buffering and screening techniques, and control of specific
land uses. In this case, the proposed modification maintains the existing residential use and does not
introduce additional density, as the units proposed are being reallocated from previously approved
Housing for Older Persons units to ALF beds. As such, the proposal to reallocate unbuilt Housing for Older
Persons density to allow for additional beds to ALF, as well as clubhouse use additions, meets the intent
of FLUS Objective 1.1 and FLUS Objective 3.1 and its associated policies.

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. As outlined in FLUS Policy 2.2.1, Table 2.2 contains a
description of the character and intent permitted in each of the Future Land use categories. The site is in
the RES-6 and RES-12 Future Land Use categories, which is intended for low and medium density
residential development. The modification request is to reallocate density from the Housing for Older
Persons component of the PD to increase the number of Assisted Living Facility beds. Specifically, to
increase the ALF beds from 101 to 121 and to decrease the Housing for Older Persons density by 4 units.
The conversion rate used for this case would be 5 ALF beds to every 1 Housing for Older Persons,
consistent with FLUS Policy 4.5.5. If 4 residential units are being reduced and allocated to ALF beds, the
total number of beds permitted for addition would be 20 ALF beds (4 residential units x 5 =20 ALF beds).
The area of transfer from Housing for Older Persons includes the vacant and unbuilt tracts J, F, and G (folio
73778.7444), and reduces the remaining pool of residential entitlements as approved on those tracts from
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272 to 268 (and 71 units of that pool are already accounted for / built-out in the areas of the PD that are
not modified by this request). Accordingly, the modification area only pertains to 14.66 acres of the total
site —those areas containing tracts J, F, and G, as well as the clubhouse, senior care center, and ALF portion
of the site. Overall, the requested modification maintains consistency with the site’s Future Land Use
designations while allowing for a limited, internal reallocation of density to better accommodate assisted
living facility needs without increasing overall development intensity.

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
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 proposal meets the intent of FLUS Objective 4.4 and FLUS Policy 4.4.1 that require new development
to be compatible to the surrounding neighborhood. In this case, the surrounding land use pattern is
comprised mostly of residential uses to the west, north, and east, and light commercial uses to the south
across West Bloomingdale Avenue. FLUS Policy 4.4.1 specifically requires any density or intensity to be
compatible with existing, proposed, or planned surrounding development. Development and
redevelopment should be integrated with adjacent land uses through the creation of like uses, creation
of complementary uses, mitigation of adverse impacts, transportation connections, and gradual
transitions of intensity. The requested allocation of density does not introduce new incompatible uses,
but rather is increasing the assisted living beds within an existing senior development that is already
integrated into the community. Furthermore, the request does not increase overall density or intensity
beyond what is already currently permitted and approved on the site. The proposal maintains
compatibility with exiting surrounding developments by preserving complementary uses, limiting
potential impacts through an internal transfer of density, and maintaining the established site design. As
a result, the proposed change provides and gradual transition of use that remains compatible with the
surrounding land use pattern.

FLUS Objective 4.6 states that certain non-residential land uses, including but not limited to residential
support uses and public facilities, shall be allowed within residential neighborhoods to directly serve the
population. These uses shall be located and designed in a manner to be compatible with the surrounding
residential development pattern. FLUS Policy 4.6.1 identifies residential support uses, such as childcare
centers, adult care centers, and churches as allowable land uses in any of the residential, commercial and
industrial land use plan categories. The policy requires that these facilities be appropriately designed in
terms of scale, intensity, and function to serve the surrounding neighborhood or the non-residential
development in which it occurs, while maintaining compatibility with the surrounding land uses and
zoning. The proposed change to the site meets the intent of FLUS Objective 4.6 and FLUS Policy 4.6.1 by
allowing the modification of an assisted living facility, which functions as a residential support use. The
request modestly increases the number of ALF beds within an existing facility designed to serve the
surrounding neighborhood and community. The facility will remain in scale, design, and intensity with the
surrounding residential and light commercial uses and complies with the intent of the Future Land Use
policies.

The Environmental Protection Commission (EPC) Wetlands Division has reviewed the proposed rezoning.
The EPC has determined there are no wetlands within the subject parcels however, wetlands exist within
the overall PD boundary. Given that there is a separate approval process for wetland impacts with the
Environmental Protection Commission and they currently do not object, Planning Commission staff finds
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this request consistent with Objective 6.2 and associated policies in the FLUS and Objective 3.5 and
associated policies in the E&S.

The subject site is within the limits of the Brandon Community Plan. The Brandon community, as
mentioned in Goal 6, seeks to re-establish Brandon’s historical, hospitable, and family oriented character
through thoughtful planning and forward-thinking development practices by concentrating density in
certain areas to preserve the semi-rural lifestyle of other areas. As a way to achieve this goal, the Brandon
Character Districts were created, and guidelines were established for each. The subject site is within the
Suburban Brandon Character District. This district is a primarily residential area of single-family detached
homes with side and perimeter yards on one-quarter acre or less. Mixed-use is usually confined to certain
intersection locations. This district has a wide range of residential building types: single-family detached,
single-family attached and townhouses. This Major Modification is consistent with the Brandon
Community Plan by remaining with the intent of the Suburban Character District. The site is an existing
residential community and does not expand density into less developed or semi-rural areas. The change
to the site does not alter the character of the surrounding community and supports the long-term
objectives of the community while maintaining compatibility with the predominantly residential
surrounding area.

Overall, staff finds that the proposed use is an allowable use in the Residential-6 and Residential-12 Future
Land Use categories, is compatible with the existing development pattern found within the surrounding
area and supports the vision of the Brandon Community Plan. The proposed Major Modification (MM)
would allow for development that is consistent with the Goals, Objectives and Policies of the Future Land
Use Section of the Unincorporated Hillsborough County Comprehensive Plan.

Recommendation

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

Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County
Comprehensive Plan Related to the Request:

FUTURE LAND USE SECTION

Urban Service Area

Objective 1.1: Direct at least 80% of new population growth into the USA and adopted Urban expansion
areas through 2045. Building permit activity and other similar measures will be used to evaluate this
objective.

Future Land Use Categories

Objective 2.2: The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table
2.2 of the Future Land Use Element.
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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.

Compatibility

Policy 3.1.1: Restrict incompatible land uses to protect established and planned neighborhoods and
communities by utilizing planning principles that limit commercial development in residential Future Land
Use categories. Commercial and mixed-use in residential Future Land Use categories shall be limited to
neighborhood serving guided by the commercial locational criteria in Objective 4.7.

Policy 3.1.2: Gradual transitions of intensities and densities between different land uses shall be provided
for as new development is proposed and approved through the use of professional site planning, buffering
and screening techniques and control of specific land uses. Screening and buffering used to separate new
development from the existing, lower-density community should be designed in a style compatible with
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and
buffering with berms and landscaping are strongly encouraged.

Policy 3.1.3: Any density increase shall be compatible with existing, proposed or planned surrounding
development. Compatibility is defined as the characteristics of different uses or activities or design which
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation,
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the
character of existing development.

Development

Policy 4.1.1: Each land use plan category shall have a set of zoning districts that may be permitted within
that land use plan category, and development shall not be approved for zoning that is inconsistent with
the plan.

Policy 4.1.2: Developments must meet or exceed the requirements of all land development regulations as
established and adopted by Hillsborough County, the state of Florida and the federal government unless
such requirements have been previously waived by those governmental bodies.

Neighborhood/Community Development

Objective 4.4: Neighborhood Protection — Enhance and preserve existing neighborhoods and
communities. Design neighborhoods which are related to the predominant character of their surroundings.

Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned
surrounding development. Development and redevelopment shall be integrated with the adjacent land
uses through:

a) the creation of like uses; and
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b) creation of complementary uses; and

¢) mitigation of adverse impacts; and

d) transportation/pedestrian connections; and
e) Gradual transitions of intensity

Innovative Housing Options

Policy 4.5.5: The Land Development Code shall include appropriate development standards and/or placed
persons-to-dwelling unit conversion factors shall be utilized for congregate living facilities to allow for the
consistent application of residential densities otherwise established in this element. The resulting
application of density equivalents to proposed congregate living facilities shall be utilized to ensure that
cumulative impacts upon surrounding residential land uses are reasonable and to ensure compatible
densities between congregate living facilities and other residential land uses in the surrounding area.
Consideration should be given to having conversion factors which vary depending on the land use
designation, to ensure compatibility with surrounding areas. Congregate living facilities may utilize either
a density conversion rate (number of beds per dwelling unit per gross acre) or the Floor Area Ratio (FAR)
limits of a Future Land Use category.

Non-Residential Neighborhood and Community Serving Uses

Objective 4.6: Certain non-residential land uses, including but not limited to residential support uses and
public facilities, shall be allowed within residential neighborhoods to directly serve the population. These
uses shall be located and designed in a manner to be compatible with the surrounding residential
development pattern.

Policy 4.6.1: Residential support uses (child care centers, adult care centers, churches, etc.) is an allowable
land use in any of the residential, commercial and industrial land use plan categories. The facility shall be
of a design, intensity and scale to serve the surrounding neighborhood or the non-residential development
in which it occurs, and to be compatible with the surrounding land uses and zoning.

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.

LIVABLE COMMUNITIES ELEMENT: BRANDON COMMUNITY PLAN

Goal 6: Re-establish Brandon’s historical, hospitable, and family oriented character through thoughtful
planning and forward-thinking development practices by concentrating density in certain areas to preserve
the semi-rural lifestyle of other areas. Attempt to buffer and transition uses in concentric circles where
possible with most intense uses in an area at a node (intersection) and proceeding out from there. Create
a plan for how areas could be developed and redeveloped for the future. Each of these areas would have
potential for different building heights, parking configurations, fencing, buffering, landscape
requirements, special use limitations, and design standards. These standards apply to new construction on
infill property, redevelopment of undesirable areas and renovation of existing buildings. The primary
consideration of all changes should be compatibility with existing structures to ensure neighborhood
preservation.
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- Implement Brandon Character Districts to protect established neighborhoods and historic patterns
of development.

- Consistent with the Brandon Character Districts Map, develop design guidelines for the Brandon
Character Districts to address at a minimum building height, density and intensity, building types,
bulk, mass, parking location, access, frontage, setbacks, buffers, landscape, streetscape and
signage. Consistent with the general design characteristics listed in the Brandon Community Plan
document, develop specific standards for adoption into the Land Development Code.

Suburban - Primarily residential area of single-family detached homes with side and perimeter yards on
one-quarter acre or less. Mixed-use is usually confined to certain intersection locations. This district has a
wide range of residential building types: single-family detached, single-family attached and townhouses.
Setbacks and street canopy vary. Streets typically define medium-sized blocks. New
development/redevelopment would be required to build internal sidewalks and connect to existing
external sidewalks or trails.

MM 25-1247 8



pxur 16040k

' old
pfsmouezAZIy| ' Houiny

S202/2/6 ‘weisks Buiuozey wouy pejund dep

1004

026

GZ° 1YL NVHL ¥3HLO S3SN ¥V4 05) Mdvd TVIYLSNANI AOYINT

069 09¥ 0€C 0

2aunos ajeudosdde ay) 935 ‘u
PUE B1ep U0 150w B} 104 “Auo Sesodind s

S1dew Sy “uoISSIWWOD Buuueld AIUN0O-0 AUN0D YBNOIOGSIIH
41 Aq pesiuBIENB 10U 51 AOBINOOR 4N ‘JOABMOH "SPIEPUEIS
fowinoge dew [euoieu S’ Yp Aidwios dew aseq oy o Aoenode
U1 1811 PaPUBIUL S 11 :AOVHNOOY

oIS sILOD BupuUelg AUNo-A1D

sy oles
10u few 1994s SIUL NOILONAOUATY
sosieuddy Auadosd Aunod UBnoIOGSIH
o1} B18p PUE SaUY (3012 “[EIY0 10U BB PUE UOISSIWLOD
Buiuueg ey | woy sauEpURO] BUUOZaY ‘SIDYNOS VIV

1041y 10 ed ut paonpoida:

IOVTTIA MVd SNHLID
(¥v4 §2) Z-IVILNIAISTY IDVTIIA VWNYIIM
NOILVAYISTdd TVHNLYN
oI18Nd-ISYNo/orand

(Y4 62°) TYIILSNANI AAVIH

(4v4 62) TVIILSNANI LHOIT

(¥v4 527) AINNVI TVIMLSNANI LHOI
(3043INNOOMIVLIY ¥V

(9v4 0'L) Suvd 3LVHOdHOD HONYISTY
(dv4 §2) 02-TVIOYIWNOD 301440
(xv4 0'2) SE-3SN QIXIN YOAIIHOD NOILVAONNI

I nre:

(4v4 02) Ge-3SN AIXIN TYNOIDIY

(dv4 0'1) 0z-3SN A3XIN NVEdN

(dv4 05) Z1-3SN AIXIN ALINNWNOD

(dvd §€) 9-3SN A3IXIN NvaYNaNs

(4v4 g€ (€) v-3SN AIXIN AOOHYOEHOIAN
(9v4 0'L) e-TVILNIAISTY

91-TVILN3AIS3Y

)

V4 € 0Z-IVILNIAISTY
)
) 2LIVILNAQISTY

(
(dvd 5¢
(dvd 5¢
(Yv4 €°) 6-IVILNIAISTY
(¥v4 52') 9-IVILNIAISTY
(¥v4 52) v IVILNIAISTY
(Yv4 5€°) 2-G3INNVId VILNIAISTY
(dv4 52') ZIVILNIaISTY
(dv4 52') L IVILNIAISTY
(4v4 §2) §'2/L-31VLS3 IVANLINOIIOY
(9v4 §2) 5/L-TVHNY/IVENLINOINOY
(dv4 §2) 01/L-TVENLINOIYOY

(4V4 62°) 2/L-ALINNWWOD TVANIWNOYIANT 3NNV 1d O3d

(44 §2°) 02/L-ONININ/TYENLINDIYOY
J81BM

sjeoled

speoy

Asepunog uonoipsunp

—J

Asepunog Aunog

[—1d|[_uUI0D

||

29|g

(JSJGX :
a
[5)
x
©
|
c
o
2
0]
=
w

[ ]

111

|d Yled:108dsold

Delancey

&3?&2 doIyjuip—
mm
D

-1S Yed dosypuipn - D

1S HOdY001S

111

———13.86p1j00)

(]

>

<

Q

c

[0

110 9BA &
[T] HIEN N E

E— 1S UeAl|INS =

S

any ajepbuiwoolg g

 \ c
1S BasUEMS _ M

T
o S
AemTIoue|\pjayu 1g1sInymaQ o

LvZ1-5Z @

———1S AenieH

pYy'uosisneqy

Pyl UGSIEM

|

:

-

1a’AjloH uespswy

B9y 90IAI9S UBQIN

SNLVLS
sBuluozay

ealy 908G edwe]

ONION3d

LYCL-ST NN - Zd
3SN ANV 3dNLNd

ALNNOD HONOYOLSTIIH

)

|I\;/m NEERE

|

1S Bingpur

| [ 7

\
.
©
(4
-
>
@
o
<
'Y
n
|

l

1

———1a'gipuv.r.

o




GENERAL
SITE PLAN

FOR
CERTIFICATION




Hillsborough BOARD OF COUNTY
county | ( Chris Boles

Donna Cameron Cepeda
Harry Cohen

Ken Hagan
DEVELOPMENT SERVICES Christine Miller

PO Box 1110, Tampa, FL 33601-1110 Gwendolyn "Gwen" Myers
(813) 272-5600 Joshua Wostal
, COUNTY ADMINISTRATOR
HILLSBOROUGH COUNTY Bonnie M. Wise

DEVELOPMENT SERVICES DEPARTMENT COUNTY ATTORNEY

Julia Mandell
COUNTY INTERNAL AUDITOR

GENERAL SITE PLAN REVIEW/CERTIFICATION Melinda Jenzarli

DEPUTY COUNTY ADMINISTRATOR
Gregory S. Horwedel

EST. 1834
smM

Project Name: None
RZ-PD 04-0459 g, MM 25-1247
None Submitted: 2/24/26

2124126 . o... 3/2/26

Kami Corbett, Esq. Phone: 813-227-8421/kami.corbett@hwhlaw.com

Zoning File:

Atlas Page:

To Planner for Review:

Contact Person:

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

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

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

Tim Lampkin Date: 2-24-26

Reviewed by:

Date Agent/Owner notified of Disapproval:

HCFLGOV.NET



Lv2l-g2

Em:, Eze
S —— Zocoa T
SwsEE| 5 o xatdna VoA Q3HovL30 ATV TIONIS
) S o
ou
o T ey S S S S
ou s ons| G T O E 13
] e “ = e o g
ou S faneaons| - = £ £
| < < <
ou s e " H H H
o o) v « . i e b 3
oy | fovwisone] S0 AT s 0 TR 50 Y 3008 a2 3 s0 330 0m BRI SN = & & & = B & & &
ou T fansoe] s | [T & Ed & T [Tmss Fass | [ & e i e B i e
" = — el . A —— - B = e
3 ou s~ fwoe]
E s o fwos| vaw s SV e = =T
2 o | o] o [49 sion |8
. 8 o ool S PSR ERI——— - 5 £ i
25 m curisne| 153084 4 ASGELYSG30 3001 S AV SOOI N
i3 250 = Fe e s : :
s 85 3 = Ry s sy - e
z R 3 o — et s evionos B ]
i3z 2O 5 - = — .
g a v = s i - po— — -
3 28 % £ T e uscn] aw o SO u TS0 G3R0xC 1334 01 40 WONINIK AR 76 ™ RN 5E | WANRI e
— 5 % e Ermn : V38 AVH S¥VONNOB LO3MON ONLLLGY 1N - - i
owg € T hwwsgons| on izoesauscun ONY 103r0Yd FHL OL TYNNIINI SUVA UV .8 £ NN
> 33 2 9 ﬁ oy |08e8LLEL0) s o A¥YONNOS 35N ONVT 3uNLNS mn mn mn
* 28 2 fveional ou e o . — 1334 01 40 WNWINIA ¥ 38 TIVHS <
B Ry & SR TE ST SQ¥YA 30IS SY ONINOLLONNS STNVA INOMS ¥, H
g 3z T . N 308 s 01z wots H
2 53 o | IS0 sion o
=3z § | fewmosl o o [P S310N 107 R & & & 1L
25 3 - et : o S & # &
T8 3 1 o ‘a3s0d0u4. v
28 — o - o .
© E_ (7] OGINHOD DINIOS GILYNOIS30 ¥ 51 3NNTNY z
s o v oL Aanos o
| s +
- ou S310N 3Is —
. o
ou
ou e ere e,
ou
Sasn wunzasa v
» 7] s oSanos Sodroeom
= M 04 03A0HdY
M - 5 fenaw| - i TWLINIQIS B VIOHINHOD
I 4 m bt (ZOE1-00 WW) (€ L 1-£6) NN -Ad . S GOOHNOBHOIN MO G3A0NaY
Q [ITZyvZoonod 953
_M N I = LINN S3LVISI AN (2OE 1-00 WW) Li-£6) N -ad
=9 ms s S .
< w Ky
22 |33 PR B e \
m c o E INIESV3 FOVNIVHC-608 THONYE oo e o0 NI AHYANNOS ad 3
INIAY FraSKimo0Ta K
g M e z J, ,,,,, [ 3
T f
83 °3 B i el i e B e H B
A z ¥ (48 8200°S1 St W) Vi S80a! J
] o § e | L
= 8 =
L3 - e N
@] g8 { JQ [
R PN ” E o e, = =
3 [ [ —
@ s vanons e » NOLLOZS 40 1 LSAMHANOR ML 10 M SVEHINGS B i i H i susoavouonas |1 5
m b i H T
z [ — —h H _W el S
: i
i :
3 m NOILdI¥0S3a v — | i IS T i
> (NOWIXYIN S3ROLS ) | ' il . e L
e = iR | . | e 1
z e i (sasn vou Tav. =
=No) @ — wo s | Vivaauis 238) ™ =
m 2 T garovLig | [ R—| z
=R | s o8R0 83 namouno ——— ] = = [P H
o) 2l m EEA et Rh e NV g siion
m | 7 — e StV NEVA :
Z - 15 @ ) / AMOLS TIUHL I
5 |2 INVOVA 380 INZHHND P 5 3|
z ? g Py 3 IOVaL =
o2 [E| © [
Ca—
om 3 @ INVOVA 35N LNFHUNO =R
R 3 [ i
Pz g m 5010 oM NGB 7 S5
se |8 © : Fl . & =
335 |° g pa iy yui
w m 3
X g 3 (WA SANOLS §) @ SNIT AYVANNOS
C 'SNOLLAO. AWWHLIN M NOLLYNOIS3a N4
wNv O 5NNO2 1 S ML SONVCHOS5Y M G300 150 38 ThATS TONVGLNG 201 s w 5 INLSIG
ganov1i30 s
088 B0 SHANRGUD E 3N AHVONNOS
T = S S o NOLLYOI4IGON ¥Orvi
2 B
El H ] o
U1 H o wnosi swaron -
P o5 E] [ s
g e ad «
NOILYOIHIGON HOPVIN 2N AUVONNOE -
B 3 R — [ NOILvOsIa0H oV ; P—
H omovreem v smrTe9tI s NoumossoNs ummsIeS o RN o
23228323 H — ST Oarovi Y
dgage ERZSZEO0r0] H
aiges Lomnminoss e e oo s ST ) e esouens I reeeo JEE— H
L SRS oo ovan ss w25z B— e :
23836 TIOvVHL [= urm}vl\\‘\\\{ ———
meam V1va 3Ls — W CrEmTee] i e
pAge 2 2 2
fLes g Twosouion g awosoliov H mmw
%Em mma deyy uoyeoso] =9 dey Auoip H Y mmm
Fa] i i
§:° H i I LT7mis th0vo0ls i&
S H OV 60 =8 i g J=o==e=r
3103 ey H VMY NOLLYANISNGD. ! !
= H s oW t L !
B : \ / S
Xy ampsaoonn i M

(48820051 S¥d WA)
(48 65¥0-70 "ON NOILIL3d Z)
3N A¥VaNNO8 ad

vovel3s
V34 NOLLVARISNGD
aNVILEM 0

VEUY AGNLS 05+

1334 00 = oN L 0€z 39Vd ‘221 008 Lv1d

FIVADNINOOTE LV AVITHIARS

08

o
2108 OlkavE0 -,

YIINIONS TYNOISSIHONd
19685 "ON Uspewy 0 ppoL.

8l

FIVADNINOOTIE LV SV THEAR,

[ PP -

T
|
|

-t

S30IAY3S INIWJOT13A3a !

Waore

|

Qa3n=03y



L¥2l-G¢

€Joc

I NOILdO

(=

Z
S
=
=
59

19827129 (€18)

619g€ epUol3 ‘edwe] | peoy Jen wied 5158
ning g Butisouibuz

71082 # V'O | wooosarmmm

(xe}) 19.9-129 (£18)

8.G€€ VARIOTH ‘MIINGIARS
¥A LSYNHMIA 20211
S300I1y¥d IHL
‘ANVHO ¥31VM 133IMS

INONUSKT  mancmaser

NOLVNDISIO 38N ONVIONILSIX 4=/
NOLVNOISIOONNOZONIISIXT | -DSY

[(NELEREY

7 z
RE
Z 3| m
z 5| w
5 2
sl =
® el S
5 3 9
m A @
o z m
C 3 o
Z H
B
yz|lo 3]s 5|57
I -] ]

YIINIONS TYNOISSIHONd
19685 "ON Uspewy 0 ppoL.

S30IAY3S INIWJOT13A3a

3HLNIHLIM G300

(Q3VHd 38 LON TIVHS LO3r0Md

SNON ‘SYZY NOLLVZOTY

SNON ‘S31008 ¥ALYM TINIYN
INON ‘S3I008 ¥3LVM J0VR-30YH

(18Y011aY LON OuvA sva)
0350d0¥d 305 ON

QYO AN WV 5158

ONIAZANNS ¥ ONINIINIONS YHVHONYT
IANONT

%00

ISIIYST(EIS)INOHD %07 F9VFA00 ONITTING TTRYMOTIY WX

(45 000's) 6010 ¥ ¥ 4 0350d0Md

S3NVTHONONHL

SNLVINISIAZ SAHQ HLIM YN8 45 0007 ‘351 03S0d0Nd

953 350 ONY1 N1N3 ALNNOD.

1851 191 AVNYVT

Q3100 6860 744071 ‘ON T3NV ALINNANOD YIV34 04 ONINOZ 0350d0Md

3.5, 3NOZ 0004 NIHLIM 03L¥D01 §1 LOFONd SIHL
(248 00050 S %

SINIWZUIND3A INSNLAVAI0 313 ¥BEGH0H0Z) 04 ONNOZONLLSIA

AINNOO HOMONOBSTIH¥3d  “NOLLOZLONd 314

AINNOD HOMOOBSTIH _ “30IAY3S ALV 0300°60/520 ¥IANAN OO
'KLNNOD HONOHOBSTIH  “301/3S AMYLINVS S3UOVZ0L 3218 LO3rONd
viva3us —
NZuIH
Q368140530 SININISY3 03353 3L 20 SY3HY 3HL 40 NOLLAOSIA YO SONNOB ANY SZUIN TWNIS SHL
IN3WISV3 0L S5nv0 T

Lii3d 3HL HONONHL SININISY3 GIANISIA IHL 4O SNOISNIWIQ O3MINDIY HL 40 NOI
WIS NOdN "LNZN3SY3 TYANINI1ddNS Q305003 A HLA30 HELV3HO 0L INGSNOD NALLIAM O
SIAID TALNVO SSIINN ‘GYON NOSLYM ONY INNIAY TIVOSNINOOTE 40 SINT AVM-40-SLHORS SN
WOM3 G3ANSV3N SV HLd3 N (1) 133 N3L 0330X3 LON TIVHS N8 ALNNOD HONOHOBS TIIH A8 U3AONddY.
o1 3uv SNOISN:
10VX3 FHL 659070224 NOLLYOIddY ONINOZ3M AG UIBISIA ONY GALVIMWIINOD INIWOTINTA THL 40
NOLLONAISNOD 3HL 404 SLINA3d 40 3ONVNSSI HLIM NOLLONNINOD NI ALNNOD HONOHOBSTIH A8 Q3IND3H

SININISV3 47351 OLNN S3AMISIH HOLNVED SININISVS 40 NOLLVANISIH ONIMOTIOA SHL OL LOFrENS.
‘SS371%0 O 'STAOV 20 ONINIVINGD

804 OL L4 E09E 1S3M ,0545.68 HINOS.
3ONZHL L4 20'65) LSIN .2Z:80.00 HINOS INI AN AT QIVS ONOTY 3ONIHL G NOSLYM 50 3NIT M ATN HLIM

NOILIOS3A o1 —
%w% depy Ay =y depy uoneso

B

ERELS 3 IMINIMOOTE

WATSON RoAD

15 NOSSALYd

vod'srad

z .
LINNS3LVIST AN 5101
xuvannoa
35N ONVI BN

V. Nois

015 ONLSHA

NMOHS 27 o

'SNOLLIGNOD Gd NI GLON SIMN3HLO SSTINN 3000 INFNAOT3NIA
3000 ININAOTIAZA NV HLIM 3ONVQHOOOY NI 38 TUMONDRMYE 'ZZ NV 3HL A8 OZMIDI SY G3QAOMA 38 TIVHS ONINIZUOS ONY ONW3LNG i
‘G350408d HO GFUINOT Y SILIIOV: LISKVIL AN ON 12 035040%d T S3LIS I00HOS I8N ¥O SANYT Ve IrT8NG ON 0F
aave (Q35040Md 3HY SNOISIQ VENLOZLIHONY DI403AS ON 6

38 LON TIW ONY VARG NIVW3Y OL 3y Syy SNDRIVA ¥ AVMOVON TYNNIINI T 07
Q3LSINOISIXTHON B
LIS SIHL ¥04 NMOHS HO 03S0dON 3V SAOLS LISNYALON ‘61
NMOHS S¥ 3 ANY 41 ‘LIS 3HL 40 1334031 NIKLIM ONY SUS-NO SININISYE ONLLSIXE £
‘azuNoR

HO NMOHS LON 34V SLNOAY1 L0 TYOIdAL OS '03504O¥d 3V S38N VLINZISZH ON '8 SISO LSIX3 AVM-4O'SLHOI ONLSIAON

NOLLONNISNOD 3US 3HL S0

ANY 40 ONINNIO38 OL HORd G3NOWZ¥ 38 OL 3uY SRANLONULS ONUSIX3 TV 2i 133 05 NIHLM ¥O LSO LSIX3 SILLIIOVA O118Nd ¥O SIS NOLLVEUOTY ALINNAOD
‘S3US WOIDOIOIVKOMY HO TOMOISH O30NOO3M SALTIOVA MNLIND ON &

savannos

103r0Nd 3L OL INOVIQY HO NIHLIM SYOROD DINIOS OILYNSISIA ON 3uY FuIHL 9% NMOHS SY 34V 3US 193r0d JHL 40 SIRVONNOS FHL 40 133 051) ALl

Q3MONNH 3NO NIELIM STUNLONELS 40 NOLLYOOT TV3NZD 3HL ONY S350 ONVI TV %
SHL 40 1334 051 NIHLIM

‘SNINIOTGY SAVMOVOY TV NO' SAYMIMIS ¥ SYTYMIOIS ONILSIX3 40 NOLVIOT FHL 'Sh LSIX3 $¥0018 40 SI01GLLVION ¢

‘G35040¥d 34V SONIN3HO NVIGZH ON GNY V3V NOLLOLONA T34 TIM M3LVA T18V10d

1S 3HL 40 1334 051 NIHLIM 1SIX3 SONINGAO NVIG3W ON "NAOHS SV SI 10310 31 O VIMY NOLLOTLON 30MNOST ¥ILVAL OVAUNS VIMY NOLLOZIONd 30MNOSTH
30 1334 051 NIHLIM AVM-4O-LHOI 3HL NI SINY1 40 HIBWON ONY HLOIM AYAO-LHOR #8  QVHTISM 'V3MY GNVZVH HOIM TVISYOD 3ML NI G3LVOO1 LON SI LO3r0¥d 3HL 2

‘G3LY0I030 38 01 G3S0d0 S| AVMO-LHOR ON 'Th LORLSIa AVRINO
NY NI G3LY007 LON S1 NV V34V NV1d ALNNAKOD ¥ NI G3Lv001 LON SI LO310Md SHL '}

S3LON 3LIS —

S350 VLLN3QISZ ¥ VIOUINWOD
'GOOHHOBHOIIN HO4 UFAONdY

sen-an
=S¥
(20EL-00 W) (€L L-£6) NW-Ad

0000234920 01103

1330S -Nvid

Wa S0z

(NolLIaNoD a002)
S3NVT dnod
HLOIM ININ3AVD F.S§
avoy TvIdILdY
AVM—40-1HII4 08
snvmaais

3INNIAY FTVYAONINOOTE
w34na oauoo 1SS

INZWIAVS LVHASY

seaus
9-53¢
ad

0000-212620 01103

s F00S.
9-53¢
ad

9SFLALLELD OO

2IN308 02 ss2u03/ SsONI
Nois

o)
SLNIOd 5300V 03S0d0Nd - \‘ T
ssz0v-ss080 s3007 Ussaoov wviusaaza R —
NVI1S3030: LM 30V N3O ES T

SsRIOFSSTUON

103704 ONISNOH
HOIN3S 403 O3AONddY.

2y oD
a350d0¥d

sy
G3HOVLLY ATINYS TTONIS 035040Md

/ 506 30V 45894008 WO ¥3d
LNSINESY3 SONIVIC 608 10N
s3sing
Bl v anas whis303d
Jams N
30008
i
|
| il
] wasing ////////
— L
e —
| (uavansD W/
N ! ‘Gas0dond S
3 LI oowsaznonos svaway S
PRENEETEN 3dvOSONYT] ONDRIVd =
Sop | S oty =
% =
S3883 =
83 =
qSEREQ ORI HOH S5 =
AN NHLIAN@M SNITTING =
N e A 50 00y e =
§5:3% Lt =
875559 =
2 £ XX | sovass | =
M ™ onauneoe =
| I ! » — ] =

v
9-574
ad

0500202620 0104

(48 0500:50 52

NOGNYAE 20 30¥1d VITIYD

Iy ONDRSYA
a3s0d0Md

(vorAL
AYMOYON TVALIZONOD

1333 0¢ = HONIL

[
TS OlkavED

¢

|

Qa3n=03y



L¥2l-G¢

€io¢

¢ NOILdO

(=

Z
S
=
=
59

Ppeoy JoAY Wied 5168

wooasa| MMM
19827129 (€18)

YLO8Z # V'O

(xe}) 19.9-129 (£18)

6196€ epuol3 ‘eduwe
e10d109 Buikening % Buposuibug

(%)
o
N =
3z | R
N
&8 | Z2
=3 RS
ul T3
o 5m
M% or
g3 mao
w0 Py
@0 >
9 z
9
@ 9
o g 2
z 3| m
z 3 o
® H
e (g B
5 5 8
m o
T ol o
- 2
p= H
E ] ]
B8y 5]z 227
g vmnmm

SNOISIA

YIINIONS TYNOISSIHONd
19685 "ON Uspewy 0 ppoL.

S30IAYIS INIWJOTEA3a
o

»

N AAV HI8L 1599 ALN1OD HONONOISTIIH
NOSLIVM -
ATVAHININOOTH

HIVATIH G

4vd SVTTANId

p

‘

e 18.6€ 14

9898-9€5 (L22) a1 Peiq

0105-CeC (€18) /2L w224a
209€€  epuold ‘eduwsel.

18L€€ T “yed sejeud 0022 NS ‘19245 vosyoe[ 3 10k

YO NUBAY 19/ £§99 vd

O77 ‘auidojanag sesjjeg “UOSIBLIS § 43Py J3SSIAM I[N SoAea suses)s
¥3d013/30 AL

40 € 45Vd
¥LTO-LT #2000 MAITO
AL SEET-9T NN # ddV

1V
TTVAININOOT1d

800/82/80 NO 3N1LD3333

‘HE6E0£502T
TON - TINVd  ALINNWWOD  YA3S  ¥3d X,

INOZ GO0 NIHLIM G3LV201 S1 1D310Yd SIHL

SNOILIGNOD ININOZ FHL NIHLIM
G3ANTONI 38Y STYYANVLS N9ISIa
Q3SYHd 38 LON TIVHS LO3/0¥d

ALNNOI HINOYOSSTIIH  NOILITLO¥d Tl

ad aiNoz

ALNNOD HONOYOASTIH SIDINYTS YILYM 0900°€0LEL0 YFGNAN 01103
ALNNOI HINOYOSSTIIH  'SINNGIS AYYLINYS SIYOY Z0°T 3215 1930%d
5597 0 10U

‘one z0T Suwpeuo) Suuuifag Jo 04 3yl 01 133 E09E ‘ISIM ,08TS.EE YInos awayy pue
1198} Z0'6ST 1S9M ,22,80.00 YINOS ‘v UORIAS ples JO  p/I ISEMyInoS dyi JO /I 1seayInos ayl
40 Asepunoq jse3 pauopuswaiole ay3 yum [ajesed pue Jo is3p 199) 0057 Suid) aul Aem-jo-3ySis
Ajoisam  pres Suoje 2dusy) ‘peoy UOSIEM JO Bull Aem-o-ySu AUSISSM Byl YIM  UOIISIBIU]
40 Juiod € 0} 123) OTZEZ 1563 ,8L60.68 YINOS Uyl 493 Q08T ‘Ie3 ,Z2,80.00 YMON ‘dul
Aem-jo-y8u AiyrioN pies Suipedap s0uay) 393) OTZIZ 159M .8L6#.68 YMON ‘dui Aem-jo-pydl
Appayrion pres Suoje uayy ‘SuuuiSeg jo ulod Yy pue anuay djepSujwoolg jo auy Aem-jo-ysu
Auayuony 3y yum uomssialu Jo juioo B 0] 133) SE'SE b UONIAS PIES Jo  p/T ISamMyINos
a3 Jo  pfT Jseayinos ayy jo Aepunog ise3 Syl yum [ayesed pue Jo Jssp 183 00'Sy Suih|
auy & Suoje ‘1se3 ,22,80,00 YioN ‘“Aepunog yinos pres Suiedsp aousy) 498p 00'Sk b UOHIAS
pies jo p/T 1Semyinos ayr jo Aepunoq qinos oyl Suore ‘(sSuueaq jo siseql IS ,E0.06.68
YroN 2oUBY) Uni ‘p UORIAS ples JO /T ISIMYINOS By} Jo J3UI0D ]SBAYIN0S Byl 1B WO

zsmojjof
se paquasap Auepnonsed asow 8uiaq ‘epuod Aunod ySnologsyy 9se3 0z aSuey Yinos Of
diysumo; ‘p UoRISS JO pJT ISamyinos ayl jo p/i Iseayinos ayy jo uopuod e Suiq puej jo el Y

uonduossg jeba
JVIV e d [eve] JEIW
ALINIOVA

d¥ NosIvm

NOILVIO0T

“yiem

/ mm owmomm - EwEww mm
—_— 8 e SoveG HOAIHH0D JINTIS GNY
] i 434409 IJYISANYT.02

T’

7

AVYM-40-LHOIYH .08

Y344NG IIVISANVT .8

——

dd - dINozZ
0900°€0£€£0 # OI704
SISNNO
4'S 005’2 d3S0d0¥d

P TYM3dIS G3S0d0yd

| — -

Y344/18 IdVYISANYT.02

« ‘ §8300Y
NVI¥LSIATd

A HLM FOVdS NITHD

ANVANNOE dd

| SNOLIONG) 0 1 310N ISUZHIO SSTINN 3900 INTNIOTSAE,

344013130 ONY) 4L HLIM SINYQHODDY 11 38 TIM ONYYE 2

QY7 3HL A8 QTINDIY SV GIGUAON 36 TVSHS SNINF3S GNY NIBS3NG 1T

WAOHS 4O Q38IND3 38¥ SIUMDV LSNVUL NN ON T2
v s NN TIY 0

aatvo 38.100

g (0HS 80 GISO20Hd 34V SIOIS SNVHLON 6T
G0 HO NMOHS 1ON 38 SLNOAY1 10T TVDIeAL OS 035040¥q 3

on or

G350d0K 34V SNOISI TVUNLITLIHIYY JHD3S ON 6

QSINDI S XTHON 7

HIYON

ot Amons.
5901 b RZIRTPE ONLISIY3
STLLOW/ST3LON ONY SUOTYYd SN AVM-A0SIHO ONLSIXTON 3
sasn.11av V43NS SN SV 3115 41 40 1334 05T NIMLIM 4O FUISNO S0 SIUTDVS BN 4O SIS/ NOLYIOTY
/NG) ‘SINVENVLS3¥ 0004 o AN '3LIS TYOISOTVHOSY HO TYIWOLSH 0300334 S3LISVA TRALIOON 'S
HS SY 34 3L1S 1 40 L334 OST NIHLM GNY ‘ONISU3AVL Z W
s 43 $¥0078 40 5101 G3LLVIdON €
G350401d Y SONIN3IO NYIGH 1500 Q«E NOLI0N
0353 05T MM MHOKS V1 93104 LTI YL TIGVION 4O VIMYNOLITIONd TSNS Y3y NOUDIION
e . AVHAOLHO 9T DUNOS3H GNVILIN V3V CHVZVH HOIH TY1SYD IHL NI GTLY201 1ON § LOFIOKI KL T

031101030 38 01 0350404 SLAVMAO-LHO ON €T
£

ST

a W

SFLON 31IS

23708 3HL T

NVId HLIS ONINOZAI

Qa3n=03y

1330S -Nvid

Wa S0z



AGENCY

COMMENTS




AGENCY REVIEW COMMENT SHEET

TO: ZONING TECHNICIAN, Development Services Department DATE: 1/15/2026

REVIEWER: James Ratliff, AICP, PTP AGENCY/DEPT: Transportation

PLANNING SECTOR/AREA: South/ RV PETITION NO: MM 25-1247

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

I:l This agency objects, based on the listed or attached grounds.

NEW AND REVISED CONDITIONS OF APPRPOVAL
All previously approved transportation related conditions shall be carried forward. Additionally:

Revised Conditions

6. The developer may be required to construct a left turn lane into the project's driveway on Watson Road. If
it is determined by the results of the analysis submitted by the developer, that adequate right-of-way does
not exist to construct any needed improvements (i.e. turn lanes), then the developer shall re-submit an
analysis showing the maximum development that could occur to still enable the needed improvements to
be constructed. The development will be limited to the size as shown in the submitted analysis._The owner
of those lands within MM 25-1247 (i.e. folios 73703.0010 and 73778.7444, consisting of +/- 14.66 ac.)
agree turning movements may be restricted at the project’s Watson Rd. access, and that no left-in/left-out
access to Watson may be permitted unless all required studies have been conducted and the developer is
able to construct any required improvements to Transportation Technical Manual (TTM) and other
applicable standards.

[Transportation Review Section staff recommend adding the above language to reflect discussions between the
County and applicant’s transportation engineer regarding safety and operational issues which could be caused
by allowing left turns into the project driveway on Watson Rd., which could cause northbound traffic to backup
into the intersection at Bloomingdale Ave., given the lack of a northbound left turn lane, access spacing issues and
single northbound-lane configuration on Watson Rd.). Staff had previously expressed concerns about the
proximity to the intersection, issues with southbound queues blocking such access, and lack of right-of-way
necessary to construct a turn lane.]
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[Transportation Review Section staff recommends deletion of this condition, as it was based upon Hillsborough
County’s former system for the evaluation and mitigation of transportation impacts, i.e. transportation
concurrency. Given HB 7207 (2011) and the County’s adoption of a mobility fee ordinance, this condition is no

longer enforceable. Staff notes that site access improvements (turn lanes) are not concurrently related and are
still required by conditions herein this zoning as well as applicable LDC requirements including Sec. 6.04.04.D.]

12. Parking and/or pick-up/drop off for the medical/senior ease-care facility shall be primarily restricted to
those residents within the development. In concert with the Preliminary Site Plan submittal for the senior
care facility, the developer shall submit an alternative parking plan in accordance with LDC Section
6.05.02.G. demonstrating the integrative nature of the senior care facility. More specifically, parking
plan/calculations shall not be based upon standards for Health Practitioner’s office as provided in the Land
Development Code and shall demonstrate that the number of spaces being provided is being minimized to
meet the intent that the senior care facility shall serve primarily the residents within the development.

[Transportation Review Section staff recommends modification of this condition to correct a typo.]
New Conditions:

e The following conditions shall apply to development within MM 25-1247 (i.e. folios 73703.0010 and
73778.7444, consisting of +/- 14.66 ac.):

o As proffered by the applicant, within one year of the approval of MM 25-1247, the property
owner(s) shall install a Type F curb on the west side of Watson Rd. (from Enfield Way to
Bloomingdale Ave.) Notwithstanding the above, as Watson Rd. is a substandard roadway, the
developer shall improve Watson Rd., between the project access and Bloomingdale Ave., to
current County standards or otherwise obtain a Sec. 6.04.02.B. Administrative Variance (AV)
from the Sec. 6.04.03.L. LDC requirement. Deviations from Transportation Technical Manual
(TTM) requirements may be considered through the Design Exception (DE) or Design Deviation
Memoranda (DDM) process in accordance with Sec. 1.7 and other applicable sections of the TTM.

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

o Construction access shall be limited to those access points shown on the PD site plan. The
developer shall include a note indicated same on each site/construction plan submittal.

PROJECT OVERVIEW AND TRIP GENERATION

The applicant is requesting a Major Modification to a +/- 14.66 ac. portion of Planned Development (PD) #04-
0459, as most recently modified via Major Modification (MM) 16-1335. The existing PD is approved for the
following uses:

1. 272 dwelling units which are restricted to housing for Older Persons (reference LDC Sec. 6.11.51);
2. A 101-bed Community Residential Home (CRH); and,
3. A 28,000 max. integrative senior care facility.

The applicant is proposing to modify the PD to:

1. Reduce the number of dwelling units from 272 to 268;

2. Increase the number of Community Residential Home units from 101 to 121;

3. Clarify what uses can occur within the Clubhouse. Staff notes all such uses are restricted to “members”
which is “exclusive to residents within the PD”".

4. Proffer certain improvements to Watson Rd. (as specified in the conditions proposed hereinabove).
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Given that the clubhouse uses are restricted only to residents within the PD and that such uses include personal
care services and other functions which are typically incidental to Community Residential Homes and other senior
living environments, such uses were not assumed to generate any additional trips impacts.

For the purposes of calculating the below trip impacts, staff notes that the existing conditions require the Integrative
Senior Care Center (ISCC) to be primarily restricted to those residents within the development. As such, and after
consultation with the Zoning Administrator on the issue given a lack of clarity within the existing zoning
conditions, staff adjusted trip impacts calculated shown to reflect that a majority 51% of trip impacts would be
internal capture (i.e. “primarily restricted to those residents within the development”, and therefore only 49% of
the ISCC generating trip impacts.

The applicant submitted a trip generation letter which incorrectly characterizes the project as generating “no
additional trips” and failed to provide an updated letter specifying the actual impacts despite being requested to do
so. Regardless, after consultation with the Development Review Manager, consistent Sec. 6.2.1.C. of the DRPM,
staff waived the requirement for the applicant to conduct a trip generation and site access analysis for all
entitlements within the PD at the time of this zoning application. Staff notes that developers within the project
will still be required to conduct any analyses required at the time of site/construction plan review. Staff have
prepared the below comparison of the maximum trip generation potential of the subject site under the existing and
proposed zoning designations, utilizing a generalized worst-case scenario. All calculations below are based on
data from the Institute of Transportation Engineer’s Trip Generation Manual, 12™ Edition.

Existing Zoning:

. 24 Hour Two- 1otal Peak
Land Use/Size Wav Volume Hour Trips
v rou AM PM
PD, 272 single-family detached dwelling
units, (ITE Code 251) 1,332 80 7
PD, 101 bed Community Residential Home
(ITE Code 254) 418 19 24
PD, 13,720 s.f. Integrative Senior Care
Center (representing 49% of 28k s.f. 482 40 45
entitlement) (ITE Code 720)
Subtotal: 2,232 139 166
Proposed Zoning:
. 24 Hour Two- Total Pgak
Land Use/Size Wav Volume Hour Trips
v you AM PM
PD, 268 single-family detached dwelling
units, (ITE Code 251) 1,317 0 o6
PD, 121 bed Community Residential Home
(ITE Code 565) >01 23 29
PD, 13,720 s.f. Integrative Senior Care
Center (representing 49% of 28k s.f. 482 40 45
entitlement) (ITE Code 720)
Subtotal: 2,300 142 170
Trip Generation Difference:
. 24 Hour Two- Total Pe.ak
Land Use/Size Way Volume Hour Trips
Y AM PM
Difference (+) 68 )3 (+) 4
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TRANSPORTATION INFRASTRUCTURE SERVING THE SITE

Bloomingdale Ave. is a publicly maintained, 4-lane, divided, substandard, arterial roadway characterized by +/-
12-foot-wide travel lanes in average condition. Adjacent to the project site, Bloomingdale Ave. lies within a +/-
93-foot-wide right-of-way. There are no bicycle facilities present on Bloomingdale Ave. in the vicinity of the
proposed project. There are +/- 5-foot-wide sidewalks along both sides of Bloomingdale Ave. in the vicinity of
the proposed project.

Watson Rd. is a publicly maintained, 2-lane, undivided, substandard, local roadway characterized by +/- 10-foot-
wide travel lanes lying within a +/- 50-foot-wide right-of-way. There are no bicycle facilities along Watson Rd.
in the vicinity of the proposed project. There are +/- 5-foot-wide sidewalks along portions of the east and west
sides of Watson Rd. in the vicinity of the proposed project.

SITE ACCESS, CIRCULATION AND SUBSTANDARD ROADS
No changes to site access or circulation are proposed as a part of this PD request. The project will continue to be
served by two (2) access connections to Bloomingdale Ave. and one (1) access connection to Watson Rd.

The applicant has proffered an improvement to Watson Rd. (i.e. the installation of “F” type curb on the west side
of the roadway). Staff informed the applicant that would not result in Watson Rd. being improved to current
County standards, and directed the applicant to pursue whatever administrative relief or Design Exception it
chose to (and as required by the Development Review Procedures Manual (DRPM)). The applicant failed to
request such relief. As such, the applicant will be required to address substandard road issues at the time of
plat/site/construction plan approval.

Staff has proposed a condition with respect to Watson Rd., to clarify that the proffered improvement is
independent of any substandard road requirement. Staff notes that while such improvement could be all that is
ultimately required along that roadway, such determination cannot be made except through an applicable
Transportation Related Administrative Review (TRAR), i.e. a section 6.04.02.B. Administrative Variance (AV)
or Design Exception (DE). Given the above, substandard road determinations are deferred.

PATTERSON RD. ISSUES

Staff informed the applicant that the need to provide sidewalks along Patterson Rd. could impact internal site
layouts (given the substandard nature of Patterson Rd.), and would need to be addressed through this zoning process
(in case adjustments to buffers or other such features may be needed). After additional discussion with the Director
of Development Review, it was determined that based on the configuration of Patterson Rd., arrangement of
developments within the area, and lack of uses north of the project site on the same side of the road which we be
served by such sidewalk, no sidewalk would be required along the Patterson Rd. frontage consistent with LDC
Sec. 6.03.02 which states sidewalks are required only “...where necessary to provide for safe pedestrian
circulation...” Since no pedestrian circulation is anticipated along the east side of Patterson Rd., no improvement
is needed.

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION
LOS information for adjacent roadway segments are provided below. As Watson Rd. was not included on the
LOS report, no information for that facility could be provided.

Peak Hour
LOS S
Roadway From To Standard Directional
LOS
Bloomingdale Ave. Gornto Lake Rd. Kings Ave. D F

Source: Hillsborough County 2024 Level of Service Report.
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COMMISSION DIRECTORS

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

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

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: 11/17/2025 COMMENT DATE: 9/3/2025
PETITION NO.: 25-1247 PROPERTY ADDRESS: 1123 Bloomingdale Ave,

11202 Dewhurst Dr, Riverview, FL 33578
EPC REVIEWER: Melissa Yanez
FOLIO #: 0737030010 and 0737787444
CONTACT INFORMATION: (813) 627-2600 x 1360
STR: 30-20S-04E
EMAIL: yanezm@epchc.org

REQUESTED ZONING: Major Modification to PD

FINDINGS
WETLANDS PRESENT No wetlands within subject parcels
SITE INSPECTION DATE NA
WETLAND LINE VALIDITY NA
WETLANDS VERIFICATION (AERIAL PHOTO, | No wetlands within subject parcels however,
SOILS SURVEY, EPC FILES) wetlands exist within overall PD boundary.

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

INFORMATIONAL COMMENTS:

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

EPC staff reviewed the above referenced parcels in order to determine the extent of any wetlands and
other surface waters pursuant to Chapter 1-11, Rules of the EPC. This determination was performed using
aerial photography, soil surveys, and reviewing EPC files. Through this review, it appears that no
wetlands or other surface waters exist within the subject parcels.

Please be advised this wetland determination is informal and non-binding. A formal wetland delineation
may be applied for by submitting a “WDR30 - Delineation Request Application”.
Once approved, the formal wetland delineation would be binding for five years.

my /cb

ec: kami.corbett@hwhlaw.com

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



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.: MM 25-1247 REVIEWED BY: Clay Walker, E.I. DATE: 1/15/2026

FOLIO NO.: __73703.0010, 73778.7444

WATER

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

= A _16_inch water main exists [_| (approximately __ feet from the site), [X] (adjacent to
the site), _and is located south of the subject property within the north Right-of-Way of
Bloomingdale Avenue . 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 south of the subject property within the
south Right-of-Way of Bloomingdale Avenue . 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.




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: 12/03/2025

REVIEWER: Ron Barnes, Impact & Mobility Fee Coordinator

APPLICANT: 11202 Dewhurst LLC PETITION NO: 25-1247
LOCATION: 11202 Dewhurst Dr

FOLIO NO: 73703.0010 73778.7444

Estimated Fees:

Assisted Living Facility

(Mobility Per Bed)

(Fire Per 1,000 s.f.)

Mobility: $1,253 * 20 beds = $25,060
Fire: S95 (only if any new square footage)

Project Summary/Description:

Urban Mobility, Central Fire - Convert allowable use from housing for older persons (4 dwelling
units) to Assisted Living Facility Beds (20), plus accessory facilities (no impact for accessory use)



AGENCY COMMENT SHEET

TO: Zoning/Code Administration, Development Services Department
FROM: Reviewer: Andria McMaugh Date: 09/03/2025
Agency: Natural Resources Petition #: 25-1247

(X)  This agency has no comment
() This agency has no objections

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

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

Page 1 of 1



. 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: 8/14/2025

REVIEWER: Kim Cruz, Environmental Supervisor =~ REVIEW DATE: 8/22/2025

PROPERTY OWNER: Bridges Land And Development LLC, PID: 25-1247
11202 Dewhurst LLC

APPLICANT: 11202 Dewhurst LLC

LOCATION: 11202 Dewhurst Dr. Riverview, FL 33578

FOLIO NO.: 73703.0010, 73778.7444

AGENCY REVIEW COMMENTS:

At this time, according to the Hillsborough County BOCC approved maps adopted in the
Comprehensive Plan, the site is not located within a Wellhead Resource Protection Area (WRPA)
and/or Surface Water Resource Protection Areca (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 site is not located within 500-feet of non-transient non-community and/or
community water system wells; therefore, the site is not located within a Potable Water Wellfield
Protection Area (PWWPA).

At this time, Hillsborough County Environmental Services Division has no objection to the
applicant’s request as it relates to the County’s wellhead and surface water protection regulations.



AGENCY REVIEW COMMENT SHEET

TO: ZONING TECHNICIAN, Planning Growth Management DATE: 08-20-2025
REVIEWER: Sherri A. Wilson, Conservation and Environmental Lands Management
APPLICANT: Kami Corbett PETITION NO: 25-1247
LOCATION: 11202 Dewhurst Dr., Riverview, FL 33578
FOLIO NO: 73703.0010, 73778.7444 SEC: 30 TWN: 20 RNG: 04

X This agency has no comments.

O] This agency has no objection.

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

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

COMMENTS:
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HILLSBOROUGH COUNTY, FLORIDA

BOARD OF COUNTY COMMISSIONERS

IN RE:

ZONING HEARING MASTER MEETING

ZONING HEARING MASTER MEETING

TRANSCRIPT OF TESTIMONY AND PROCEEDINGS

BEFORE: Susan Finch

Zoning Hearing Master

DATE: January 26, 2026

TIME : Commencing at 6:00 p.m.
TIME: Concluded at 9:48 p.m.
LOCATION: Hillsborough County BOCC

Development Services Department
601 East Kennedy Boulevard
Second Floor

Tampa, Florida 33601

Reported by:

Kate Khvostova

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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MS. HEINRICH: Our next item is item D.6. Major Mod
25-1247. The Applicant is requesting a Major Modification to
PD 04-0459.

Tim Lampkin, with Development Services, has
reviewed this, and will present staff findings after the
Applicant's presentation.

HEARING OFFICER: All right.

MS. CORBETT: Good evening. Kami Corbett, with the
Law Firm of Hill Ward and Henderson. Just trying to get the
words out today.

HEARING OFFICER: 1It's getting late.

MS. CORBETT: I represent the Applicant, which is
The Bridges of Sweet Water Grand. This is an existing
assisted living facility. And let me Jjust get that back up
for the graphic. This is an existing assisted living
facility. 1It's located in Bloomingdale, in between
Providence and Kings Avenue.

The future land use is Res-6 and Res-12. The
zoning is PD. You can see the image on the right. The
assisted living facility and the clubhouse are fully
constructed, and their single-family subdivision called The
Bridges also has been platted and there's some undeveloped
unplatted land in the PD still too.

This is the site plan. The areas of modification

are circled in green. Basically, what we're doing is taking

Superior Reporting Services LLC
P.O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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four residential units from the rest of the development and
making them into an additional 20 beds in the community
residential home. That will be contained with -- those beds
will be contained within the existing building.

We are also establishing a variety of uses
permitted in the clubhouse. We're adding a restaurant,
personal services, satellite pharmacy, and recreational uses.
And one thing I noticed when I was putting this slide
together, there were some inconsistencies with the site data
table and what's on the site plan itself. So some of the
prior certification conditions will change. It
says —-- what's on the screen says proposed increase to 117
units. It's actually 121. And then the clubhouse will
include those additional services. So they'll just be noted
on the site plan, so there's no confusion in the future.

Again, existing facility, we intend to make full
use of what is there already. No new construction is
proposed to accomplish these changes. We just want to make
it a more vibrant community. Those services will be
available both to the assisted living and to the
single-family residential uses that are within the PD, so all
of the residents within the PD can access those.

We've found -- been found consistent and compatible
with the surrounding area, and everyone has recommended

approval, and we would respectfully do the same. We did have

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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one email in the record regarding Patterson Street and some
of the flooding conditions, and I'd like to have Todd Amaden,
our engineer, come up and address that.

HEARING OFFICER: Can I ask you one question
before --

MS. CORBETT: Yeah.

HEARING OFFICER: -- Mr. Amaden comes up? And that
is just for the record, the increase in the number of beds
for the community residential home equates to the decrease,
that conversion --

MS. CORBETT: Correct.

HEARING OFFICER: -- the decrease in the
single-family? Okay.

MS. CORBETT: Yes.

HEARING OFFICER: That was it. Thank you.

Mr. Amaden, good evening.

MR. AMADEN: Good evening. Todd Amaden, Landmark
Engineering, 8515 Palm River Road.

Briefly, Ms. Hearing Master, I believe the comment
had to do with Patterson Road on the west side of our
property and some storm water issues. I will note for the
record this community is a master storm water plan, as you
can see from the aerial. It has a centrally located storm
water pond, master plan for all future development. All

run-off from the projects is directed to the interior pond

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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with outfall, and this request doesn't have any effect on
storm water. I don't see Hillsborough County or SWFWMD
drainage modification because of it. We're Jjust simply
switching density.

And then finally, Patterson Road, on the west
boundary, starts at Bloomingdale Avenue and it goes north.
It starts as a historic local roadway, as a substandard, and
gets sub -- sub-substandard as you go north from there,
probably 12, 14 feet of pavement. There's no curb, there's
no gutter, there's no storm water facilities. It's an
historic local road, and I don't see this project having any
negative effect whatsoever on it.

HEARING OFFICER: Thank you so much.

MR. AMADEN: Any questions, ma'am?

HEARING OFFICER: ©No. I just had an additional
question, if you want to address it, or Ms. Corbett can.
That letter also talked about possible negative impacts of
light, light intrusion, light pollution, I think is the term
they used. And just if there are any waivers to the code
requirements regarding that?

MS. CORBETT: Kami Corbett, again. No. There are
no waivers or variations that are requested that are in the
existing PD or this one that would affect that.

HEARING OFFICER: Thank you so much. That was it.

Appreciate it. All right. Development Services.

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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MR. LAMPKIN: All right. Tim Lampkin, Development
Services for 25-1247. And I'll make this brief, since the
Applicant went through your -- you know the location, it's
off of Bloomingdale Avenue. It's just north of the mixed-use
development known as Winthrop, which is developed with a mix
of commercial and residential types.

The property's located in an existing residential
development, with an on-site community residential home.
Amenities include a clubhouse, commercial outparcel, which
isn't part of this request, within the south east quadrant of
the PD. Per condition number 1, the residential development
is subject to LDC Section 6.11.51, which requires at least 80
percent of the units are occupied by at least one person 55
years of age or older, per unit. The development allows a
mix of dwelling unit types, including single-family detached,
duplex, triplex, and quadplex. The community residential
home Type C currently allows 101 units.

What the Applicant's proposing to do, and you've
asked the question already, the ratio is a 5 to 1 ratio, and
so they're decreasing the number of single-family dwelling
types and quads to -- by four units, and so concurrently
increasing the community residential home by 20 beds.

And the revisions in the staff report, as the
Applicant noted, the Applicant noted that it appeared that

some of the carryover from the previous site plan, they made

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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the modifications in the site data table, but there were a
couple of notes that the Applicant didn't change. And so
they're -- that -- those are -- that's why this -- the prior
to site plan certification revisions have to deal with that.

And the Applicant also proposes allowing more uses
within the clubhouse, including a members' restaurant with
alcoholic beverage service, which the Applicant has in
process a special use AV permit, that will be coming to
whoever is at the LUHO in April after -- if it's approved.
And the Applicant's not requested any variations of the Land
Development Code, and staff finds it supportable.

HEARING OFFICER: Okay. Thank you so much. I
appreciate it.

MR. LAMPKIN: Thank you.

HEARING OFFICER: Planning Commission?

MS. MYERS: Alexis Morris, Planning Commission
staff. The subject site is located in the Residential-6 and
Residential-12 Future Land Use Categories. It is an urban
service area, within the limits of the Brandon Community
Plan. The surrounding development pattern of the site
reflects predominantly residential uses, including this use
of the site itself.

Although light commercial uses are located to the
south, they are largely separated by West Bloomingdale

Avenue, and do not influence the intent of the use. The

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
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subject site has already long functioned as a institutional
residential use, and the proposed modifications would

not -- or would not have any significant impact to the
surrounding area.

Proposal meets the intent of Objective 1.1,
Objective 3.1, and Objective 4.4, and its associated policies
regarding compatibility and neighborhood protection. The
requested modification maintains a consistency with the
site's Future Land Use Designation, which allows for a
limited internal reallocation of density to better
accommodate assisted living facility needs, without
increasing overall development intensity.

Objective 4.6 states that certain non-residential
land uses, including but not limited to residential support
uses, and public facilities shall be allowed within
residential neighborhoods to direct -- to directly serve the
population. It is also consistent with the Brandon Community
Plan, by remaining with the intent of the suburban character
district.

Based upon those considerations and the following
goals, objectives, and policies, Planning Commission staff
finds the proposed major modification consistent with the
Unincorporated Hillsborough County Comprehensive Plan,
subject to the conditions proposed by the Development

Services Department.

Superior Reporting Services LLC
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HEARING OFFICER: Thank you so much. 1Is there

the audience or online that would like to speak in
Anyone in favor? I see no one.

Anyone 1in opposition to this request? No one.

Ms. Heinrich, anything else?

MS. HEINRICH: ©No, ma'am.

HEARING OFFICER: All right. Ms. Corbett, anything

MS. CORBETT: No.

All right. Then with that, we'll close major

Modification 25-1247, and go to the last case.

Superior Reporting Services LLC
P.0O. Box 11 Winfield, PA, 17889
transcripts@superiorreporter.com
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ez
2S-043y

PLEASE PRINT

NAME 7’/‘1 L//whme_'(:cw

MAILING ADDRESS 1?7/2 tar é;, Y

CITY OAckss STATE ~ ( z1p3357¢ PHONE

- APPLICATION #

@/’Z,

25 IoL'%

PLEASE PRINT

NAME [%{4 L\ mnom
MAILING ADDRESS GOSWWJA Tf%// A
CITY Qc)e ssa

1

sTATE_F < zrp agfj pHoNE &2 5Y T3 23Y 422~

APPLICATION #

e
g.@q&k{

PLEASE PRINT

NAME L & vape 15 /S,i///vﬂ {
MAILING ADDRESS /) 7. 72

Ty Ssa

STATE £Z. 710335 ¥bHoNE £/8 T57E%467

v
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SIGN-IN SHEET; JPHM, LUHO ‘ PAGE [ _OF Z
. DATE/TIME: | {; (0 /N HEARING MASTER: $ QS gy EF noh

PLEASE PRINT CLE'ARLY, THIS INFORMATION WILL BE USED/FOR MAILING

APPLICATION #

'B\CJ 04 N

W Adaen Hollified |

35-RSY

MAILING ADDRESS "W?\ |
crry_(desion  sTaTE FL _ZIP 335—5%1>'1&1()NE
APPLICATIONS | T5 ™ A e gsnnar
/@;V\[\ | MAILING ADDRESS_3-OO }}Wd‘A\) e S . B»Uusy
QS BN A |cry Sﬁé Rore STATE = ZIP3570[I PHONE_
APPLICATION # ;‘EABSE*?‘NT §Z é% ‘Za CJ n;q’UWf |
1
LA m MAILING ADDRESS_, /B/5% qu Zfa el
S 1D | oy im STATE £/ zipZ%pHONE &[2. SYS29¢
APPLICATION # | FLEASE PruxT @M’; Q}\[ M‘H’ | i
AaVVAN - . f 0(/ 0
o MAILING ADDRESS_[{! | \ 0
AS - [957 crry XD P e ¥ Z1P5%0 PHONEX TS 223 2|
- APPLICATION # ;ZADS&*E’“NT T DD A"‘ A W
|mmmn 24 | ManLivG aporess_ G213 :PAWL e DD
- o
/ crry | ‘2& STATE‘{Z _ ZIP%E)PHONE@Z{ )&l
APPLICATION # | FLEASE Frux afg‘d’m% M .
WAIVA MAILING ADDRESS Q-ZO N CQ/u_WU ?‘M/’t

CIT m{'\ STAT‘\E/1 ZIP% UZ"HONEg( 3 ‘g?‘g&mgf
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HEARING TYPE:

ZHM,| PHM, VRH, LUHO

DATE: January 26, 2026

HEARING MASTER: Susan Finch PAGE: 10F 1
APPLICATION # SUBMITTED BY EXHIBITS SUBMITTED HRG. MASTER
YES OR NO
RZ 25-1026 Logan McKaig 1. Revised Staff Report Yes (Copy)
RZ 25-1026 Gordon J. Schiff 2. Opposition Presentation Packet No
RZ-25-1350 Todd Pressman 1. Applicant Presentation Packet — Thumb Drive No
RZ 25-1350 Michelle Montalbano 2. Revised Staff Report Yes (Copy)
RZ 25-0809 Todd Pressman 1. Applicant Presentation Packet — Thumb Drive NO
MM 25-0810 Jacob Cremer 1. Applicant Presentation Packet No
MM 25-0810 Tim Lampkin 2. Revised Staff Report Yes (Copy)
MM 25-0810 Renee Maddison 3. Opposition Presentation Packet No
MM 25-0810 George Niemann 4, Opposition Presentation Packet — Thumb Drive No
MM 25-0810 Yvette Niemann 5. Opposition Presentation Packet No
MM 25-0810 Kami Corbett 6. Proponent Presentation Packet — Thumb Drive No
MM 25-0810 Deborah Holliday 7. Opposition Presentation Packet No
MM 25-0810 Robert Demontt 8. Applicant Presentation Packet No
MM 25-0849 Brian Aungst Jr. L. Applicant Presentation Packet No
MM 25-0849 Kriker Kassartian 2. Applicant Presentation Packet No
RZ 25-0934 Tim Lampkin 1. Revised Staff Report Yes (Copy)
RZ 25-0934 Todd Pressman 2. Applicant Presentation Packet — Thumb Drive No
RZ 25-0934 Jim Porter 3. Opposition Presentation Packet No
RZ 25-0934 Jane Graham 4. Opposition Presentation Packet No
RZ 25-0934 Ethel Hammer 5. Opposition Presentation Packet No
RZ 25-0934 Brittney Barrie 6. Opposition Presentation Packet — Thumb Drive No
RZ 25-0934 Cary O’ Donell 7. Opposition Presentation Packet No
RZ 25-0934 Beth White 8. Opposition Presentation Packet No
RZ 25-0934 Adam Bishop 9. Opposition Presentation Packet No
MM 25-1239 Todd Pressman 1. Applicant Presentation Packet — Thumb Drive No
MM 25-1239 Jarrod Follin 2. Revised Staff Report Yes (Copy)
MM 25-1247 Kami Corbett 1. Applicant Presentation Packet — Thumb Drive No
MM 25-1247 Tim Lampkin 2. Revised Staff Report Yes (Copy)

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




January 26, 2026 - ZONING HEARING MASTER

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular
Meeting, scheduled for Monday, March 24, 2025, at 6:00 p.m., in the Boardroom,
Frederick B. Karl County Center, Tampa, Florida, and held virtually.

Susan Finch, ZHM, called the meeting to order at 6:01 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 to the agenda.

Susan Finch, ZHM, overview of ZHM process.

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

Susan Finch, ZHM, Oath.
B. REMANDS - None
C. REZONING STANDARD (RZ-STD) :

C.1. RZ 25-1026

Michelle Heinrich, DS, called RZ 25-1026.
Testimony provided.

Susan Finch, ZHM, closed RZ 25-1026.

C.2. RZ 25-1350

Michelle Heinrich, DS, called RZ 25-1350.
Testimony provided.

Susan Finch, ZHM, closed RZ 25-1350.

C.3. RZ 26-0128

Michelle Heinrich, DS, called RZ 26-0128.
Testimony provided.

Susan Finch, ZHM, closed RZ 26-0128.



MONDAY, JANUARY 26, 2026

C.4. RZ 26-0163

Michelle Heinrich, DS, called RZ 26-0163.

Testimony provided.

Susan Finch, ZHM, closed RZ 26-0163.

D. REZONING-PLANNED DEVELOPMENT (RZ-PD)

D.1. RZ 25-0809

& MAJOR MODIFICATION

Michelle Heinrich, DS, called RZ 25-08009.

Testimony provided.

Susan Finch, ZHM, closed RZ 25-08009.

D.2. MM 25-0810

Michelle Heinrich, DS, called MM 25-0810.

Testimony provided.

Susan Finch, ZHM, closed MM 25-0810.

D.3. MM 25-0849

Michelle Heinrich, DS, called MM 25-0849.

Testimony provided.

Susan Finch, ZHM, closed MM 25-0849.

D.4. RZ 25-0934

Michelle Heinrich, DS, called RZ 25-0934.

Testimony provided.

Susan Finch, ZHM, closed RZ 25-0934.

D.5. MM 25-1239

Michelle Heinrich, DS, called MM 25-1239.

(MM) :



MONDAY, JANUARY 26, 2026

Testimony provided.

Susan Finch, ZHM, continued MM 25-1239 to March 23, 2026, ZHM hearing.

D.6. MM 25-1247

Michelle Heinrich, DS, called MM 25-1247.
Testimony provided.

Susan Finch, ZHM, closed MM 25-1247.

D.7. MM 25-1354

Michelle Heinrich, DS, called MM 25-1354.
Testimony provided.

Susan Finch, ZHM, closed MM 25-1354.
E. ZHM SPECIAL USE - None.

ADJOURNMENT

Susan Finch, ZHM, adjourned the meeting at 9:48 p.m.
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Hillsborough
County Fiorida

PD Modification Application: MM 25-1247

Zoning Hearing Master Date: January 26, 2026

BOCCLUM Meeting Date: March 10, 2026

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: 11202 Dewhurst LLC

FLU Category: RES-6, RES-12
Service Area:  Urban

Site Acreage:  Approximately 14.66 acres

Community —

Plan Area: Application No. MW O - )B\‘\7 B
Name: AN\ Lawunp B '

Overlay: N
veriay °"® " Entered at Public Hearing:. "2 = ;
Exhibit # g) Date:

| Introduction Summary:

PD 04-0459 rezoned the averall +/-25.7-acre subject property from Agricultural, Single Family Conventional (ASC-1)
to Planned Development located on the north side of Bloomingdale Avenue between Patterson Road and Watson
Road. The Planned Development (PD) was approved for detached & attached single-family homes, a community
residential home, and an outparcel.

Most Recent MM 16-1335: The Major Moadification increased the total number of residential units from 198 to 272.
This increase was pursuant to Comprehensive Plan Amendment (CPA 16-17) designating the southern +/-10 acres
closest to Bloomingdale to RES-12. The existing 101-bed community residential home was not affected by this
modification. The modification is limited to folios 73778.7444 and 73703.0010, as the remaining area within the PD is
essentially built out with residential units and an outparcel.

Major Modification 25-1247 proposes reallocating unbuilt housing by reducing the number of residential units by 4
dwellings and increasing the Community Residential Home units by 20 (based on the 5 CRH units equating to 1
dwelling conversion rate). The total number of residential units within the PD will remain the same, only changing the
unit mix. Secondly, the applicant also proposes allowing more uses within the clubhouse including a members’
restaurant with alcoholic beverage service.

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

LGy SIS [ oo e, 1 Sy 1. Increase the number of Community Residential
i L e Home maximum number by 20 beds (4 dwelling
units) to allow up to 121 beds.
2. Residential entitlements allow a maximum of 272 2. Decrease the residential housing entitlements by
residential dwellings. 4 units, from a maximum of 272 to a maximum
of 268 residential dwellings.
3. Clubhouse shown on site plan with unspecified 3. Condition the Clubhouse to specifically allow an
uses. Eating Establishment/Sit-down restaurant with
ability to serve alcoholic beverages/package
Page1of 26
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APPLICATION NUMBER: MM 25-1247

ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026 Case Reviewer: Tim Lampkin, AICP
sales, personal services, satellite pharmacy, and
recreational uses (private community).
s None Requested as part of this application
PD Variation(s): q R PP

Waiver(s) to the Land Development Code:

None Requested.

Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to proposed conditions

Page 2 of 26



APPLICATION NUMBER: MM 25-1247
ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026

Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA
2.1 Vicinity Map

&5
VICINITY MAP
MM 25.1247

Folo: TITCALABIG, 73T78.7444

Context of Surrounding Area:

The overali Planned Development consists of multiple folios within the development comprising approximately 25.74
acres. The 14.66-acre property subject to this request is located towards the southern portion on the north side of
Bloomingdale Avenue between Watson and Patterson Road.

The surrounding area is a mix of uses. To the west of Patterson Road and north of the PD are single-family homes.
South of the subject site across Bloomingdale Avenue is the Winthrop mixed-use development with commercial and
residential. East of the area of madification is an outparcel consisting of a restaurant. Eastward along Bloomingdale
Avenue are more commercial uses.

Page 3 of 26



APPLICATION NUMBER: MM 25-1247
ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026 Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map
—— ‘ -

VICINITY MAP
MM 25-1247

Folo: TYINAONL0, 7AYFS T4

e
e e ey

e R e e

Subject Site Future Land Use Category: | RES-6 /RES-12

RES-6: 6 du per acre

Neighborhood commercial, office or multi-purpose or mixed-use projects
up to 175,000 sq. ft. or 0.25 FAR, whichever is less.

Maximum Density/F.A.R.:
RES-12: 12 du per acre
Up to 0.35-0.50 FAR

RES-6: Typical uses include agricultural, residential, neighborhood
commercial, office uses, multipurpose projects and mixed-use
development.

Typical Uses:
RES-12: Typical uses include agricultural, residential, commercial, office
uses, multi-purpose projects and mixed-use projects.

Page4d of 26



APPLICATION NUMBER: MM 25-1247

ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026 Case Reviewer: Tim Lampkin, AICP
L

2.0 LAND USE MAP SET AND SUMMARY DATA
2.3 Immediate Area Map

&
ZONING MAP
MM 25-1247

Adjacent Zonings and Uses

e — Maximum Density/F.A.R. . - .
Location: Zoning: Permittedby Zoning District: Allowable Use: Existing Use:
. : : Attached & Detached
North PD 04-0459 11.81 dwellings per acre SF Residential SF Residential
" . : Attached & Detached
PD 04-0459 11.81 dwellings per acre SF Residential SF Residential
East
FONCRZIA0D IVl 7,300's6 Commercial Restaurant
SE Outparcel 0.17 FAR (CN)
) . . SF Residential,
West RSC-9/MH 9 dwellings per acre Residential Al Hemis
PD 97-0113 Non-residential: 0.25 FAR Mixed Use: Residential . . :
2 I
S (Winthrop) Residential: 6 du/acre Civic & Commercial RRieR iG]

Page5 of 26



APPLICATION NUMBER: MM 25-1247

ZHM HEARING DATE: January 26, 2026
BOCC LUM DATE: March 10, 2026 Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.4 Approved Site Plan (partial provided below for size and orientation purposes. See Section 8.1 for full site plan)

- reTrer P
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Case Reviewer: Tim Lampkin, AICP

2.0 LAND USE MAP SET AND SUMMARY DATA

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)
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APPLICATION NUMBER:

ZHM HEARING DATE:
BOCC LUM DATE:

MM 25-1247

January 26, 2026
March 10, 2026

Case Reviewer: Tim Lampkin, AICP

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

Adjoining Roadways {check if applicable)

Road Name Classification Current Conditions Select Future Improvements
P O Corridar Preservation Plan
jal - Site A
Bloomingdale Ave. m AR A Substandard Road .90 Farass lmpro;ements
CISufficient ROW Width O Substandard Road Improvements
O Cther
O Corridor Preservation Pian
County Local S Osite A im t
Watson Rd. Ruralw [ Substandard Road T AT e
[ sufficient ROW Width D Substandard Road Improvements
=] Other
3 Corridor Preservation Plan
& PGB N O Site Access Improvements
BN Ttem [ Substandard Road [ bubabmiand Rp a4 -
[J sufficient ROW Width SRR aE —
O Other
O Corridor Preservation Plan
an item Lanes Osite A | =
o | Dsubstandard Road A ——
Dlsufficient ROW Width S e
O Other

Project Trip Generation [JNot applicable for this request

Average Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing 2,232 139 166
Proposad 2,300 142 170
Difference (+/-) (~) 68 (-1 3 (-1 4

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

Connectivity and Cross Access [INot applicable for this request
Additional

Project Boundary Primary Access Connetiiityfiioe Cross Access Finding
North None None Meets LDC
South x Pedestrian & Vehicular None Meets LDC
East X Pedestrian & Vehicular None Meets LDC
West None None Meets LDC
Notes:

Page 8 of 26



APPLICATION NUMBER:

ZHM MEETING DATE:
BOCC LUM DATE:

MM 25-1247

January 26, 2026
March 10, 2026

Case Planner: Tim Lampkin, AICP

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY

INFORMATION/REVIEWING AGENCY

Comments

Conditions

Additional

EHSRERCE)) Received Wb jedi g Requested | Information/Comments
Y
Environmental Protection Commission g L1 Yes O Yes
O No X No X No
Natural Resources B e L Yes LI Yes
CONo X No X No
; X Yes [ Yes O Yes
Conservation & Environ. Lands Mgmt.
& J No X No ™ No

Check if Applicable:
Owetlands/Other Surface Waters

(O Use of Environmentally Sensitive Land
Credit

[0 Welthead Protection Area

[ sSignificant Wildlife Habitat
(O Coastal High Hazard Area

X Urban/Suburban/Rural Scenic Corridor

[J Adjacent to ELAPP property

Inadequate [ K-5 06-8 [19-12 XIN/A

OSurface Water Resource Protection Area [ Other: _
. T Comments Conditions Additional
Public Facilities: jecti
Received ki Requested | Information/Comments
Transportation
X Yes O Yes X Yes
O Design Exc./Adm. Variance Requested
8 / " ONo XINo ONo
O off-site Improvements Provided
Service Area/ Water & Wastewater
XUrban [ City of Tampa D LIves es
: O No X No X No
ORural [ City of Temple Terrace
Hillsborough County School Board
Adequate CIKS5 068 [I9-12 RN/A | CYes L) Yes Ll Yes
X No X No X No

Impact/Mobility Fees

Assisted Living Facility

{Mobility Per Bed)

(Fire Per 1,000 s.f.)

Mobility: $1,253 * 20 beds = $25,060
Fire: $95 (only if any new square footage)

accessory facilities (no impact for accessory use)

Urban Mobility, Central Fire - Convert allowable use from housing for older persons (4 dwelling units) to Assisted Living Facility Beds (20), plus

Page 9 of 26




APPLICATION NUMBER: MM 25-1247
ZHM MEETING DATE: January 26, 2026 Case Planner: Tim Lampkin, AICP  °
BOCC LUM DATE: March 10, 2026

Comments Conditions Additional

Ephpretinnalve P Received Finfing Requested | Information/Comments

Planning Commission
[ Meets Locational Criteria XIN/A

[J Locational Criteria Waiver Requested X Yes O Inconsistent | X Yes See ”I:Iillsborou.gh.County
] Planning Commission
O Minimum Density Met X N/A O No X Consistent | O No Review”.

ODensity Bonus Requested
[ Consistent Oinconsistent

Page 10 of 26




APPLICATION NUMBER: MM 25-1247

ZHM MEETING DATE: January 26, 2026 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: iMarch 10, 2026

5.0 IMPLEMENTATION RECOMMENDATIONS

5.1 Compatibility

The subject property is located on the north side of Bloomingdale Ave. between Watson and Patterson Road. The Site is
within the Brandon Community Plan area, is within the UrbanService Area, and has a mixed future land use designation
of R-6 and R-12. Immediately south across Bloomingdale Avenue is a mixed-use development known as Winthrop,
developed with commercial fronting this section of Bloomingdale Avenue. Additional nearby uses include a mix of
commercial and various residential types including mobile homes and attached/detached single-family homes.

The property is located in an existing residential development with an on-site Community Residential Home, amenities
including a clubhouse and a commercial outparcellocated within the southeast quadrant of the PD. Per condition no. 1,
the residential development is subject to Land Development Code Section 6.11.51 (Housing for Older Persons) which
requires at least 80 percent of the units are occupied by at least one person 55 years of age or older per unit. The
development allows a mix of dwelling unit types, including single family detached, duplex, triplex, and quadplex.

The Community Residential Home, Type C, currently allows up to 101 residents. The Applicant seeks to modify the uses
of the PD to include a wider range Clubhouse uses for residents and to reallocate unbuilt Housing for Older Persons
density to allow for additional beds in the Community Residential Home. The total number of units through the entire
PD will remain the same as originally approved. The applicant proposes decreasing the residential housing entitlements
by four (4) dwelling units, from a maximum of 272 toa maximum of 268 residential dwellings. Concurrently, the applicant
proposes to increase the number of Community Residential Home maximum number by 20 beds toallow up to 121 beds
pursuant the conversion rate of 1 residential home equating to 5 CRH residents.

The applicant has not requested any variations from the generalssite development requirements found in Parts 6.05.00,
Parking and Loading; 6.06.00, Landscaping, Irrigation and Buffering Requirements; or 6.07.00, Fences and Walls of the
Land Development Code. The application shall be required to be in compliance with all other requirements of the
Hillsborough County Land Development Code.

5.2 Recommendation
Based upon the above considerations, staff finds the request is APPROVABLE, subject to conditions
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BOCC LUM DATE:

January 26, 2026 Case Planner: Tim Lampkin, AICP
March 10, 2026

Prior to Site Plan Certification the following shall be amended:
I.  Revise the label for the northernmost access connection to Barrie Acre Trail from “Access for Future
Connection — See Conditions of Approval” to “Access Connection — See Conditions of Approval”
Il.  Revise plan to relocate the northernmost access connection on Barrie Acre Trail to the south to align with the
area identified to be improved.
Il.  Replacethe PD site plan site note #31 with the following statement “Lutz Lake Fern Road shall be improved per
the PD Zoning conditions of approval.
IV.  Revise References on site plan
Revise 117 units on site plan from “117 units” to “121 units”.

b. Revise “ALF” on site plan to “ALF/Community Residential Home”.

Correct the clubhouse graphics and the Site Data table to match the uses in the conditions.

Staff finds the request approvable, subject to the following conditions listed below, and based on the generalsite plan
submitted October 10, 2025.

1. The project shall be permitted the following uses:

1.1

The project shall be developed in accordance with Policy 493 2.3.6 of the Future Land Use Element
“Incentives for mixed use” and a density bonus is allowed to the next higher plan category. In addition,
the project is subject to the Land Development Code Section 6.11.51 (Housing for Older Persons). The
residential portions of the project are limited to a total of 272 268 units; and a +64121-bed assisted living
facility and a senior care facility. Residential housing heusings types are: single-family detached, villa
(duplex), triplex, quadplex, townhouse and condominium multifamily units. The location of each housing
type is indicated on the general site plan, sheet 1.

1.1.1

Development standards for the single family detached, duplex, triplex, and quadplex shall be a
minimum 2,400 square feet lot size, minimum lot width of 34 feet, 20 feet front and rear yard
setbacks, and 5 foot side yards. Rear yards internal to the project and front yards functioning as
side yards shall be 10 feet. The project shall be permitted 50% maximum building coverage.

The townhouse and condominium multifamily buildings may be three stories in height. The
assisted living facility with a maximum of +84 121 residents and the senior care center may also
be three stories in height. Development standards of all these buildings shall be those of the
RMC-16 Zoning District. The 2-to-1 additional setback for structure height over 20 feet shall not
apply.

The project shall be permitted a senior care facility on the southwest corner of the site, and only
internal access shall be permitted. In addition to an adult care facility developed in accordance
with Land Development Code Section 6.11.05. Adult Care Facility, the following uses shall be
permitted within the senior care center building: Medical offices, rehabilitation center,
fitness/sports facility, primary and tertiary physician access services, mental health
counseling/care/education/support groups, religious services/study, hobby/special interest
clubs/organizations.

The existing clubhouse as depicted on_the site plan shall be permitted for use as a private,

membership-only club, exclusive to residents within the PD. All residents of the PD will have the

option to become a member of the club. The following uses shall be permitted as part of the

private, membership-only club, and will be located within the existing clubhouse and be for the

benefit of members only:
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1.1.54

a) Eating Establishment/Sit-down restaurant with ability to serve alcoholic beverages / package
sales on premise, subject to Land Development Code Section 6.11.11 (Alcoholic Beverage
Use).

b) Personal Services

c) Satellite Pharmacy (for purposes of prescription refills and pick-up)

d) Recreational Uses, Private Community '

Should one car garages be used, the following shall apply:

a) Homes developed with a one car garage shall have two {2) stories.

b) A guest parking lot shall be provided at a ratio of 0.25 spaces per each one car garage
unit. A minimum of 8 spaces shall be provided unless otherwise specified and/or required

by the County.

c) The guest parking lot location shall be centrally located ﬂo the one-car garage units they
serve.

d) Two-car garage units are not required to provide guest parking areas, as required for one-
car garage units.

€) The front door of all homes shall face the street.

The 1.02-acre parcel located at the southeast corner of the project shall be developed in accordance with the CN
zoning district, unless otherwise specified herein, and in accordance with one of the following development

options:

Option

1

Option 2:

2.1

A maximum 4,000 square foot bank with drive through lanes.

A maximum of 7,500 square feet of floor area shall be CN uses excluding the following uses
which shall be prohibited: fast food restaurants; convenience stores with or without gas pumps;
funeral homes/mortuaries; adult uses; bowling alleys; billiards and pool parlors; and
hotels/motels.

The following design requirements shall apply to the parcel at the southeast corner regardless of
development option:

2.1.1

24.2

A maximum of one row of parking shall be permitted between the building and Bloomingdale
Avenue.

Pedestrian interconnectivity, in the form of a S-foot wide sidewalk, shall be provided between the
out parcel and the adjacent parcels as shown on the site plan.

If the building is developed for multiple tenants, it shall have a minimum of two entrances
including one on the east or west side and one entrance on the south side (Bloomingdale Avenue)
of the building. If developed for a single tenant, the building shall have its primary entrance facing
Bloomingdale Avenue. Secondary entrances are optional unless otherwise required by the
Hillsborough County Building Code.

All building facades shall be architecturally finished and include one or more of the following
elements: spandrel glass, widows, columns, colonnades, awnings, porches, shutters, transoms,
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porticos, or pilasters. In addition to the above, the fagade facing Bloomingdale Avenue shall
include windows and glass doors (including entrances).

2.1.5  Prior to Construction Plan approval, the developer shall submit building elevations indicating
compliance with conditions 2.1.3 and 2.1.4.

2.16 A green space, located in the area shown on the site plan, shall be provided. This area shall be
planted with lawn, low growing evergreen plants, and/or evergreen ground cover.

22 A 20-foot Type B buffer shall be provided along the western boundary. Buffering and screening shall not
be required along the northern boundary of the parcel. Landscaping consistent with an Urban Scenic
Corridor shall be provided along Bloomingdale Avenue. Ifthe 8-foot buffer shown on the site plan is not
sufficient to support this landscaping, as determined by the Natural Resources Team, the buffer shall be
increased to meet the landscaping requirements of the Urban Scenic Corridor as found within the Land
Development Code.

3. Buffering and screening shall be in accordance with the Land Development Code unless otherwise indicated
herein.
4, The general design, number and location of the access point(s) shall be regulated by the Hillsborough County

Access Management regulations as found in the Land Development Code (Land Development Code Section 6.04).
The design and construction of curb cuts are subject to approval by the Hillsborough County Planning and Growth
Management. Final design, if approved by Hillsborough County Planning and Growth Management Department
and may include, but is not limited to: left turn lanes, acceleration lane(s) and deceleration lane(s). Access points
may be restricted in movements.

3 Based on the projected trip generation to the site, access onto the public road would be via “Type I1I” Major
Roadway Connection (more than 1,500 trip ends per day), LDC 6.04.01.F. The Land Development Code requires
that all internal access (the “throat™) to the driveways must be a minimum of 100 feet from the edge of pavement
of the public roadway, and shall remain free of internal connections or parking spaces that might interfere with
the movement of vehicles into or out of the site. The applicant has the option of submitting an analysis showing
that for his particular site, a throat of less than 100 feet is appropriate and will result in no adverse impact to the
public roadway system.

6. The developer may be required to construct a left turn lane into the project's driveway on Watson Road. If it is
determined by the results of the analysis submitted by the developer, that adequate right-of-way does not exist to
construct any needed improvements (i.e. turn lanes), then the developer shall re-submit an analysis showing the
maximum development that could occur to still enable the needed improvements to be constructed. The
development will be limited to the size as shown in the submitted analysis. The owner of those lands within MM
25-1247 (i.e. folios 73703.0010 and 73778.7444, consisting of +/- 14.66 ac.) agree turning movements may be
restricted at the project’s Watson Rd. access, and that no left-in/left-out access to Watson may be permitted unless
all required studies have been conducted and the developer is able to construct any required improvements to
Transportation Technical Manual (TTM) and other applicable standards.
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i

e

I1.

12.

13.

The following conditions shall apply to development within MM 25-1247 (i.e. folios 73703.0010 and
73778.7444, consisting of +/- 14.66 ac.): '

o As proffered by the applicant, within one year of the approval of MM 25-1247, the property owner(s)
shall install a Type F curb on the west side of Watson Rd. (from Enfield Way to Bloomingdale Ave.)
Notwithstanding the above, as Watson Rd. is a substandard roadway, the developer shall improve Watson
Rd., between the project access and Bloomingdale Ave., to current County standards or otherwise obtain
a Sec. 6.04.02.B. Administrative Variance (AV) from the Sec. 6.04.03.L. LDC requirement. Deviations
from Transportation Technical Manual (TTM) requirements may be considered through the Design
Exception (DE) or Design Deviation Memoranda (DDM) process in accordance with Sec. 1.7 and other
applicable sections of the TTM.

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

o Construction access shall be limited to those access points shown on the PD site plan. The
developer shall include a note indicated same on each site/construction plan submittal.

The Developer shall construct sidewalks within the right-of-way along all roadways adjacent to the property
boundaries and along both sides of all internal roadways. The sidewalks shall be a minimum width of five (5) feet
Pedestrian interconnectivity shall be provided between uses and adjacent parcels.

The applicant shall provide internal access to any existing or future out parcels on the site (LDC 5.03.05 H).
The developer will need to construct the necessary improvements to the adjacent roads prior to the issuance of
certificates of occupancy. Pending the results of any transportation analysis, other improvements may include
building/extending turn lanes at the adjacent intersection. If it is determined that adequate right-of-way does not
exist to construct any needed improvements (i.e. turn lanes), then the developer shall re-submit an analysis
showing the maximum development that could occur to enable the needed improvements to be constructed. The
development will be limited to the size as shown in the submitted analysis.

All set-backs along Patterson Road shall be measured beginning 25 feet from the current eastern edge of right-of-
way.

Parking and/or pick-up/drop off for the medical/senior_care ease facility shall be primarily restricted to those
residents within the development. In concert with the Preliminary Site Plan submittal for the senior care facility,
the developer shall submit an alternative parking plan in accordance with LDC Section 6.05.02.G. demonstrating
the integrative nature of the senior care facility. More specifically, parking plan/calculations shall not be based
upon standards for Health Practitioner’s office as provided in the Land Development Code and shall demonstrate
that the number of spaces being provided is being minimized to meet the intent that the senior care facility shall
serve primarily the residents within the development.

The project shall be permitted two access points onto Bloomingdale Avenue and one onto Watson Road. The site
plan submitted for certification shall show only two access points onto Bloomingdale Avenue.

13.1  The eastern access onto Bloomingdale shall be limited to a Westbound right-in/right out.
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14.

15.

16.

17.

18.

19.

20.

2.

13.2  The developer shall be required to extend the existing 290-foot right turn lane on Bloomingdale Avenue,
which currently serves the westernmost access point to the planned development, an additional +/-425
feet to tie in with the curb radius for the Bloomingdale Avenue/Watson Road intersection. This
requirement shall not apply if the parcel is developed with an auto parts store with a maximum of 7,500
square feet of floor space or other permitted use with equal or less trip generation. In the event another
permitted use with equal or less trip generation than the auto parts store is proposed for development, the
developer shall be required to submit a trip generation estimate, acceptable to Hillsborough County,
supporting this conclusion.

Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the Environmental
Protection Commission 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. Prior to the issuance of any building or land alteration permits or other development, the approved
wetland / OSW line must be incorporated into the site plan. The wetland/OSW line must appear on all site plans,
labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation Area" pursuant to the
Hillsborough County Land Development Code (LDC).

The stormwater management system shall be designed and constructed in such a manner so as to not adversely
impact off-site surface and groundwater elevations.

The type, location, size and number of signs permitted shall be as set forth in Part 7.03.00 of the Land Development
Code with the following exception(s):

16.1  Ground Signs shall be limited to Monument Signs.
16.2  Billboards, pennants and banners shall be prohibited.

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

An evaluation of the property identified a number of existing trees that may qualify as Grand Oaks as defined by
the Land Development Code. The existence of these trees shall require identification of their location 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.

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.

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 approval.

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

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 vears of the effective date of the PD unless

Page 16 of 26



APPLICATION NUMBER: MM 25-1247

ZHM MEETING DATE: January 26, 2026 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: March 10, 2026

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:

) e oy

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDAN CE 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.

Page 18 of 26



APPLICATION NUMBER: MM 25-1247

ZHM MEETING DATE: January 26, 2026 Case Planner: Tim Lampkin, AICP
BOCC LUM DATE: March 10, 2026

7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS
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8.0 SITE PLANS (FULL)

8.1 Approved Site Plan (Full) (Page 1 of 3)
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8.1 Approved Site Plan (Full) (Page 2 of )
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8.1 Approved Site Plan (Full) (Page 3 of 3)
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8.2 Proposed Site Plan (page 1 of 3)
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8.2 Proposed Site Plan (page 2 of 3)
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8.2 Proposed Site Plan (page 3 of 3)
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9.0 FULL TRANSPORTATION REPORT (see following pages)
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AGENCY REVIEW COMMENT SHEET

TO: ZONING TECHNICIAN, Development Services Department DATE: 1/15/2026
REVIEWER: James Ratliff, AICP, PTP AGENCY/DEPT: Transportation
PLANNING SECTOR/AREA: South/ RV BTN SR e e}

I:_] This agency has no comments.
D This agency has no objection.
This agency has no objection, subject to listed or attached conditions.

D This agency objects, based on the listed or attached grounds.

NEW AND REVISED CONDITIONS OF APPRPOVAL
All previously approved transportation related conditions shall be carried forward. Additionally:

Revised Conditions

6. The developer may be required to construct a left turn lane into the project's driveway on Watson Road. If
it is determined by the results of the analysis submitted by the developer, that adequate right-of-way does
not exist to construct any needed improvements (i.e. turn lanes), then the developer shall re-submit an
analysis showing the maximum development that could occur to still enable the needed improvements to
be constructed. The development will be limited to the size as shown in the submitted analysis._The owner
of those lands within MM 25-1247 (i.e. folios 73703.0010 and 73778.7444, consisting of +/- 14.66 ac.)
agree tuming movements may be restricted at the project’s Watson Rd. access, and that no left-in/left-out
access to Watson may be permitted unless all required studies have been conducted and the developer is
able to construct any required improvements to Transportation Technical Manual (TTM) and other
applicable standards.

[Transportation Review Section staff recommend adding the above language to reflect discussions between the
County and applicant’s transportation engineer regarding safety and operational issues which could be caused
by allowing left turns into the project driveway on Watson Rd., which could cause northbound traffic to backup
into the intersection at Bloomingdale Ave., given the lack of a northbound left turn lane, access spacing issues and
single northbound-lane configuration on Watson Rd.). Staff had previously expressed concerns about the
proximity to the intersection, issues with southbound queues blocking such access, and lack of right-of-way
necessary to construct a turn lane.]
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[Transportation Review Section staff recommends deletion of this condition, as it was based upon Hillsborough
County’s former system for the evaluation and mitigation of transportation impacts, i.e. transportation
concurrency. Given HB 7207 (2011) and the County's adoption of a mobility fee ordinance, this condition is no

longer enforceable. Staff notes that site access improvements (turn lanes) are not concurrently related and are
still required by conditions herein this zoning as well as applicable LDC requirements including Sec. 6.04.04.D.]

12. Parking and/or pick-up/drop off for the medical/senior ease—care facility shall be primarily restricted to
those residents within the development. In concert with the Preliminary Site Plan submittal for the senior
care facility, the developer shall submit an alternative parking plan in accordance with LDC Section
6.05.02.G. demonstrating the integrative nature of the senior care facility. More specifically, parking
plan/calculations shall not be based upon standards for Health Practitioner’s office as provided in the Land
Development Code and shall demonstrate that the number of spaces being provided is being minimized to
meet the intent that the senior care facility shall serve primarily the residents within the development.

[Transportation Review Section staff recommends modification of this condition to correct a typo.]
New Conditions:

¢ The following conditions shall apply to development within MM 25-1247 (i.e. folios 73703.0010 and
73778.7444, consisting of +/- 14.66 ac.):

o As proffered by the applicant, within one year of the approval of MM 25-1247, the property
owner(s) shall install a Type F curb on the west side of Watson Rd. (from Enfield Way to
Bloomingdale Ave.) Notwithstanding the above, as Watson Rd. is a substandard roadway, the
developer shall improve Watson Rd., between the project access and Bloomingdale Ave., to
current County standards or otherwise obtain a Sec. 6.04.02.B. Administrative Variance (AV)
from the Sec. 6.04.03.L. LDC requirement. Deviations from Transportation Technical Manual
(TTM) requirements may be considered through the Design Exception (DE) or Design Deviation
Memoranda (DDM) process in accordance with Sec. 1.7 and other applicable sections of the TTM.

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

o Construction access shall be limited to those access points shown on the PD site plan. The
developer shall include a note indicated same on each site/construction plan submittal.

PROJECT OVERVIEW AND TRIP GENERATION

The applicant is requesting a Major Modification to a +/- 14.66 ac. portion of Planned Development (PD) #04-
0459, as most recently modified via Major Modification (MM) 16-1335. The existing PD is approved for the
following uses:

1. 272 dwelling units which are restricted to housing for Older Persons (reference LDC Sec. 6.11.51);
2. A 101-bed Community Residential Home (CRH); and,
3. A 28,000 max. integrative senior care facility.

The applicant is proposing to modify the PD to:

1. Reduce the number of dwelling units from 272 to 268;
Increase the number of Community Residential Home units from 101 to 121;

3. Clarify what uses can occur within the Clubhouse. Staff notes all such uses are restricted to “members”
which is “exclusive to residents within the PD”.

4. Proffer certain improvements to Watson Rd. (as specified in the conditions proposed hereinabove).
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Given that the clubhouse uses are restricted only to residents within the PD and that such uses include personal
care services and other functions which are typically incidental to Community Residential Homes and other senior
living environments, such uses were not assumed to generate any additional trips impacts.

For the purposes of calculating the below trip impacts, staff notes that the existing conditions require the Integrative
Senior Care Center (ISCC) to be primarily restricted to those residents within the development. As such, and after
consultation with the Zoning Administrator on the issue given a lack of clarity within the existing zoning
conditions, staff adjusted trip impacts calculated shown to reflect that a majority 51% of trip impacts would be
internal capture (i.e. “primarily restricted to those residents within the development”, and therefore only 49% of
the ISCC generating trip impacts.

The applicant submitted a trip generation letter which incorrectly characterizes the project as generating “no
additional trips” and failed to provide an updated letter specifying the actual impacts despite being requested to do
so. Regardless, after consultation with the Development Review Manager, consistent Sec. 6.2.1.C. of the DRPM,
staff waived the requirement for the applicant to conduct a trip generation and site access analysis for all
entitlements within the PD at the time of this zoning application. Staff notes that developers within the project
will still be required to conduct any analyses required at the time of site/construction plan review. Staff have
prepared the below comparison of the maximum trip generation potential of the subject site under the existing and
proposed zoning designations, utilizing a generalized worst-case scenario. All calculations below are based on
data from the Institute of Transportation Engineer’s Trip Generation Manual, 12 Edition.

Existing Zoning:
Total Peak
Land Use/Size 2‘3:10\1;2::“2' Hour Trips
Y AM PM
PD, 272 single-family detached dwelling
units, (ITE Code 251) s 4 i
PD, 101 bed Community Residential Home
(ITE Code 254) 4l 1 #
PD, 13,720 s.f. Integrative Senior Care
Center (representing 49% of 28k s.f. 482 40 45
entitlement) (ITE Code 720)
Subtotal: 2,232 139 166
Proposed Zoning:
Total Peak
Land Use/Size 2‘:,:10\1;:11;?“2' Hour Trips
4 AM PM
PD, 268 single-family detached dwelling ‘
units, (ITE Code 251) 1517 L i
PD, 121 bed Community Residential Home
(ITE Code 565) i & ¥
PD, 13,720 s.f. Integrative Senior Care
Center (representing 49% of 28k s.f. 482 40 45
entitlement) (ITE Code 720)
Subtotal: 2,300 142 170
Trip Generation Difference:
Total Peak
Land Use/Size 2‘21:103:);1;:;2' Hour Trips
Y AM PM
Difference (+) 68 3 (+) 4
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TRANSPORTATION INFRASTRUCTURE SERVING THE SITE

Bloomingdale Ave. is a publicly maintained, 4-lane, divided, substandard, arterial roadway characterized by +/-
12-foot-wide travel lanes in average condition. Adjacent to the project site, Bloomingdale Ave. lies within a +/-
93-foot-wide right-of-way. There are no bicycle facilities present on Bloomingdale Ave. in the vicinity of the
proposed project. There are +/- 5-foot-wide sidewalks along both sides of Bloomingdale Ave. in the vicinity of
the proposed project.

Watson Rd. is a publicly maintained, 2-lane, undivided, substandard, local roadway characterized by +/- 10-foot-
wide travel lanes lying within a +/- 50-foot-wide right-of-way. There are no bicycle facilities along Watson Rd.
in the vicinity of the proposed project. There are +/- 5-foot-wide sidewalks along portions of the east and west
sides of Watson Rd. in the vicinity of the proposed project.

SITE ACCESS, CIRCULATION AND SUBSTANDARD ROADS
No changes to site access or circulation are proposed as a part of this PD request. The project will continue to be
served by two (2) access connections to Bloomingdale Ave. and one (1) access connection to Watson Rd.

The applicant has proffered an improvement to Watson Rd. (i.e. the installation of “F” type curb on the west side
of the roadway). Staff informed the applicant that would not result in Watson Rd. being improved to current
County standards, and directed the applicant to pursue whatever administrative relief or Design Exception it
chose to (and as required by the Development Review Procedures Manual (DRPM)). The applicant failed to
request such relief. As such, the applicant will be required to address substandard road issues at the time of
plat/site/construction plan approval.

Staff has proposed a condition with respect to Watson Rd., to clarify that the proffered improvement is
independent of any substandard road requirement. Staff notes that while such improvement could be all that is
ultimately required along that roadway, such determination cannot be made except through an applicable
Transportation Related Administrative Review (TRAR), i.e. a section 6.04.02.B. Administrative Variance (AV)
or Design Exception (DE). Given the above, substandard road determinations are deferred.

PATTERSON RD. ISSUES

Staff informed the applicant that the need to provide sidewalks along Patterson Rd. could impact internal site
layouts (given the substandard nature of Patterson Rd.), and would need to be addressed through this zoning process
(in case adjustments to buffers or other such features may be needed). After additional discussion with the Director
of Development Review, it was determined that based on the configuration of Patterson Rd., arrangement of
developments within the area, and lack of uses north of the project site on the same side of the road which we be
served by such sidewalk, no sidewalk would be required along the Patterson Rd. frontage consistent with LDC
Sec. 6.03.02 which states sidewalks are required only “...where necessary to provide for safe pedestrian
circulation...” Since no pedestrian circulation is anticipated along the east side of Patterson Rd., no improvement
is needed.

ROADWAY LEVEL OF SERVICE (L1.OS) INFORMATION
LOS information for adjacent roadway segments are provided below. As Watson Rd. was not included on the
LOS report, no information for that facility could be provided.

LOS Peak Hour
Roadway From To Standard Directional
LOS
Bloomingdale Ave. Gornto Lake Rd. Kings Ave. D F

Source: Hillsborough County 2024 Level of Service Report.
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Received November 17, 2025
Development Services

Rivas, Keshia

From: lisaknight1996@gmail.com

Sent: Monday, November 17, 2025 8:01 PM
To: Hearings

Subject: FW: Application Number MM 25-1247

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

Lisa A Knight & Jeffery B Knight
5615 Patterson Road
Riverview, FL 33578
813-748-5629
Lisaknight1996@gmail.com

Re: Flooding Impact and Light Pollution Concerns — Northeast corner of Patterson Rd and Bloomingdale Ave
Riverview, Fl

Dear Members of the Planning Department,

We am writing as a homeowner at 5615 Patterson Road, Riverview FL to formally express serious concerns
regarding the ongoing construction of the NE corner of Patterson Rd and Bloomingdale Ave, Riverview, FL, directly
across from my property. We have personally owned this property since 2002 and our family has owned this
property since 1974. Since construction began, we have experienced new and repeated flooding on our property
that did not occur at any time prior to this project. This change is both measurable and significant, and we
believe it indicates that the development’s stormwater management system may not be functioning as intended or
may not comply with the standards required under the city’s stormwater and drainage regulations.

1. Stormwater & Flooding Impact

Prior to the commencement of this project, our home and yard remained consistently free from flooding—even
during heavy rainfall events. However, since land grading and construction activities have taken place, stormwater
runoff appears to be redirected toward our property and neighboring properties. This has resulted in water
intrusions inside our homes, pooling water, oversaturated soil, and runoff encroaching into areas that had
previously remained dry. Although some modifications have been made to the previous areas of construction, the
issues have not been resolved.

Given these new changes with even more housing added, we respectfully request that the Planning Department:

1. Conduct a site inspection to assess drainage patterns and runoff direction.

2. Review the project’s approved stormwater management plan, including calculations related to

impervious surface, peak flow, and retention capacity.

3. Confirm compliance with all applicable stormwater ordinances, including requirements that new

development must not adversely impact neighboring properties.

4. Require corrective actions or mitigation measures if deficiencies or deviations are identified.
Stormwater impacts pose both property damage risks and public safety concerns, and we ask that the
department address these issues promptly before construction proceeds further.

2. Light Pollution & Residential Impacts

In addition to flooding, we are also concerned about light pollution and nighttime glare that will result from the
building’s height, window placement, and external lighting. We currently experience light pollution from the
existing dwellings with outside lighting shining directly into our bedrooms and living areas and with the addition of

25-1247



Received November 17, 2025

Development Services
even more and possibly a three-story building - interior lighting, porch or corridor lights, and potential parking-lot
illumination will directly face existing single-family homes—including ours.

Excessive or poorly shielded lighting can negatively affect:

e residents’ ability to enjoy their homes and yards

e nighttime visibility and safety

e sleep and overall well-being

e neighborhood character and privacy
We ask that the Planning Department ensure the development complies with downward-shielded, low-glare,
and dark-sky-friendly lighting requirements, and that any exterior lighting be directed away from adjacent
residential properties.
Request for Staff Review and Written Response
Due to the documented flooding and the anticipated light pollution impacts, we respectfully request a formal
review of the project’s stormwater and lighting compliance and a written response outlining the department’s
findings and any corrective actions taken.
Our intention is not to oppose development but to ensure that it is constructed in a manner that protects existing
homeowners and adheres to the city’s regulatory requirements. We appreciate your attention to these concerns
and look forward to your response.
Thank you for your time and consideration.
Sincerely,

Lisa & Jeff Knight

5615 Patterson Road
Riverview, FL 33578
813-748-5629
Lisaknight1996@gmail.com
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