
Development Services Department

Introduction Summary:
The applicant is requesting to rezone the 10.69-acre property zoned AR to Planned Development (PD) to allow for two 
planning options. Option 1 would allow for 53 single family units and accessory Storage for Operable Recreational 
Vehicles and Operable Private Pleasure Crafts and Operable Utility Trailers for the residents. Option 2 would allow
Recreational Vehicles and Private Pleasure Crafts and Utility Trailers Storage & an Art Studio.
Zoning: Existing Proposed
District(s) AR PD (Option 1) PD (Option 2)

Typical General 
Use(s)

Single-Family Residential / 
Agriculture

53 single-family units (attached or 
detached) with Accessory Storage for 
Operable Recreational Vehicles and 

Operable Private Pleasure Crafts and 
Operable Utility Trailers

Operable Recreational 
Vehicles and Operable 

Private Pleasure Crafts and 
Operable Utility Trailers 

Storage &
Art Studio

Acreage 10.69 AC 10.69 AC 10.69 AC

Density/Intensity 1 DU per 5 GA/ FAR: NA 4.95 DU per 1 GA/ FAR: NA 0 DU per 1 GA/ 0.004 FAR:

Mathematical 
Maximum* 2 DU / FAR: NA 53 DU 2,000 sf

*number represents a pre-development approximation
Development
Standards: Existing Proposed

District(s) AR PD (Option 1) PD (Option 2)
Lot Size / Lot 
Width 217,800 sf / 150’ 5,000 sf / 50’ for detached, 1,500 sf / 20’ for 

attached
NA/NA

Setbacks/     
Buffering and
Screening

50’ Front
50’ Rear
25’ Sides

20’ Front
10 ’ Rear
5’ Sides

NA

Height 50’ 35’ NA

Additional Information:

PD Variation(s) LDC Part 6.06.00 (Landscaping/Buffering)

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

Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to proposed conditions
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Template created 8-17-21

Rezoning Application: RZ-PD 25-0932
Zoning Hearing Master Date: November 17, 2025

BOCC Land Use Meeting Date: January 13, 2026

1.0 APPLICATION SUMMARY
Applicant: Cwh Management Inc
FLU Category: SMU-6
Service Area: Urban
Site Acreage: 10.69+/- AC
Community Plan Area: Riverview
Overlay: None
Special District: None
Request: Planned Development
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ZHM HEARING DATE: November 17, 2025 
BOCC LUM MEETING DATE: January 13, 2026 Case Reviewer: Carolanne Peddle 

 

 
2.0 LAND USE MAP SET AND SUMMARY DATA 

2.1 Vicinity Map 
 

 

 

Context of Surrounding Area: 

The proposed Planned Development is located on the west side of Fern Hill Drive across from the intersection with 
Field Blend Court in an area comprised primarily of single-family residential uses at various lot sizes. The adjacent 
parcels along the northern and southern property lines are zoned AR with existing dwelling units. The adjacent 
parcels to the west are zoned AS-1 which also has existing dwelling units. The properties to the east of the site across 
Fern Hill Drive are zoned PD approved for single family dwelling units. Properties in the surrounding area are zoned 
AR, AS-1, ASC-1, and PD approved for residential uses. 

 
To the south of the property where the frontage road meets Symmes Road is the private school Riverview Academy 
of Math and Science. Furthermore, there are commercial uses to the north of the property along Fern Hill Drive 
including a warehouse and a construction equipment dealer. 
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BOCC LUM MEETING DATE: January 13, 2026  Case Reviewer: Carolanne Peddle 

 

 
2.0 LAND USE MAP SET AND SUMMARY DATA 

2.2 Future Land Use Map  

  

  

 
Subject Site Future Land Use Category: 

 
SMU-6 

 
Maximum Density/F.A.R.: 

 
6 DU per 1 GA/ FAR: 0.25, 0.35, 0.50 

 
Typical Uses: 

Agricultural, residential, neighborhood commercial, office uses, research 
corporate park uses, light industrial multipurpose and clustered residential 

and/or mixed-use. Office uses are not subject to locational criteria. 
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2.0 LAND USE MAP SET AND SUMMARY DATA 

2.3 Immediate Area Map 
 

 

Adjacent Zonings and Uses 

 
Location: 

 
Zoning: 

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District: 

 
Allowable Use: 

 
Existing Use: 

North AR 1 DU per 5 GA/ FAR: 
NA Agricultural, Single-Family SINGLE FAMILY R 

South AR 1 DU per 5 GA/ FAR: 
NA Agricultural, Single-Family RESIDENTIAL 

East PD 3.56 DU per 1 GA/ 
FAR: NA Single-Family RESIDENTIAL HOA, 

SINGLE FAMILY R 

West AS-1 1 DU per 1 GA/ FAR: 
NA Agricultural, Single-Family COUNTY OWNED,  

RESIDENTIAL 
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2.0 LAND USE MAP SET AND SUMMARY DATA 

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan) 
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BOCC LUM MEETING DATE: January 13, 2026 Case Reviewer: Carolanne Peddle 

 

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

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

 
Fern Hill Dr. 

County 
Collector - 
Urban 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements 
Substandard Road Improvements 
 Other 

 
Project Trip Generation 

 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 18 1 2 
Proposed 482 41 53 
Difference (+/-) (+) 464 (+) 40 (+) 51 
* Trips reported are based on gross external trips unless otherwise noted. 

 
Connectivity and Cross Access 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North  None None Meets LDC 
South  None None Meets LDC 
East X Vehicular & Pedestrian None Meets LDC 
West  None None Meets LDC 
Notes: 

 
Design Exception/Administrative Variance 
Road Name/Nature of Request Type Finding 
Fern Hill Dr./ Substandard Rd. Design Exception Requested Approvable 

 Choose an item. Choose an item. 
Notes: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 
 

 
INFORMATION/REVIEWING AGENCY 

    

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission Yes 
 No 

 Yes 
No 

Yes 
 No 

 

Natural Resources  Yes 
No 

 Yes
 No 

 Yes
 No 

 

Conservation & Environ. Lands Mgmt. Yes 
 No 

 Yes 
No 

 Yes 
No 

 

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

Credit 
 Wellhead Protection Area
 Surface Water Resource Protection Area 

 Potable Water Wellfield Protection Area
 Significant Wildlife Habitat

Coastal High Hazard Area
 Urban/Suburban/Rural Scenic Corridor 
 Adjacent to ELAPP property
 Other  

Public Facilities: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

Yes 
 No 

 Yes 
No 

Yes 
 No 

 

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

Yes 
 No 

 Yes 
No 

 Yes 
No 

 

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

 
   Yes 

 No 

 
 Yes 
 No 

 
 Yes

    No 
 

Impact/Mobility Fees 
Mid-Rise Residential w/1st Floor BPO 
(Fee estimate is based on a 1,500 square foot, Residential Unit) 
Mobility: $2,931 per unit               
Parks: $1,957 per unit                  
School: $7,027per unit            
Fire: $249 per unit            
 
Office (Single Tenant)                      (General)                              (Medical < 10k sq ft) 
(per 1,000 sq ft)                                (per 1,000 sq ft)                  (per 1,000 sq ft)   
Mobility: $10,005                             $8,336                                   $21,860 
Fire: $158                                           $158                                      $158 
 
Outdoor Storage                          Event Hall 
(Per 1,000 sq ft)                            (Per 1,000 sq ft) 
Mobility: $725                              Mobility: $4,598 
Fire: $32                                         Fire: $95 

Comprehensive Plan: Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
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Planning Commission 
 Meets Locational Criteria N/A 

Locational Criteria Waiver Requested 
 Minimum Density Met  N/A 
 Density Bonus Requested 
Consistent Inconsistent 

 

 
Yes 

 No 

 

 
 Inconsistent 
Consistent 

 

 
 Yes 
No 
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ZHM HEARING DATE: November 17, 2025 
BOCC LUM MEETING DATE: January 13, 2026 Case Reviewer: Carolanne Peddle 

 

5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility 
 

The proposed Planned Development is located on the west side of Fern Hill Drive across from the intersection with 
Field Blend Court in an area comprised primarily of single-family residential uses at various lot sizes. While to the south 
along Fern hill Drive there is the private school Riverview Academy of Math and Science and to the north there are 
commercial uses including a warehouse and a construction equipment dealer. 

 
Due to the large, heavily vegetated wetlands along the northern, western, and southern property lines, which will 
require an additional 30’ wetland setback/buffer, staff does not find the variation request for the required screening 
would pose a significant impact on the surrounding residential properties. Under Option 2, the application proposes 
fencing and tree plantings along Fern Hill Drive. Due to the proposed uses and separation from adjacent properties, 
staff finds the request compatible.  

 
Proposed storage of operable RVs, boats and utility trailers is no longer considered open storage per the Land 
Development Code. 

5.2 Recommendation 
Approvable, subject to proposed conditions. 
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BOCC LUM MEETING DATE: January 13, 2026 Case Reviewer: Carolanne Peddle 

 

 
6.0 PROPOSED CONDITIONS 

Prior to PD site plan certification, the applicant shall revise the PD site plan as follows: 
 On PD Site Plan Sheet 1 of 2: 

o Remove all references to live/work units within the site plan; 

o Within the “Proposed Use” column of the “Uses Table”, revise the language stating “OPTION 1: 
LIVE/WORK UNITS (ATTACHED OR DETACHED) WITH ACCESSORY STORAGE FOR RECREATIONAL 
VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY TRAILERS 

*WORK PORTION OF LIVE/WORK UNITS LIMITED TO BUSINESS PROFESSIONAL OFFICE (BPO) USES” to 
instead state 

 
“OPTION 1: SINGLE-FAMILY DWELLING UNITS (ATTACHED OR DETACHED) WITH ACCESSORY STORAGE 
FOR RECREATIONAL VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY TRAILERS 

 
*HOME BASED BUSINESSES SHALL BE PERMITTED PURSUANT TO SEC. 6.11.48 OF THE LDC”; 

 
o Within “Density/FAR” column of the “Uses Table”, revise the language “53 UNITS (6 DU/AC) WITH 500 

SF OF WORK SPACE PER UNIT & UP TO 16,000 SF OF STORAGE” to instead state “53 UNITS (6 DU/AC) 
AND UP TO 16,000 S.F. OF ACCESSORY STORAGE – SEE CONDITIONS OF APPROVAL”; 

o Revise Note 15 to add “roadways and/or” before the word “drive aisles”; and, 

o Revise the lot layouts graphics to make the footnote regarding the 20-foot building setback to be 
applicable to both typical layout graphics. 

 
 On PD Site Plan Sheet 2 of 2: 

o Within the “Proposed Use” column of the “Uses Table”, revise the language stating “OPTION 2: 
RECREATIONAL VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY TRAILERS STORAGE & ART 
STUDIO (CN USE)” to instead state “OPTION 2: RECREATIONAL VEHICLES AND PRIVATE PLEASURE 
CRAFTS AND UTILITY TRAILERS STORAGE & ART STUDIO”. 

 Sheet 1 to update development standards to be consistent with typical lot layouts. 
 

Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
September 30, 2025. 

 
1. Option 1 (Page 1) - The development shall be permitted a maximum of 53 single-family units and a maximum 

of 16,000 square feet for Accessory Storage for Operable Recreational Vehicles and Operable Private Pleasure 
Crafts and Operable Utility Trailers. The accessory storage shall serve residents within the project and not 
available for the general public. 

 The project shall be subject to the following development standards: 
Front yard setback: 
Side yard setback: 
Rear yard setback: 
Maximum height: 
Maximum impervious surface: 
Minimum Lot Width: 

20 feet 
5 feet 
10 feet 
35 feet 
70 percent 
50’ for detached units 
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Minimum Lot Size: 

20’ for attached units  
5,000 sf for detached units  
1,500 sf for attached units 

 
2. Option 2 (Page 2) - The development shall be permitted storage for Operable Recreational Vehicles and 

Operable Private Pleasure Crafts and Operable Utility Trailers Storage & 2,000 square feet for an Art Studio. 

 The project shall be developed where depicted on the site plan. The Art Studio shall be developed in 
compliance with CN zoning district standards. 

 
3. No buffering or screening shall be required for either option, unless otherwise referenced herein. 

 The following shall be provided for Option 2 along Fern Hill Drive: 
i. A 10’ wide buffer with a 6’ tall PVC fence, and 

ii. A row of evergreen shade trees which are not less than 10’ tall at the time of planting, at a 
minimum 2-inch caliper, and are spaced no more than 40’ apart. The trees shall be planted 
within 5’ of the property line, unless otherwise required by Hillsborough County. 

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

 
5. The construction and location of any proposed wetland impacts are not approved by this correspondence but 

shall be reviewed by EPC staff under separate application pursuant to the EPC Wetlands rule detailed in 
Chapter 1-11, Rules of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to accomplish 
reasonable use of the subject property. 

 
6. Prior to the issuance of any building or land alteration permits or other development, the approved wetland / 

other surface water (OSW) line must be incorporated into the site plan. The wetland/ OSW line must appear 
on all site plans, labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation 
Area" pursuant to the Hillsborough County Land Development Code (LDC). 

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

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

 
8. 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 

9. The project shall be served by and limited to one (1) vehicular access connection to Fern Hill Dr. 
Such access shall align with Field Blend Ct. 

 
10. 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. 

11. If PD 25-932 is approved, the County Engineer will approve a Design Exception (dated July 29, 
2025 and last revised October 13, 2025) which was found approvable by the County Engineer (on 
October 14, 2025) for the Fern Hill Dr. substandard roadway improvements. As Fern Hill Dr. is a 
substandard collector roadway, the developer will be required to construct the following 
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improvements prior to or concurrent with the initial increment of development, consistent with the 
Design Exception request:

a. a. On the east side of Fern Hill Dr., the developer shall fill in an approximately 350-footlong gap in the 
existing bicycle lane along the east side of the roadway;

b. b. On the west side of Fern Hill Dr., the developer shall construct a 10-foot-wide multipurpose pathway 
along the PD frontage and continue along the west side of Fern Hill Dr. for an additional +/- 210-feet 
south of the southern PD boundary (to connect with the existing bicycle lane and sidewalk terminus to 
the south); and,

c. c. The developer shall install Type “F” curb along both sides of Fern Hill Dr. (specifically along those 
areas where bicycle lanes and multi-purpose paths are being constructed).

12. If the notes and/or graphic on the site plan are in conflict with specific zoning conditions and/or the Land 
Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically conditioned 
otherwise. References to development standards of the LDC in the above stated conditions shall be interpreted 
as the regulations in effect at the time of preliminary site plan/plat approval.

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

Zoning Administrator Sign Off:

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

Option 2 is considered a commercial use, requiring a 20-foot wide buffer and Type B screening to the north, south and 
west. The applicant proposes no buffering and screening due to the internal location of the development and 
significant areas of open space and wetlands within the northern, southern, and western areas of the subject site. 
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8.0 PROPOSED SITE PLAN (FULL) 
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 10/14/2025 

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

PLANNING AREA/SECTOR: RV/ South PETITION NO: RZ 25-0932 
 

 

  This agency has no comments. 
 

  This agency has no objection. 
 

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

  This agency objects for the reasons set forth below. 
 

 

CONDITIONS OF APPROVAL 

1. 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. 
 

2. The project shall be served by and limited to one (1) vehicular access connection to Fern Hill Dr.  
Such access shall align with Field Blend Ct. 

 
3. 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. 
 

4. If PD 25-932 is approved, the County Engineer will approve a Design Exception (dated July 29, 
2025 and last revised October 13, 2025) which was found approvable by the County Engineer (on 
October 14, 2025) for the Fern Hill Dr. substandard roadway improvements.  As Fern Hill Dr. is a 
substandard collector roadway, the developer will be required to construct the following 
improvements prior to or concurrent with the initial increment of development, consistent with the 
Design Exception request: 
 

a. On the east side of Fern Hill Dr., the developer shall fill in an approximately 350-foot-
long gap in the existing bicycle lane along the east side of the roadway; 
 

b. On the west side of Fern Hill Dr., the developer shall construct a 10-foot-wide multi-
purpose pathway along the PD frontage and continue along the west side of Fern Hill Dr. 
for an additional +/- 210-feet south of the southern PD boundary (to connect with the 
existing bicycle lane and sidewalk terminus to the south); and, 

 
c. The developer shall install Type “F” curb along both sides of Fern Hill Dr. (specifically 

along those areas where bicycle lanes and multi-purpose paths are being constructed).   
 
 

 
Other Conditions 

• Prior to PD site plan certification, the applicant shall revise the PD site plan as follows: 
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O On PD Site Plan Sheet 1 of 2: 
 Remove all references to live/work units within the site plan; 

 
 Within the “Proposed Use” column of the “Uses Table”, revise the language 

stating “OPTION 1: LIVE/WORK UNITS (ATTACHED OR DETACHED) 
WITH ACCESSORY STORAGE FOR RECREATIONAL VEHICLES AND 
PRIVATE PLEASURE CRAFTS AND UTILITY TRAILERS  
 
*WORK PORTION OF LIVE/WORK UNITS LIMITED TO 
BUSINESS PROFESSIONAL OFFICE (BPO) USES” to instead state  
 
“OPTION 1: SINGLE-FAMILY DWELLING UNITS (ATTACHED OR 
DETACHED) WITH ACCESSORY STORAGE FOR RECREATIONAL 
VEHICLES AND PRIVATE PLEASURE CRAFTS AND 
UTILITY TRAILERS 
 
*HOME BASED BUSINESSES SHALL BE PERMITTED PURSUANT TO 
SEC. 6.11.48 OF THE LDC”; 

 
 

 Within “Density/FAR” column of the “Uses Table”, revise the language “53 
UNITS (6 DU/AC) WITH 500 SF OF WORK SPACE PER UNIT & UP TO 
16,000 SF OF STORAGE” to instead state “53 UNITS (6 DU/AC) AND UP TO 
16,000 S.F. OF ACCESSORY STORAGE – SEE CONDITIONS OF 
APPROVAL”; 
 

 Revise Note 15 to add “roadways and/or” before the word “drive aisles”; and, 
 

 Revise the lot layouts graphics to make the footnote regarding the 20-foot 
building setback to be applicable to both typical layout graphics. 

 
 

O On PD Site Plan Sheet 2 of 2: 
 

 Within the “Proposed Use” column of the “Uses Table”, revise the language 
stating “OPTION 2: RECREATIONAL VEHICLES AND PRIVATE 
PLEASURE CRAFTS AND UTILITY TRAILERS STORAGE & ART 
STUDIO (CN USE)” to instead state “OPTION 2: RECREATIONAL 
VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY 
TRAILERS STORAGE & ART STUDIO”. 

 
 
PROJECT SUMMARY AND TRANSPORTATION ANALYSIS 
The applicant is requesting to rezone two (2) parcels, totaling +/- 10.69 acres, from Agricultural Rural 
(AR) to Planned Development (PD).  The applicant is proposing two development options as follows: 
 
Option 1:  

• 53 Single-Family attached or detached units with Home Based Businesses; and, 
• Accessory storage (to the residential uses) for RV and private pleasure crafts and utility trailers 

 
Option 2:  

• Up to 4.5 ac. Storage of Recreational Vehicle and Private Pleasure Crafts and Utility Trailers; and, 
• Up to 2,000 g.s.f. of Art Studio uses 

 
Consistent with the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis.  The analysis included a trip generation and site access analysis for a 
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different development proposal than is currently under consideration.  That analysis included traffic 
generation due to the open storage and live/work components.  Transportation Review Section staff was 
informed by zoning staff that the applicant has rescinded the live/work proposal, instead opting to 
potentially pursue home base businesses as permitted pursuant to state law and LDC Sec. 6.11.48, and 
will be amending the site plan accordingly. Given this, the applicant’s analysis still represents a worst-
case scenario and is valid for the purposes of determining whether turn lanes are required to serve the 
subject site. 
 
Staff has prepared a comparison of the potential number of peak hour trips generated under the existing 
and proposed zoning designations, utilizing a generalized worst-case scenario.  Staff notes that 
development Option 1 represents the worst-case scenario from a trip generation perspective, and so the 
below comparison was based on that Option.  Data shown below is based on the 12th Edition of the 
Institute of Transportation Engineer’s Trip Generation Manual. 
 
Existing Use: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
AR, 2 single-family dwelling units 
(ITE LUC 210) 18 1 2 

Proposed Zoning (Option 1, Worst Case Scenario): 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
PD, 53 Single-Family Detached Dwelling Units 
(ITE LUC 210) 482 41 53 

Difference: 

 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
Total: (+) 464 (+) 40 (+) 51 

 

 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  

Fern Hill Dr. is a publicly maintained, 2-lane, undivided, collector roadway characterized by +/- 10-foot-
wide travel lanes in average condition. There are +/- 4-foot-wide bicycle facilities along portions of the 
west and east sides of the roadway in the vicinity of the proposed project.  Other sections have no bicycle 
lanes or paved shoulders (which would otherwise accommodate bicyclists).  There are +/- 5-foot-wide 
sidewalks along portions of the east and west side of the roadway in the vicinity of the proposed project. 
 
 
SITE ACCESS AND CONNECTIVITY 

The project is proposing one (1) vehicular access connection to Fern Hill Dr. which aligns with an 
existing intersection (Field Blend Ct.) in order to facilitate compliance with Sec. 6.04.07 (access spacing) 
of the LDC and provide for optimal site access. 
 
There are no additional opportunities for connectivity, given Bull Frog Creek runs along the western 
project boundary and an extensive wetlands system (which is proposed to be preserved) surrounds the 
building envelope to the north, south and west. 
 
No auxiliary (turn) lanes are warranted pursuant to Sec. 6.04.04.D. of the LDC. 
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DESIGN EXCEPTION #1 – FERN HILL DR. SUBSTANDARD RD. 
As Fern Hill Dr. is a substandard collector roadway, the applicant’s Engineer of Record (EOR) submitted 
a Design Exception request (dated July 29, 2025 and last revised October 13, 2025) to determine the 
specific improvements that would be required by the County Engineer.  Based on factors presented in the 
Design Exception request, the County Engineer found the request approvable (on October 14, 2025).  The 
developer will be required to make certain improvements to Fern Hill Dr. consistent with the Design 
Exception.  The Design Exception authorizes deviations from the 2021 Transportation Technical Manual 
(TTM) Typical Section – 4 (TS-4) (for 2-lane, Urban Collector Roadways) standards governing such 
roadways.  Specifically: 
 

1. The developer shall be permitted to maintain the 10-foot-wide travel lanes in lieu of the 11-foot-
wide travel lanes required by TS-4; 
 

2. On the east side of Fern Hill Dr., the developer shall be permitted to utilize 4-foot-wide bicycle 
lanes in lieu of the 7-foot-wide buffered bicycle lanes required pursuant to TS-4, and is proposing 
to fill in an approximately 350-foot-long gap in the existing bicycle lane along the east side of the 
roadway; 
 

3. On the west side of Fern Hill Dr., the developer shall be permitted to construct a 10-foot-wide 
multi-purpose pathway in lieu of the 5-foot-wide sidewalk and 7-foot-wide buffered bicycle lane 
required per TS-4, and is proposing to install the pathway along their project frontage and 
continuing along the west side of Fern Hill Dr. for an additional +/- 210-feet south of the 
southern PD boundary (to connect with the existing bicycle lane and sidewalk); 
 

4. On the west side the developer is also proposing to eliminate the 5-foot-wide grass strip/separator 
between the back of the “Type F” curb and the closest edge of the multi-purpose pathway as 
required by TS-4, as well as reduce the 2-foot grass strip between the multi-purpose pathway and 
the closest edge of the right-of-way (as required by TS-4) down to 1-foot; and, 
 

5. The developer will be required to install Type “F” curb along both sides of Fern Hill Dr. 
(specifically along those areas where bicycle lanes and multi-purpose paths are being 
constructed).   
 
 

If PD 25-0932 is approved, the County Engineer will approve the Design Exception. 
 
 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

Level of Service (LOS) information for Fern Hill Dr. is not available, since the facility was not included 
in the LOS report.  Information for the next closest segment is provided below. 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Symmes Rd. US 41 US 301 D D 

Source: Hillsborough County 2024 Level of Service Report.   
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Ratliff, James

From: Williams, Michael
Sent: Tuesday, October 14, 2025 12:04 PM
To: Vicki Castro; Michael Yates
Cc: Peddle, Carolanne; Ratliff, James; Drapach, Alan; Tirado, Sheida; De Leon, Eleonor; PW-CEIntake
Subject: FW: RZ-PD 25-0932 - Design Exception Review
Attachments: 25-0932 DEAdd 10-13-25.pdf

Vicki/Michael, 
I have found the attached Design Exception (DE) for PD 25-0932 APPROVABLE. 
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hillsboroughcounty.org or 813-307-1707) after the BOCC approves the PD 
zoning or PD zoning modi cation related to below request.  This is to obtain a signed copy of the DE/AV.   
 
If the BOCC denies the PD zoning or PD zoning modi cation request, sta  will request that you withdraw 
the AV/DE.  In such instance, notwithstanding the above nding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the nding was predicated on a speci c development program 
and site con guration which was not approved). 
 
Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with 
your initial plat/site/construction plan submittal.  If the project is already in preliminary review, then you 
must submit the signed document before the review will be allowed to progress.  Sta  will require 
resubmittal of all plat/site/construction plan submittals that do not include the appropriate signed 
AV/DE documentation. 
 
Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hillsboroughcounty.org  
 
Mike 
 
Michael J. Williams, P.E. 
Director, Development Review 
County Engineer 
Development Services Department 

 
P: (813) 307-1851 
M: (813) 614-2190 
E: Williamsm@HillsboroughCounty.org  
W: HCFLGov.net 
 
Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602 
 
Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe 
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Please note: All correspondence to or from this office is subject to Florida’s Public Records law. 

 
 
From: Tirado, Sheida <TiradoS@hcfl.gov>  
Sent: Tuesday, October 14, 2025 11:46 AM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov> 
Subject: RZ-PD 25-0932 - Design Exception Review 
 
Hello Mike, 
 
The attached DE is approvable to me, please include the following people in your response: 
 
myates@palmtra ic.com 
vcastro@palmtra ic.com 
vcastro@palmtra ic.com 
peddlec@hc .gov 
ratli ja@hc .gov 
drapacha@hc .gov 
 
Best Regards, 
 
Sheida L. Tirado, PE 
Transportation Review & Site intake Manager 
Development Services 
 

E: TiradoS@HCFL.gov 
P: (813) 276-8364 | M: (813) 564-4676 
 
601 E. Kennedy Blvd., Tampa, FL 33602 
HCFL.gov  
 
Facebook  |  X  |  YouTube  |  LinkedIn  |  Instagram  |  HCFL Stay Safe 
 
Hillsborough County Florida 
 
Please note: All correspondence to or from this office is subject to 
Florida’s Public Records law. 
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DE-Substandard Rd - Fern Hill Dr

DE updated for staff comment

Fern Hill PD
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Revised October 13, 2025
July 29, 2025 

Mr. Michael Williams, P.E.
Hillsborough County 
Development Services Department
Development Review Director
County Engineer
601 East Kennedy Boulevard, 20th Floor 
Tampa, Florida   33602

RE: Fern Hill PD – PD 25-0932  
Folio: 77168-0000, 77169-0000
Design Exception – Fern Hill Drive
Palm Traffic Project No. T25041

Dear Mr. Williams: 

The purpose of this letter is to provide justification for the design exception per Transportation 
Technical Manual (TTM) 1.7 to meet the requirements of the Hillsborough County Land Development 
Code (LDC) Section 6.04.03.L (existing facility) in association with the proposed development 
located west of Fern Hill Drive and north of Symmes Road, as shown in Figure 1, which will consist 
of the following development scenarios:   

Option 1:

53 Single-Family attached or detached units with Home Based Businesses; and,
Accessory storage (to the residential uses) for RV and private pleasure crafts and utility
trailers

Option 2:
Up to 4.5 ac. Storage of Recreational Vehicle and Private Pleasure Crafts and Utility
Trailers; and,
Up to 2,000 square feet of Art Studio uses

This request is made based on our virtual meeting on July 24, 2025, with Hillsborough County staff.

The project proposes to have one (1) full access to Fern Hill Drive, aligning with Field Blend Court. 
Fern Hill Drive is not identified in the Hillsborough County Functional Classification Map, but functions 
as a collector roadway and was identified during our meeting as a substandard road.  Fern Hill 
Drive has a posted speed limit of 30 mph.  The roadway currently has 10-foot travel lanes, F-type 
curb (missing 360 foot section on the east side and missing from the Riverview Academy 
charter school to the project on the west side), a 5 foot sidewalk on the east side of the roadway 
and to the south of the property on the west side  and 4 foot bike lane (missing 360 foot 
section on the east side and missing from the Riverview Academy charter school to the project 
driveway on the west) in approximately 62 feet of right of way (ROW reduces to 54’ from 
north of the creek to southern property line).   

This request is a design exception to the Hillsborough County Transportation Technical Manual for 
Fern Hill Drive from Symmes Road to the project boundary (just north of Field Blend Court). The 
requested exceptions to the TS-4 typical section and the justification are as follows:

4006 South MacDill Avenue, Tampa, FL 33611
Ph: (813) 296-2595 

www.palmtraffic.com

25-0932

Received October 13, 2025 
Development Services



Mr. Michael Williams, P.E. 
October 13, 2025 

Page 2 

 
4006 South MacDill Avenue, Tampa, FL 33611 

Ph: (813) 296-2595 
www.palmtraffic.com 

 

1. The typical TS-4 section for a collector, two-lane undivided roadway requires a 
minimum of 64 feet of ROW with 11-foot travel lanes, 7-foot buffered bike lanes, 
F type curb, 5-foot grass strip and 5-foot sidewalks.   

2. The request is to maintain the 10-foot travel lanes instead of 11-foot.  Based on 
Table 210.2.1 of the FDOT Design Manual, the 10-foot travel lanes are identified 
as acceptable.  

3. Oe the east side of Fern Hill Drive, the request is to maintain and complete the 
missing sections of the 4-foot bike lane instead of the 7-foot buffered bike lanes.  
This will add approximately 350 feet on the east side of Fern Hill Drive.  

4. On the west side of Fern Hill Drive, the request is to construct a 10-foot multi-use 
path instead of the 7-foot buffered bike and 5-foot sidewalk.  This will add 
approximately 850 feet of 10-foot multi-use path (550 feet along project frontage 
and 300 feet off site)  

5. The request is to maintain and complete the missing sections of the F type curb.  This 
will add approximately 850 feet of modified F type curb on the west side and 
approximately 350 feet of F type curb on the east side of Fern Hill Drive.   

6. The request is to maintain and complete the missing sections of the grass strip at the 
back of sidewalk.  Along the east side of Fern Hill Drive, the grass width varies 
between 5 and 20 feet.  No modification along the east side is proposed.  Along 
the west side, a minimum 1-foot strip will be provided from the project boundary 
(just north of Field Blend Court) south approximately 850 feet.  

7. The request is to maintain the 5-foot sidewalk along the east side of Fern Hill Drive, 
therefore no modification is proposed.   

The proposed site plan and typical sections are attached.  Please do not hesitate to contact 
us if you have any questions or require any additional information. 

Sincerely, 

 

 

 
Vicki L Castro, P.E.  
Principal 

______________________________________________________________________________ 

Based on the information provided by the applicant, this request is: 
______________Disapproved ____________Approved with Conditions ____________Approved 

If there are any further questions or you need clarification, please contact Sheida L. Tirado, P.E.  
 

 

Michael J. Williams 
Hillsborough County Engineer 

This item has been 
digitally signed and 
sealed by Vicki L Castro 
on the date adjacent to 
the seal. 

Printed copies of this 
document are not 
considered signed and 
sealed and the signature 
must be verified on any 
electronic copies. 

Vicki L Castro
Digitally signed by Vicki L 
Castro 
Date: 2025.10.13 17:32:39 
-04'00'

25-0932

Received October 13, 2025 
Development Services



FIGURE 1. LOCATION MAP

25-0932
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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: , 2025 

Report Prepared: , 2025 

Case Number: PD 25-0932

Folio(s): 77168.0000 & 77169.0000

General Location: North of Symmes Road, west 
of Fern Hill Drive, and east of Interstate-75

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Suburban Mixed Use-6 (6 du/ga;0.25,0.35,0.50
FAR)

Service Area Urban

Community Plan(s) Riverview & SouthShore Areawide Systems

Rezoning Request Agricultural Rural (AR) to Planned Development 
(PD) to allow for two potential development 
options

Parcel Size +/- 10.69 acres

Street Functional Classification Fern Hill Drive – Local
Symmes Road – County Collector
Interstate-75 – State Principal Arterial

Commercial Locational Criteria Does not meet; waiver requested

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Evacuation Area 
 

 
Zone A 

 
 

 
Staff Analysis of Goals, Objectives and Policies: 
The ±10.69-acre subject site is located north of Symmes Road, west of Fern Hill Drive, and east of 
Interstate-75. The site is in the Urban Service Area (USA) and is within the limits of the Riverview 
Community Plan and the SouthShore Areawide Systems Plan. The subject site has a Future Land Use (FLU) 
designation of Suburban Mixed-Use-6 (SMU-6) which is intended for urban/suburban intensity and 
density. Rezonings shall be approved through a site plan-controlled rezoning district. The applicant is 
requesting to rezone from Agricultural Rural (AR) to Planned Development (PD) to allow for two potential 
development options. The first option consists of 53 residential units with home-based businesses and up 
to 16,000 square feet of accessory storage for RV’s, private pleasure crafts, and utility trailers. Option 2 
consists of a 2,000 square foot art studio and storage for RV’s, private pleasure crafts, and utility trailers.  
 
The site is in the Urban Service Area where, according to Objective 1.1 of the Future Land Use Section 
(FLUS), 80 percent of the county’s growth is to be directed. 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.” 
The site currently has single-family uses and vacant land. There are single-family uses to the north, south, 
and west of the site. There are light industrial and heavy commercial uses to the north and educational 
uses to the south. The applicant is requesting a waiver from the 20-foot buffer, type B screening that is 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Suburban Mixed Use-6 

 
AR  Vacant + Single-Family  

North Suburban Mixed Use-6 AR + PD  
Single-Family + Light 

Industrial + Heavy  
Commercial 

 

South Suburban Mixed Use-6 AR + PD  Single-Family + Vacant  
+ Educational  

East Suburban Mixed Use-6 PD  Single-Family + 
HOA/Common Property  

West Suburban Mixed Use-6 + 
Public/Quasi-public AS-1 + PD  Single-Family + Vacant + 

Public/Quasi-public  
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required to the north, west, and south of the site. Surrounding the site on these boundaries are heavily 
vegetated wetlands that create a natural buffer between the proposed use and the residential uses nearby. 
The natural wetland buffer that will remain in place creates a larger buffer and screening than is required 
for the request. Option 2 includes a 10-foot buffer on the eastern boundary along Fern Hill Drive Road. 
There will also be a 6-foot-high PVC fence and a row of evergreen trees which are not less than 10 feet 
high at the time of planting, a minimum of 2-inch caliper, and are spaced not more than 40 feet apart. The 
trees are to be planted within 5 feet of the property line. With the proposed uses being compatible to the 
area and with the mitigation measures proposed, the request for 53 units with accessory storage, as well 
as the proposal for an art studio with storage of RV’s, private pleasure crafts, and utility trailers meets the 
intent of FLUS Objective 1.1 and FLUS Policy 3.1.3.  
 
Per Objective 2.2, Future Land Use categories outline the maximum level of intensity or density, and range 
of permitted land uses allowed in each category. Table 2.2 contains a description of the character and 
intent permitted in each of the Future Land Use categories. The site is in the Suburban Mixed-Use-6 (SMU-
6) Future Land Use category, allowing for the consideration of agricultural, residential, neighborhood 
commercial, office uses, research corporate park uses, light industrial multi-purpose and clustered 
residential and/or mixed-use. Office uses are not subject to locational criteria. Option 1 is proposing 53 
dwelling units, which is within the maximum allowable density for the site (7.1 upland acres x 1.25 wetland 
density credit = 8.875 x 6 = 53 units). Option 2 is also within the maximum allowable intensity for the site 
at 2,000 square feet for the art studio (7.1 upland acres x 1.25 wetland density credit = 8.875 sq ft x 43,560 
= 386,595 sq ft x 0.25 FAR = 96,648 sq ft). As the language states above, the proposed uses in the request 
are allowed and therefore, the proposal meets Objective 2.2 and the associated policies.  
 
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). Transportation did 
not object to the proposed request; therefore, the subject site meets the intent of FLUS Objective 4.1, 
FLUS Policy 4.1.1 and FLUS Policy 4.1.2. 
 
Per FLUS Objective 4.7 and the associated policies, Site Plan Option 2 does not meet Commercial 
Locational Criteria (CLC). The closest qualifying intersection is approximately 3,700 feet from the subject 
site at Symmes Road and I-75. FLUS Policy 4.7.10 states that the Board of County Commissioners may 
grant a  waiver to the intersection criteria for the location of commercial uses outlined in Policies 4.7.2 
and 4.7.6. The waiver would be based on the compatibility of the use with the surrounding area and would 
require a recommendation by the Planning Commission staff. An applicant must submit a waiver request 
documenting unique circumstances or specific findings that detail how the proposed commercial or office 
use furthers the other goals, objectives and policies of the Comprehensive Plan. The Board of County 
Commissioners may reverse or affirm the Planning Commission staff’s recommendation through their 
normal review of rezoning petitions. Financial hardships may not constitute justification for a waiver. The 
applicant submitted a waiver for the CLC criteria stating that approximately 86% of the land east of Fern 
Hill Drive is already developed for non-residential use, indicating that additional retail commercial space 
would support and complement the surrounding residential community. With the above justification, 
Planning Commission staff supports approval of the Commercial Locational Criteria Waiver.  
 
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 single-family residential, educational, light industrial, and heavy commercial uses.  
The proposed request will complement the area by introducing a compatible use that supports the 
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existing mix of development types. Additionally, the proposal is designed to minimize impacts on the 
adjacent properties and maintain the established character of the surrounding area.  
 
The Environmental Protection Commission (EPC) Wetlands Division has reviewed the proposed rezoning. 
The EPC has determined there are some wetlands on site. Given that there is a separate approval process 
for wetland impacts with the Environmental Protection Commission, and they currently do not object, 
Planning Commission staff finds this request consistent with Objective 6.2 and associated policies in the 
FLUS. 
 
The subject site is within the limits of the Riverview Community Plan and the SouthShore Areawide 
Systems Plan. The subject site is within the Residential District of the Riverview community. This district 
encourages attractive residential development that complements the surrounding character and 
promotes housing diversity. Goal 1 of the plan aims to achieve better design and densities that are 
compatible with Riverview’s vision. One of the strategies within this goal is to promote diversity in housing 
type and style to counter generic subdivision look. With the residential home-based businesses in option 
1 of the request, this strategy is fulfilled as that style of housing varies from the traditional subdivision 
layout. Goal 6 prioritizes the significance of improved quality, enjoyment, and protection of the Alafia 
River and other natural resources such as open space. One of the strategies within this goal is to support 
and protect the natural shoreline integrity and river watershed as well as to protect the water quality and 
wildlife habitat associated with the Alafia watershed. Both development options maintain the wetland 
and vegetation in their proposed site plans, therefore maintaining the wildlife habitat and natural 
ecosystem that surrounds the development area. Goal 7 encourages economic development by 
supporting local business while attracting a variety of new uses and services, which both development 
options would achieve.   
 
The site is also within the Southshore Areawide Systems Plan. The environmental objective of the plan 
states that the community is working to achieve harmony between development and the natural 
environment; ensuring that the bay and the supporting water systems are clean and healthy, supporting 
wildlife and recreation. Species habitats represent an extensive, interlocking network of environmental 
resources. The sustainability strategy within this goal desires to maintain, protect, and enhance the flora 
and fauna using an integrated, inclusive approach. The cultural/historic objective supports a diverse 
population with people living in unique communities, interspersed with farms, natural areas, open spaces 
and greenways that preserve and enhance the natural and cultural heritage. The community desires to 
promote sustainable growth and development that is clustered and well planned to preserve the area's 
environment, cultural identity and livability. The economic development objective encourages activities 
that benefit residents, employers, employees, entrepreneurs, and businesses that will enhance economic 
prosperity and improve quality of life. The proposed request algins with the goals and objectives of the 
SouthShore Areawide Systems Plan by promoting sustainable and well-planned development with the 
preservation of the wetlands and vegetation, and by fostering economic growth while maintaining the 
character of the area. The proposed rezoning aligns with the Riverview Community Plan and the 
SouthShore Areawide Systems Plan.   
 
Overall, staff finds that the proposed use is an allowable use in the SMU-6 Future Land Use category, is 
compatible with the existing development pattern found within the surrounding area and supports the 
vision of the Riverview Community Plan and the SouthShore Areawide Systems Plan. The proposed 
Planned Development (PD) would allow for development that is consistent with the Goals, Objectives, 
and Policies of the Future Land Use Section and the Livable Communities Element of the Unincorporated 
Hillsborough County Comprehensive Plan.  
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Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Planned Development CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development 
Services Department. 
_____________________________________________________________________________________ 
 
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. 
 
Relationship to the Future Land Use Map 
 
Goal 2: Ensure that the character, compatibility and location of land uses optimize the combined potential 
for economic benefit, fiscal sustainability, protection of natural resources and maintaining viable 
agriculture. Ensure density and intensities are maintained through the Future Land Use Map. 
 
Objective 2.1: The Future Land Use Map is a regulatory tool governing the pattern of development in 
unincorporated Hillsborough County through the year 2045. 
 
Policy 2.1.1: The Future Land Use Map shall identify Future Land Use categories, summarized in Table 2.2 
and further described in Appendix A, that establish permitted land uses and maximum densities and 
intensities. 
 
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. 
 
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. 
 
Density and Intensity 
 
Policy 2.3.9: Environmentally Sensitive Land Density Calculation 
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Density and FAR calculations for properties that include wetlands will comply with the following 
calculations and requirements for determining density/intensity. 
 
• Wetlands shall:  

- Exclude land below the mean high water line  
- Include conservation and preservation areas  
- Include wetlands associated with man-made water bodies as defined (including borrow pits).  
 

Density and floor area ratio calculations for properties with 25% or greater wetlands and/or man-made 
water bodies (including borrow pits) shall be subject to an environmentally sensitive land calculation. 
Upland acreage of the site multiplied by 1.25 yields the base acreage for the density calculation. That 
acreage is then multiplied by the maximum intensity/density of the Future Land Use Category. 
 
Compatibility 
 
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. 
 
4.1.6: Existing and future land development regulations shall be made consistent with the Comprehensive 
Plan, and all development approvals shall be consistent with those development regulations per the 
timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and consistent with 
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Comprehensive Plan policies, land development regulations shall be designed to provide flexible, 
alternative solutions to problems. 
 
Neighborhood/Community Development 
 
Objective 4.4: Neighborhood Protection – Enhance and preserve existing neighborhoods and 
communities. Design neighborhoods which are related to the predominant character of their surroundings. 
 
Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall be integrated with the adjacent land 
uses through: 
a) the creation of like uses; and 
b) creation of complementary uses; and 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections; and 
e) Gradual transitions of intensity 
 
Commercial Locational Criteria 
 
Objective 4.7: To meet the daily shopping and service needs of residents, only neighborhood-serving 
commercial uses will be permitted within land use categories that are primarily residential or agricultural 
in nature. Intensive commercial uses (uses allowed within the Commercial Intensive zoning district) shall 
not be considered neighborhood serving commercial. Such developments do not require a Future Land Use 
Map Amendment to a non-residential category provided they meet the criteria established by the following 
policies and all other Goals, Objectives and Policies in the Comprehensive Plan. The frequency and 
allowance of neighborhood-serving commercial uses will be different in the Urban Service Area than in the 
Rural Area due to the population density, scale and character of the areas. 
 
Policy 4.7.1: In the Urban Service Area, locational criteria must be met to allow neighborhood serving 
commercial uses in the following primarily residential land use categories: 

- Residential Planned -2 (RP-2)  
- Residential - 2 (RES-2)  
- Residential - 4 (RES-4)  
- Neighborhood Mixed Use-4(3) (NMU4(3))  
- Neighborhood Mixed Use-6 (NMU-6)  
- Residential - 6 (RES-6)  
- Suburban Mixed Use-6(SMU-6)  
- Residential - 9 (RES-9)  
- Residential - 12 (RES-12)  
- Residential - 16 (RES-16)  
- Residential - 20 (RES-20)  
- Residential - 35 (RES-35)  
- Any rural Future Land Use categories in the Urban Service Area 

 
Policy 4.7.2: In the above land use categories, neighborhood-serving commercial uses, including office 
uses, can be considered to the maximum FAR permitted in each Future Land Use category in the following 
locations:  
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- 50% of the site must front along a roadway with a context classification of suburban commercial, 
suburban town or urban general context classification in the Hillsborough County Context 
Classification Map or the Florida Department of Transportation Context Classification Map; or  

- Within 1,000 feet of the intersection of roadways both functionally classified as a collector or 
arterial per the Hillsborough County Functional Classification Map. At least 75% of the subject 
property must fall within the specified distance (1,000 feet) from the intersection. All 
measurements should begin at the edge of the road right-of-way. The land area within this 
distance, as measured along both roadways, makes a quadrant (see graphic). 

 
Policy 4.7.10: The Board of County Commissioners may grant a waiver to the intersection criteria for the 
location of commercial uses outlined in Policies 4.7.2 and 4.7.6. The waiver would be based on the 
compatibility of the use with the surrounding area and would require a recommendation by the Planning 
Commission staff. An applicant must submit a waiver request documenting unique circumstances or 
specific findings that detail how the proposed commercial or office use furthers the other goals, objectives 
and policies of the Comprehensive Plan. The Board of County Commissioners may reverse or affirm the 
Planning Commission staff’s recommendation through their normal review of rezoning petitions. Financial 
hardships may not constitute justification for a waiver.  
 
The square footage requirements under Policy 4.7.6 cannot be waived. Waivers are required for all Major 
Modifications to Planned Developments requesting new or additional commercial that do not meet 
Commercial Locational Criteria. 
 
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: RIVERVIEW COMMUNITY PLAN 
Goal 1: Achieve better design and densities that are compatible with Riverview’s vision.  

- Promote diversity in housing type and style to counter generic subdivision look. 
 
Goal 2: Reflect the vision of Riverview using the Riverview District Concept Map. The Riverview District 
Concept Map will illustrate the unique qualities and land uses related to distinct geographic areas 
identified as "districts".  

- Residential – Encourage attractive residential development that complements the surrounding 
character and promotes housing diversity. 

 
Goal 6: Prioritize the significance of improved quality, enjoyment, and protection of the Alafia River and 
other natural resources such as open space. 

- Protect the water quality and wildlife habitat associated with the Alafia watershed. 
- Support and enforce protection and restoration of natural shoreline integrity and river watershed. 

 
Goal 7: Encourage economic development by supporting local business while attracting a variety of new 
uses and services, particularly high technology businesses. 
 
LIVABLE COMMUNITIES ELEMENT: SOUTHSHORE AREAWIDE SYSTEMS PLAN 
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Environmental Objective: The community is working to achieve harmony between development and the 
natural environment; ensuring that the bay and the supporting water systems are clean and healthy, 
supporting wildlife and recreation. Species habitats represent an extensive, interlocking network of 
environmental resources. 

- Sustainability - Manage environmental resources and species habitats to maintain, protect and 
enhance the flora and fauna using an integrated, inclusive approach. 
 

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

- Promote sustainable growth and development that is clustered and well planned to preserve the 
area's environment, cultural identity and livability. 

 
Economic Development Objective: The SouthShore community encourages activities that benefits 
residents, employers, employees, entrepreneurs, and businesses that will enhance economic prosperity 
and improve quality of life. 
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 10/14/2025 

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

PLANNING AREA/SECTOR: RV/ South PETITION NO: RZ 25-0932 
 

 

  This agency has no comments. 
 

  This agency has no objection. 
 

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

  This agency objects for the reasons set forth below. 
 

 

CONDITIONS OF APPROVAL 

1. 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. 
 

2. The project shall be served by and limited to one (1) vehicular access connection to Fern Hill Dr.  
Such access shall align with Field Blend Ct. 

 
3. 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. 
 

4. If PD 25-932 is approved, the County Engineer will approve a Design Exception (dated July 29, 
2025 and last revised October 13, 2025) which was found approvable by the County Engineer (on 
October 14, 2025) for the Fern Hill Dr. substandard roadway improvements.  As Fern Hill Dr. is a 
substandard collector roadway, the developer will be required to construct the following 
improvements prior to or concurrent with the initial increment of development, consistent with the 
Design Exception request: 
 

a. On the east side of Fern Hill Dr., the developer shall fill in an approximately 350-foot-
long gap in the existing bicycle lane along the east side of the roadway; 
 

b. On the west side of Fern Hill Dr., the developer shall construct a 10-foot-wide multi-
purpose pathway along the PD frontage and continue along the west side of Fern Hill Dr. 
for an additional +/- 210-feet south of the southern PD boundary (to connect with the 
existing bicycle lane and sidewalk terminus to the south); and, 

 
c. The developer shall install Type “F” curb along both sides of Fern Hill Dr. (specifically 

along those areas where bicycle lanes and multi-purpose paths are being constructed).   
 
 

 
Other Conditions 

• Prior to PD site plan certification, the applicant shall revise the PD site plan as follows: 
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O On PD Site Plan Sheet 1 of 2: 
 Remove all references to live/work units within the site plan; 

 
 Within the “Proposed Use” column of the “Uses Table”, revise the language 

stating “OPTION 1: LIVE/WORK UNITS (ATTACHED OR DETACHED) 
WITH ACCESSORY STORAGE FOR RECREATIONAL VEHICLES AND 
PRIVATE PLEASURE CRAFTS AND UTILITY TRAILERS  
 
*WORK PORTION OF LIVE/WORK UNITS LIMITED TO 
BUSINESS PROFESSIONAL OFFICE (BPO) USES” to instead state  
 
“OPTION 1: SINGLE-FAMILY DWELLING UNITS (ATTACHED OR 
DETACHED) WITH ACCESSORY STORAGE FOR RECREATIONAL 
VEHICLES AND PRIVATE PLEASURE CRAFTS AND 
UTILITY TRAILERS 
 
*HOME BASED BUSINESSES SHALL BE PERMITTED PURSUANT TO 
SEC. 6.11.48 OF THE LDC”; 

 
 

 Within “Density/FAR” column of the “Uses Table”, revise the language “53 
UNITS (6 DU/AC) WITH 500 SF OF WORK SPACE PER UNIT & UP TO 
16,000 SF OF STORAGE” to instead state “53 UNITS (6 DU/AC) AND UP TO 
16,000 S.F. OF ACCESSORY STORAGE – SEE CONDITIONS OF 
APPROVAL”; 
 

 Revise Note 15 to add “roadways and/or” before the word “drive aisles”; and, 
 

 Revise the lot layouts graphics to make the footnote regarding the 20-foot 
building setback to be applicable to both typical layout graphics. 

 
 

O On PD Site Plan Sheet 2 of 2: 
 

 Within the “Proposed Use” column of the “Uses Table”, revise the language 
stating “OPTION 2: RECREATIONAL VEHICLES AND PRIVATE 
PLEASURE CRAFTS AND UTILITY TRAILERS STORAGE & ART 
STUDIO (CN USE)” to instead state “OPTION 2: RECREATIONAL 
VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY 
TRAILERS STORAGE & ART STUDIO”. 

 
 
PROJECT SUMMARY AND TRANSPORTATION ANALYSIS 
The applicant is requesting to rezone two (2) parcels, totaling +/- 10.69 acres, from Agricultural Rural 
(AR) to Planned Development (PD).  The applicant is proposing two development options as follows: 
 
Option 1:  

• 53 Single-Family attached or detached units with Home Based Businesses; and, 
• Accessory storage (to the residential uses) for RV and private pleasure crafts and utility trailers 

 
Option 2:  

• Up to 4.5 ac. Storage of Recreational Vehicle and Private Pleasure Crafts and Utility Trailers; and, 
• Up to 2,000 g.s.f. of Art Studio uses 

 
Consistent with the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis.  The analysis included a trip generation and site access analysis for a 
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different development proposal than is currently under consideration.  That analysis included traffic 
generation due to the open storage and live/work components.  Transportation Review Section staff was 
informed by zoning staff that the applicant has rescinded the live/work proposal, instead opting to 
potentially pursue home base businesses as permitted pursuant to state law and LDC Sec. 6.11.48, and 
will be amending the site plan accordingly. Given this, the applicant’s analysis still represents a worst-
case scenario and is valid for the purposes of determining whether turn lanes are required to serve the 
subject site. 
 
Staff has prepared a comparison of the potential number of peak hour trips generated under the existing 
and proposed zoning designations, utilizing a generalized worst-case scenario.  Staff notes that 
development Option 1 represents the worst-case scenario from a trip generation perspective, and so the 
below comparison was based on that Option.  Data shown below is based on the 12th Edition of the 
Institute of Transportation Engineer’s Trip Generation Manual. 
 
Existing Use: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
AR, 2 single-family dwelling units 
(ITE LUC 210) 18 1 2 

Proposed Zoning (Option 1, Worst Case Scenario): 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
PD, 53 Single-Family Detached Dwelling Units 
(ITE LUC 210) 482 41 53 

Difference: 

 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
Total: (+) 464 (+) 40 (+) 51 

 

 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  

Fern Hill Dr. is a publicly maintained, 2-lane, undivided, collector roadway characterized by +/- 10-foot-
wide travel lanes in average condition. There are +/- 4-foot-wide bicycle facilities along portions of the 
west and east sides of the roadway in the vicinity of the proposed project.  Other sections have no bicycle 
lanes or paved shoulders (which would otherwise accommodate bicyclists).  There are +/- 5-foot-wide 
sidewalks along portions of the east and west side of the roadway in the vicinity of the proposed project. 
 
 
SITE ACCESS AND CONNECTIVITY 

The project is proposing one (1) vehicular access connection to Fern Hill Dr. which aligns with an 
existing intersection (Field Blend Ct.) in order to facilitate compliance with Sec. 6.04.07 (access spacing) 
of the LDC and provide for optimal site access. 
 
There are no additional opportunities for connectivity, given Bull Frog Creek runs along the western 
project boundary and an extensive wetlands system (which is proposed to be preserved) surrounds the 
building envelope to the north, south and west. 
 
No auxiliary (turn) lanes are warranted pursuant to Sec. 6.04.04.D. of the LDC. 
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DESIGN EXCEPTION #1 – FERN HILL DR. SUBSTANDARD RD. 
As Fern Hill Dr. is a substandard collector roadway, the applicant’s Engineer of Record (EOR) submitted 
a Design Exception request (dated July 29, 2025 and last revised October 13, 2025) to determine the 
specific improvements that would be required by the County Engineer.  Based on factors presented in the 
Design Exception request, the County Engineer found the request approvable (on October 14, 2025).  The 
developer will be required to make certain improvements to Fern Hill Dr. consistent with the Design 
Exception.  The Design Exception authorizes deviations from the 2021 Transportation Technical Manual 
(TTM) Typical Section – 4 (TS-4) (for 2-lane, Urban Collector Roadways) standards governing such 
roadways.  Specifically: 
 

1. The developer shall be permitted to maintain the 10-foot-wide travel lanes in lieu of the 11-foot-
wide travel lanes required by TS-4; 
 

2. On the east side of Fern Hill Dr., the developer shall be permitted to utilize 4-foot-wide bicycle 
lanes in lieu of the 7-foot-wide buffered bicycle lanes required pursuant to TS-4, and is proposing 
to fill in an approximately 350-foot-long gap in the existing bicycle lane along the east side of the 
roadway; 
 

3. On the west side of Fern Hill Dr., the developer shall be permitted to construct a 10-foot-wide 
multi-purpose pathway in lieu of the 5-foot-wide sidewalk and 7-foot-wide buffered bicycle lane 
required per TS-4, and is proposing to install the pathway along their project frontage and 
continuing along the west side of Fern Hill Dr. for an additional +/- 210-feet south of the 
southern PD boundary (to connect with the existing bicycle lane and sidewalk); 
 

4. On the west side the developer is also proposing to eliminate the 5-foot-wide grass strip/separator 
between the back of the “Type F” curb and the closest edge of the multi-purpose pathway as 
required by TS-4, as well as reduce the 2-foot grass strip between the multi-purpose pathway and 
the closest edge of the right-of-way (as required by TS-4) down to 1-foot; and, 
 

5. The developer will be required to install Type “F” curb along both sides of Fern Hill Dr. 
(specifically along those areas where bicycle lanes and multi-purpose paths are being 
constructed).   
 
 

If PD 25-0932 is approved, the County Engineer will approve the Design Exception. 
 
 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

Level of Service (LOS) information for Fern Hill Dr. is not available, since the facility was not included 
in the LOS report.  Information for the next closest segment is provided below. 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Symmes Rd. US 41 US 301 D D 

Source: Hillsborough County 2024 Level of Service Report.   
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Ratliff, James

From: Williams, Michael
Sent: Tuesday, October 14, 2025 12:04 PM
To: Vicki Castro; Michael Yates
Cc: Peddle, Carolanne; Ratliff, James; Drapach, Alan; Tirado, Sheida; De Leon, Eleonor; PW-CEIntake
Subject: FW: RZ-PD 25-0932 - Design Exception Review
Attachments: 25-0932 DEAdd 10-13-25.pdf

Vicki/Michael, 
I have found the attached Design Exception (DE) for PD 25-0932 APPROVABLE. 
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hillsboroughcounty.org or 813-307-1707) after the BOCC approves the PD 
zoning or PD zoning modi cation related to below request.  This is to obtain a signed copy of the DE/AV.   
 
If the BOCC denies the PD zoning or PD zoning modi cation request, sta  will request that you withdraw 
the AV/DE.  In such instance, notwithstanding the above nding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the nding was predicated on a speci c development program 
and site con guration which was not approved). 
 
Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with 
your initial plat/site/construction plan submittal.  If the project is already in preliminary review, then you 
must submit the signed document before the review will be allowed to progress.  Sta  will require 
resubmittal of all plat/site/construction plan submittals that do not include the appropriate signed 
AV/DE documentation. 
 
Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hillsboroughcounty.org  
 
Mike 
 
Michael J. Williams, P.E. 
Director, Development Review 
County Engineer 
Development Services Department 

 
P: (813) 307-1851 
M: (813) 614-2190 
E: Williamsm@HillsboroughCounty.org  
W: HCFLGov.net 
 
Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602 
 
Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe 
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Please note: All correspondence to or from this office is subject to Florida’s Public Records law. 

 
 
From: Tirado, Sheida <TiradoS@hcfl.gov>  
Sent: Tuesday, October 14, 2025 11:46 AM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov> 
Subject: RZ-PD 25-0932 - Design Exception Review 
 
Hello Mike, 
 
The attached DE is approvable to me, please include the following people in your response: 
 
myates@palmtra ic.com 
vcastro@palmtra ic.com 
vcastro@palmtra ic.com 
peddlec@hc .gov 
ratli ja@hc .gov 
drapacha@hc .gov 
 
Best Regards, 
 
Sheida L. Tirado, PE 
Transportation Review & Site intake Manager 
Development Services 
 

E: TiradoS@HCFL.gov 
P: (813) 276-8364 | M: (813) 564-4676 
 
601 E. Kennedy Blvd., Tampa, FL 33602 
HCFL.gov  
 
Facebook  |  X  |  YouTube  |  LinkedIn  |  Instagram  |  HCFL Stay Safe 
 
Hillsborough County Florida 
 
Please note: All correspondence to or from this office is subject to 
Florida’s Public Records law. 
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25-0932

Received October 13, 2025 
Development Services



Revised October 13, 2025
July 29, 2025 

Mr. Michael Williams, P.E.
Hillsborough County 
Development Services Department
Development Review Director
County Engineer
601 East Kennedy Boulevard, 20th Floor 
Tampa, Florida   33602

RE: Fern Hill PD – PD 25-0932  
Folio: 77168-0000, 77169-0000
Design Exception – Fern Hill Drive
Palm Traffic Project No. T25041

Dear Mr. Williams: 

The purpose of this letter is to provide justification for the design exception per Transportation 
Technical Manual (TTM) 1.7 to meet the requirements of the Hillsborough County Land Development 
Code (LDC) Section 6.04.03.L (existing facility) in association with the proposed development 
located west of Fern Hill Drive and north of Symmes Road, as shown in Figure 1, which will consist 
of the following development scenarios:   

Option 1:

53 Single-Family attached or detached units with Home Based Businesses; and,
Accessory storage (to the residential uses) for RV and private pleasure crafts and utility
trailers

Option 2:
Up to 4.5 ac. Storage of Recreational Vehicle and Private Pleasure Crafts and Utility
Trailers; and,
Up to 2,000 square feet of Art Studio uses

This request is made based on our virtual meeting on July 24, 2025, with Hillsborough County staff.

The project proposes to have one (1) full access to Fern Hill Drive, aligning with Field Blend Court. 
Fern Hill Drive is not identified in the Hillsborough County Functional Classification Map, but functions 
as a collector roadway and was identified during our meeting as a substandard road.  Fern Hill 
Drive has a posted speed limit of 30 mph.  The roadway currently has 10-foot travel lanes, F-type 
curb (missing 360 foot section on the east side and missing from the Riverview Academy 
charter school to the project on the west side), a 5 foot sidewalk on the east side of the roadway 
and to the south of the property on the west side  and 4 foot bike lane (missing 360 foot 
section on the east side and missing from the Riverview Academy charter school to the project 
driveway on the west) in approximately 62 feet of right of way (ROW reduces to 54’ from 
north of the creek to southern property line).   

This request is a design exception to the Hillsborough County Transportation Technical Manual for 
Fern Hill Drive from Symmes Road to the project boundary (just north of Field Blend Court). The 
requested exceptions to the TS-4 typical section and the justification are as follows:

4006 South MacDill Avenue, Tampa, FL 33611
Ph: (813) 296-2595 

www.palmtraffic.com

25-0932
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4006 South MacDill Avenue, Tampa, FL 33611 

Ph: (813) 296-2595 
www.palmtraffic.com 

 

1. The typical TS-4 section for a collector, two-lane undivided roadway requires a 
minimum of 64 feet of ROW with 11-foot travel lanes, 7-foot buffered bike lanes, 
F type curb, 5-foot grass strip and 5-foot sidewalks.   

2. The request is to maintain the 10-foot travel lanes instead of 11-foot.  Based on 
Table 210.2.1 of the FDOT Design Manual, the 10-foot travel lanes are identified 
as acceptable.  

3. Oe the east side of Fern Hill Drive, the request is to maintain and complete the 
missing sections of the 4-foot bike lane instead of the 7-foot buffered bike lanes.  
This will add approximately 350 feet on the east side of Fern Hill Drive.  

4. On the west side of Fern Hill Drive, the request is to construct a 10-foot multi-use 
path instead of the 7-foot buffered bike and 5-foot sidewalk.  This will add 
approximately 850 feet of 10-foot multi-use path (550 feet along project frontage 
and 300 feet off site)  

5. The request is to maintain and complete the missing sections of the F type curb.  This 
will add approximately 850 feet of modified F type curb on the west side and 
approximately 350 feet of F type curb on the east side of Fern Hill Drive.   

6. The request is to maintain and complete the missing sections of the grass strip at the 
back of sidewalk.  Along the east side of Fern Hill Drive, the grass width varies 
between 5 and 20 feet.  No modification along the east side is proposed.  Along 
the west side, a minimum 1-foot strip will be provided from the project boundary 
(just north of Field Blend Court) south approximately 850 feet.  

7. The request is to maintain the 5-foot sidewalk along the east side of Fern Hill Drive, 
therefore no modification is proposed.   

The proposed site plan and typical sections are attached.  Please do not hesitate to contact 
us if you have any questions or require any additional information. 

Sincerely, 

 

 

 
Vicki L Castro, P.E.  
Principal 

______________________________________________________________________________ 

Based on the information provided by the applicant, this request is: 
______________Disapproved ____________Approved with Conditions ____________Approved 

If there are any further questions or you need clarification, please contact Sheida L. Tirado, P.E.  
 

 

Michael J. Williams 
Hillsborough County Engineer 

This item has been 
digitally signed and 
sealed by Vicki L Castro 
on the date adjacent to 
the seal. 

Printed copies of this 
document are not 
considered signed and 
sealed and the signature 
must be verified on any 
electronic copies. 

Vicki L Castro
Digitally signed by Vicki L 
Castro 
Date: 2025.10.13 17:32:39 
-04'00'

25-0932

Received October 13, 2025 
Development Services



FIGURE 1. LOCATION MAP
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: September 15, 2025 

PETITION NO.:  25-0932 

EPC REVIEWER:  Kelly M. Holland 

CONTACT INFORMATION: (813) 627-2600 x 1222 

EMAIL:  hollandk@epchc.org 

COMMENT DATE:  July 1, 2025 

PROPERTY ADDRESS:  11133 Fern Hill Drive, 
Riverview 

FOLIO #s: 0771680000 and 0771690000 

STR: 30-30S-20E 

REQUESTED ZONING: Rezoning from AR to PD 

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

Wetlands exist primarily in the western half of the 
project area. 

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

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

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

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

 Prior to the issuance of any building or land alteration permits or other development, the 
approved wetland / other surface water (OSW) line must be incorporated into the site plan.  The 
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

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). 
 

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

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

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

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

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

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

 
 

Kmh / app 
 
ec: Isabelle Albert, Agent – ialbert@halff.com 
 
          
 



Connect with Us HillsboroughSchools.org P.O. Box 3408 Tampa, FL 33601-3408 (813) 272-4000
Raymond O. Shelton School Administrative Center 901 East Kennedy Blvd. Tampa, FL 33602-3507

Adequate Facilities Analysis: Rezoning

School Data
Sessums

Elementary
Rodgers
Middle

Spoto
High

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

1164 1270 2460

2024-25 Enrollment
K-12 enrollment on 2024-25 40th day of school. This count is used to evaluate school 
concurrency per Interlocal Agreements with area jurisdictions

884 792 1968

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

76% 62% 80%

Concurrency Reservations
Existing concurrency reservations due to previously approved development. Source: 
CSA Tracking Sheet as of 10/29/2025

35 20 67

Students Generated
Estimated number of new students expected in development based on adopted
generation rates. Source: Duncan Associates, School Impact Fee Study for 
Hillsborough County, Florida, Dec. 2019

11 5 8

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

80% 64% 83%

Notes: At this time, adequate capacity exists at Sessums Elementary, Rodgers Middle, and Spoto High School for the 
proposed rezoning.

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

Date: October 29, 2025

Jurisdiction: Hillsborough County

Case Number: RZ-25-0932

HCPS #:  RZ-724

Address: 11133 Fern Hill Drive

Parcel Folio Number(s): 77168.0000 
77169.0000       

Acreage:  10.69 (+/- acres)

Proposed Zoning: Planned Development

Future Land Use: SMU-6

Maximum Residential Units:  53

Residential Type: Single-Family Detached



           AGENCY REVIEW COMMENT SHEET

NOTE: THIS IS ONLY FOR ESTIMATE PURPOSES, BASED ON THE FEES AT THE TIME THE REVIEW WAS 
MADE. ACTUAL FEES WILL BE ASSESSED BASED ON PERMIT APPLICATIONS RECEIVED AND BASED ON 
THE FEE SCHEDULE AT THE TIME OF BUILDING PERMIT APPLICATION. 

TO: DATE:

REVIEWER:

APPLICANT: PETITION NO:

LOCATION:

FOLIO NO:

Estimated Fees:

Project Summary/Description:

Zoning Review, Development Services

Ron Barnes, Impact & Mobility Fee Coordinator

Cwh Management Inc

11133 Fern Hill Dr

77168.0000   77169.0000

10/08/2025

25-0932

Mid-Rise Residential w/1st Floor BPO 
(Fee estimate is based on a 1,500 square foot, Residential Unit) 
Mobility: $2,931 per unit               
Parks: $1,957 per unit                  
School: $7,027per unit            
Fire: $249 per unit            

Office (Single Tenant)                      (General)                              (Medical < 10k sq ft) 
(per 1,000 sq ft)                                (per 1,000 sq ft)                  (per 1,000 sq ft)   
Mobility: $10,005                             $8,336                                   $21,860 
Fire: $158                                           $158                                      $158 

Outdoor Storage                          Event Hall 

Urban Mobility, Central Park, South Fire - option 1: 53 live/work residential units (comm 1st floor
BPO) and up to 16k outdoor storage (use mini storage) for RVs, pleasure craft, etc.; 

option 2: 25k sq ft banquet and reception hall (uses church rate); option 3: outdoor storage (uses
mini storage rate) - RV storage/pleasure craft, trailers



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 26 Jun. 2025 

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 
APPLICANT:   Isabelle Albert PETITION NO:  RZ PD 25-0932 
LOCATION:   Not listed 

FOLIO NO:   77168.0000, 77169.0000 SEC: 12   TWN: 29   RNG: 17 
 

 

 

  This agency has no comments. 

 

  This agency has no objection. 

 

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

 

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

   

COMMENTS:        . 

 
 



ENVIRONMENTAL SERVICES DIVISION
PO Box 1110  

Tampa, FL 33601-1110

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

TO: Zoning Review, Development Services REQUEST DATE: 6/11/2025

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 6/24/2025

PROPERTY OWNER: Cwh Management, Inc. PID: 25-0932

APPLICANT: Cwh Management, Inc.

LOCATION: 11133 Fern Hill Dr. Riverview, FL 33578

FOLIO NO.: 77168.0000, 77169.0000

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 Area (SWRPA), as defined in Part 3.05.00 of the 
Hillsborough County Land Development Code (LDC). 

At this time, according to the Florida Department of Environmental Protection well location 
information, the 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.



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   RZ-PD 25-0932  REVIEWED BY:   Clay Walker, E.I. DATE:  6/24/2025 

 
 

FOLIO NO.:   77168.0000, 77169.0000                                                                                           

 

WATER 

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

 A  8  inch water main exists   (approximately    feet from the site),   (adjacent to 
the site),  and is located east of the subject property within the west Right-of-Way of 
Fern Hill Drive . This will be the likely point-of-connection, however there could be 
additional and/or different points-of-connection determined at the time of the application 
for service. This is not a reservation of capacity. 

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

WASTEWATER 

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

 A  6  inch wastewater forcemain exists  (approximately       feet from the project 
site),  (adjacent to the site)   and is located east of the subject property within the east 
Right-of-Way of Fern Hill Drive . 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. 
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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:· · · · · Monday, November 17, 2025

· · · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · · ·Concluding at 10:26 p.m.
·
· · · · · · · · LOCATION:· · · Hillsborough County BOCC -
· · · · · · · · · · · · · · · ·Development Services Dept.
· · · · · · · · · · · · · · · ·(LUHO, ZHM, Phosphate)
· · · · · · · · · · · · · · · ·601 East Kennedy Boulevard
· · · · · · · · · · · · · · · ·Second Floor Boardroom
· · · · · · · · · · · · · · · ·Tampa, Florida 33601

·

·

·

·

·

·

·

·

· · · Reported by:
· · · Diane DeMarsh, AAERT No. 1654
· · · Notary Public for the State of Florida

·

ZHM Hearing CORRECTED
November 17, 2025

U.S. Legal Support | www.uslegalsupport.com

ZHM Hearing CORRECTED
November 17, 2025

U.S. Legal Support | www.uslegalsupport.com ·



·1· · · · · · · MS. HEINRICH:· Our next application is Item D.4

·2· · Rezoning 25-0932.· The applicant is requesting to rezone

·3· · property from AR to Planned Development.· Carolanne Peddle with

·4· · Development Services will provide staff findings after the

·5· · applicant's presentation.

·6· · · · · · · HEARING MASTER:· All right.· Is the applicant here?

·7· · · · · · · MR. MOLLOY:· William Molloy, 325 South Boulevard.· I'm

·8· · part of the applicant's team, but the most important part is

·9· · coming your way.

10· · · · · · · MS. ALBERT:· Good evening.· Isabelle Albert, for the

11· · record, 1000 North Ashley Drive, Tampa, Florida.· This is

12· · approximately a 10 and a half acre site.· It's located in the

13· · urban service area.· It has a Future Land Use of SNU-6, which is

14· · urban mixed-use.· It is currently zoned agricultural rural and

15· · it is within the Riverview and South Shore Community plans.

16· · · · · · · The current zoning, as I said, it was agricultural,

17· · rural and the Future Land Use in this -- the majority of this

18· · area is a SMU-6.· Actually, I just want to go up here a little

19· · bit.· Interestingly, Fern Hill Drive on the east side is mostly

20· · residential, while on the west side, you'll have a manufacturing

21· · plant, which is the north ring power CAT.· And then there's the

22· · school, the school to the south of it.· (Indiscernible)

23· · category.

24· · · · · · · So there's two requests.· There's actually two options

25· · for this development.· The first one is being 53 single-family

ZHM Hearing CORRECTED
November 17, 2025
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·1· · detached units with a private storage of boats, RVs, and

·2· · trailers.· And that would be just to serve the residents of the

·3· · property.· Obviously, we're keeping our setback from the

·4· · wetlands and development will be mostly along Fern Hill Drive.

·5· · · · · · · The second option is to allow an art studio as well as

·6· · the storage of boats, RVs, and trailers.· And that could be for

·7· · anybody in the surrounding community.· And then these -- there's

·8· · going to be a 10-foot buffer with six-foot PVC fence along --

·9· · along Fern Hill Drive.

10· · · · · · · We are requesting a variation to the buffer and

11· · screening, where it's required to have a five- foot buffer with

12· · the Type-A screening to the north, south, and to the west.· And

13· · as you can see here, the existing wetlands will be providing the

14· · screening per code, but it will be buffered obviously more

15· · greater than the five feet to the adjacent properties.

16· · · · · · · There's going to be some transportation improvements

17· · for the site.· That's going to start at our property all the way

18· · to near the school site.

19· · · · · · · Planning Commission reviewed the request and found all

20· · these objectives and policies that makes it consistent with the

21· · Comprehensive Plan to address compatibility, to address

22· · environmental conversation, and neighborhood protection.· The

23· · Planning Commission also found it consistent with the Community

24· · Plans and compatible.· The Riverview Community Plan, as well as

25· · the South Shore Area Assistance Community Plan.

ZHM Hearing CORRECTED
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·1· · · · · · · Development Services, reviewed the request and found

·2· · it consistent and compatible with the area, and recommended

·3· · approval for the -- for this request and no reviewing agencies

·4· · had any objections to the request.· That concludes my

·5· · presentation unless you have any questions?

·6· · · · · · · HEARING MASTER:· Not at this time.

·7· · · · · · · MS. ALBERT:· Thank you.

·8· · · · · · · HEARING MASTER:· Thank you so much.· Don't forget to

·9· · sign in.

10· · · · · · · All right.· Development Services.

11· · · · · · · MS. PEDDLE:· Good evening, Carolanne Peddle,

12· · Development Services.· Again, this is Rezoning 25-0932.· I did

13· · provide a change, to the condition free.· I accidentally noted

14· · that no buffer would be provided, but buffer is going to be

15· · provided with the existing wetlands and the additional 30-foot

16· · required wetlands setback.

17· · · · · · · The applicant is requesting to rezone the 10.69 acre

18· · property, zoned AR to Planned Development, to allow for two

19· · planning options.· Option 1 would allow for 53-single-family

20· · units and accessory storage for operable recreational vehicles,

21· · operable private pleasure crafts, and operable utility trailers

22· · for the residents.· Option 2 would allow for recreational

23· · vehicles, and private pleasure crafts, and utility trailer

24· · storage, and an art studio.

25· · · · · · · The applicant did request a PD variation to LDC
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·1· · Section 606 for landscape and fencing.

·2· · · · · · · The proposed plan development is located on the west

·3· · side of Fern Hill Drive, across from the intersection with Field

·4· · Blend Court in an area comprised primarily of single-family

·5· · residential uses at various lot sizes.· While to the south along

·6· · Fern Hill Drive, there's a private school, River Academy of Math

·7· · and Science, and to the north there are commercial uses, also,

·8· · including a warehouse and construction equipment dealer.

·9· · · · · · · Due to the large, heavily vegetated wetlands along the

10· · northwestern and southern property lines, which will require an

11· · additional 30 foot wetland setback buffer, staff does not find

12· · the variation request to the required screening would pose a

13· · significant impact to the surrounding residential properties.

14· · · · · · · Under option 2, the applicant requests fencing -- or

15· · excuse me, proposes fencing and tree planting along Fern Hill

16· · Drive.· Due to the proposed uses and separation from the

17· · adjacent properties, staff finds request approvable.· Please

18· · note that the proposed storage of operable RVs, boats, and

19· · utilities trailers is no longer considered.· Open storage within

20· · the Land Development Code the staff finds the request approvable

21· · subject to the proposed conditions.

22· · · · · · · HEARING MASTER:· Oh, I see, so under the two

23· · development options, one has the single family, but then the

24· · other only has the RV, and operable boats, and trailers.

25· · · · · · · MS. PEDDLE:· Option 1 has the single family and then
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·1· · private storage for the residents only.· And then option 2 would

·2· · be for the greater community.

·3· · · · · · · HEARING MASTER:· I see.· Okay.· Thank you for that

·4· · clarification.

·5· · · · · · · MS. PEDDLE:· Thanks.

·6· · · · · · · HEARING MASTER:· I appreciate it.

·7· · · · · · · Planning Commission.

·8· · · · · · · MS. MASSEY:· Jillian Massey, Planning Commission

·9· · staff.· The subject site is located in the Suburban Mixed-Use 6

10· · Future Land Use designation.· It's in the urban service area and

11· · within the limits of the Riverview Community Plan and South

12· · Shore Area Wide Systems Plan.· The proposed uses are compatible

13· · with the area and because of the mitigation measures that are

14· · being proposed, the request for the 53 units with accessory

15· · storage, as well as the proposal for the studio with storage of

16· · RVs, pleasure crafts, and utility trailers meets the intent of

17· · Future Land Use Section Objective 1.1 and Policy 3.1.3 as it

18· · relates to compatibility.

19· · · · · · · Perception or Objective 2.2 Future Land Use categories

20· · outline a maximum level of intensity or density, and the range

21· · of land use is permitted in each category.· Both of the options

22· · proposed are within the allowable density and intensity for the

23· · Suburban Mixed-Use Land Use designation.

24· · · · · · · Future Land Use Section Objective 4.7 and the

25· · associated policies is related to commercial locational
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·1· · criteria, which the site does not meet.· The closest qualifying

·2· · intersection is approximately 3,700 feet from the subject site.

·3· · And it's at Sims Road and I-75.· The applicant submitted a

·4· · waiver to the locational criteria stating that approximately 86

·5· · percent of the land east of Fern Hill Drive is already developed

·6· · for nonresidential uses, indicating that the additional retail

·7· · commercial space would support and complement the surrounding

·8· · residential community.· And based on that justification,

·9· · Planning Commission staff supports the approval of the

10· · locational criteria waiver.

11· · · · · · · The proposal meets the intent of Objective 4.4 and

12· · Policy 4.4.1 that requests -- that require new development to be

13· · compatible with the surrounding neighborhood.· In this case, the

14· · surrounding land use pattern is comprised mostly of single-

15· · family residential educational uses, light industrial, and heavy

16· · commercial uses.· The proposed request will complement this area

17· · by introducing a compatible use that supports the existing mix

18· · of developments.· Additionally, the proposal is designed to

19· · minimize impacts on the adjacent properties and maintain the

20· · established character of the surrounding area.

21· · · · · · · The site is within the limits of the Riverview

22· · Community Plan and South Shore Area Wide Systems Plan.· The

23· · District that is located in encourages attractive residential

24· · development and development that complements the surrounding

25· · character and promotes housing diversity.· One of the strategies
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·1· · of the housing goal is to build types and styles that counter

·2· · the generic subdivision look.· With the residential home based

·3· · business and option one of the request, this strategy is

·4· · fulfilled.

·5· · · · · · · Goal 6 prioritizes the significance of improved

·6· · quality, enjoyment, and the protection of the Alafia River and

·7· · other natural resources.· One of the strategies in this goal is

·8· · to support the natural shoreline integrity.· With both

·9· · development options, they maintain the wetland and vegetation

10· · and therefore maintain the wildlife habitats, supporting this

11· · goal as well.

12· · · · · · · Finally, Goal 7 encourages the economic development by

13· · supporting local businesses while attracting a variety of new

14· · uses and services, which both of these development options would

15· · achieve.· The proposals also meet -- or meet the intent of a

16· · number of strategies within the South Shore Area Wide Systems

17· · Plan as well.

18· · · · · · · Based on these facts and analysis of these policies,

19· · staff has found that the proposed plan development is consistent

20· · with the Unincorporated Hillsborough County Comprehensive Plan

21· · subject to those conditions proposed by the Development Services

22· · Department.

23· · · · · · · HEARING MASTER:· Thank you so much.· Is there anyone

24· · in the room or online that would like to speak in support?

25· · Anyone in favor?
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·1· · · · · · · Seeing no one.· Anyone in opposition?

·2· · · · · · · All right.· Keep your hands up so we can get a good

·3· · count.· So I see three, four, five people.· Is that right?

·4· · Five.· Do we have anybody online?

·5· · · · · · · All right.· So if you all want to go ahead and come

·6· · forward.· If you line up, it makes it go a little quicker.

·7· · · · · · · And Allison, unless you have a speaker, we'll just

·8· · divide the time to three-minutes apiece.· And whoever would like

·9· · to start.

10· · · · · · · THE CLERK:· We kind of talked about how we were going

11· · to do --

12· · · · · · · HEARING MASTER:· I appreciate it; a plan is good.

13· · · · · · · MS. VANVAERENBERGH:· My name is Casey VanVaerenbergh.

14· · My address. is 11009 Fern Hill Drive.· I am the property at the

15· · yellow star.· How does this -- oh, I am the property adjacent to

16· · the yellow star.· My sister is the property right above that.

17· · And we will be heavily affected by the development of this

18· · property.

19· · · · · · · We -- I'm going to share with you quickly, briefly,

20· · The last year of our life consisted of this.· Our property was

21· · completely flooded twice last year. And this affected us

22· · greatly.· And the development that has happened along River --

23· · in Riverview and along the Bullfrog Creek has not mitigated

24· · water properly and this is a direct result of that.

25· · · · · · · This here just kind of gets difficult to understand,
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·1· · but I'm going to try my best.· I am a school teacher by heart.

·2· · I am not a land developer.· Right here you can see a blue line.

·3· · This is where our property sustained water at water level.· So

·4· · it got -- this is our home.· This is my sister's home.· Water

·5· · got all the way up to here.· And this star kind of demonstrates

·6· · where this retention pond is being proposed to be placed.

·7· · · · · · · So I'm confused how water will be retained in this

·8· · area if water got to this level twice during two separate

·9· · storms.· One a tropical storm, one a hurricane.· So we can

10· · pretend Milton maybe didn't happen, but Debbie did and that was

11· · not a one off.· That flooding was is happening immensely now

12· · that the development has exploded in the south area,

13· · specifically Bullfrog Creek.

14· · · · · · · This is a picture of our property.· This is about

15· · where the retention pond is being proposed to go.· And you can

16· · see there's water there.· This is our home and the property is

17· · to the south.· And this is the Bullfrog Creek.· The application

18· · survey didn't really show what the creek is, but this -- that is

19· · Bullfrog Creek.· It's a pretty significant waterway.· This is

20· · Hurricane Milton.· So two separate -- separate storms.· Immense

21· · catastrophic flooding for me, my family, and many of the people

22· · that live along Bullfrog Creek who had homes built in the 90s --

23· · 60ss, 70s, 80s, 90s.· And now the development has changed the

24· · way water is being mitigated.· And it's not -- it's clearly not

25· · being retained properly.
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·1· · · · · · · Another concern -- so that's flooding.· Another

·2· · concern is the traffic that's happening from the school mainly.

·3· · I don't know if the trip surveys were done properly when the

·4· · school was approved, but this is just an example of the traffic

·5· · that happens on Fern Hill in the morning when kids are being

·6· · dropped off.· This is kind of a hard to see picture, but that

·7· · white house is on the property that is being proposed to be

·8· · rezoned.· And this pole right here on the right, that's the

·9· · entrance to my driveway.· So this is the traffic that occurs.

10· · · · · · · HEARING MASTER:· That's three minutes.· So if you want

11· · to -- if someone else will let, you know have their time, you

12· · could keep going.

13· · · · · · · MS. VANVAERENBERGH:· This here, this red line

14· · demonstrates where this traffic is.· And this is just a video.

15· · So you can kind of see the house that just passed is the

16· · property that's being proposed to be rezoned.· It keeps going.

17· · It goes past.· And this is what this vegetation looks like.· So

18· · it's not commercial looking.· This road looks more agriculture.

19· · And the traffic's still going past, past, past, past.· And we're

20· · talking about putting more units in to have more people, which

21· · just seems difficult to understand.

22· · · · · · · The last thing.· The current road conditions.  I

23· · believe this is the west side of the road.· It's the side of the

24· · road closest on my property.· It's cracking.· The entire side of

25· · the road is cracking.· Probably from overuse.· When they put in

ZHM Hearing CORRECTED
November 17, 2025

U.S. Legal Support | www.uslegalsupport.com

ZHM Hearing CORRECTED
November 17, 2025

U.S. Legal Support | www.uslegalsupport.com 120
YVer1f



·1· · Ventana, the neighborhood across the street, the road was never

·2· · properly completed.

·3· · · · · · · I just want to know that your decisions affect

·4· · residents.· I have grown up in Hillsborough County.· I grew up

·5· · in Riverview.· My family have been here almost a hundred years.

·6· · And you know, your approvals affect us.· And the flooding that

·7· · our families sustained is a direct reflection of that.· And I

·8· · don't understand how developing that property will help us or

·9· · not affect us immensely.· Thank you.

10· · · · · · · HEARING MASTER:· Thank you so much.· Don't forget to

11· · sign in.· Next, please.

12· · · · · · · Good evening.

13· · · · · · · MS. VANVAERENBERGH:· Hi.· My name is David

14· · VanVaerenberg.· I live at the property 11207 Fern Hill Drive, to

15· · the south side of the projected land that wants to be changed.

16· · I've been in Riverview since '88.· My wife's parents,

17· · grandparents bought out there in 1933.· I think we've been there

18· · 94 years.· Change is coming.· It's -- it's inevitable.· It's

19· · happening.· We have watched the school to our -- to our south

20· · develop 25 acres, covered it with asphalt and schools.· It's

21· · going to happen.· We've watched Ring Power develop 125 acres.

22· · It's going to happen.· We watched Ventana move in across the

23· · street and buy 250 acres of orange groves and asphalt, over half

24· · of it.· My daughter had spoke about the water conditions.· Well,

25· · there are several conditions.· It affects me drastically.
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·1· · · · · · · The school, the Academy of Math and Science next door

·2· · during the hurricane, we had three foot of water come from their

·3· · property and flood and destroyed our property.· We're still

·4· · fighting that.· We were told that the water would not affect us.

·5· · The school's going to bring in the dirt.· They'll have the

·6· · proper drainage; it did not.· So it affected us in a great way.

·7· · · · · · · I have two family members that live on the south side,

·8· · seven that live on the north side.· We all have shallow wells.

·9· · When you alter any type of land at all, whether you just dig a

10· · little hole for drainage ditch or whatever you want to call it;

11· · retention pond, that's right.· Retention pond, you call it; it

12· · affects me.· I'm concerned about our shallow wells that are less

13· · than 70-feet deep.· I own five separate pieces of property.· Any

14· · hole, any land, any dirt is pushed between adjacent properties

15· · is going to affect one of us.· The flooding has been intense the

16· · last two years.

17· · · · · · · My family's been here since '33.· We've been there for

18· · almost 40 years.· We have never seen water come up back to back

19· · floods.· And we're talking 50 foot of water deep.· And the creek

20· · on a normal day is two-feet deep; I get it.· Development.

21· · · · · · · Just to button this up so these guys can talk, the

22· · subdivision across the street uses my property as a drainage

23· · ditch.· There is a 48-inch pipe that goes -- that used to be 250

24· · acres of orange groves.· Water never flowed through that pipe,

25· · never.· Then Ventana got built, you know, progress.· Property
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·1· · taxes, I get it.· You know how much water goes to a 48-inch pipe

·2· · in one minute?· 22,000 gallons, free flowing.· It does it for

·3· · two days after a storm.· That's how much water gets dumped in

·4· · the creek.· So my life is affected.· I'm concerned about septic

·5· · tanks on that property.· But now we got to worry about

·6· · everybody's runoff.

·7· · · · · · · The creek is not a place to dump more water.· And it

·8· · has greatly affected me and my family because we were here

·9· · first.· I get it.· I would want you all to consider how much

10· · it's impacted our lives.· Thank you.

11· · · · · · · HEARING MASTER:· Thank you, sir, for coming down I

12· · appreciate it.

13· · · · · · · Next, please.· Good evening.

14· · · · · · · MR. THOMPSON:· Good evening.· My name is Mitchell

15· · Thompson.· I'm at 11055 Sage Canyon Drive, Riverview, Florida

16· · 33578.· I am the property across the street from where this is

17· · going to be developed.

18· · · · · · · And I just want to start by saying reading from the

19· · Riverview Community Plan update, the spring 2025 SWOT Analysis

20· · and Survey results show that 75 percent of respondents think

21· · that life in Riverview has gotten worse.· So on page 19 of that,

22· · some of those comments are as such.· Stop developing every bit

23· · of green space there is.· Stop building homes.· Already

24· · overpopulated.· Impose construction moratoriums.· Ten years ago,

25· · Riverview was a decent place to live.· Schools were not
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·1· · overcrowded and the town was diverse.· Now Riverview is awful.

·2· · Go back to a rural setting.

·3· · · · · · · The reason I bring those comments up is because Fern

·4· · Hill is a mile and a half long.· It's a two mile -- it's a two-

·5· · lane road.· And this plot of land that's going to be redeveloped

·6· · or proposed for rezoning is the only plot of land left that's

·7· · not developed.

·8· · · · · · · As you've seen the video on Sims.· That's -- that's

·9· · traffic going south.· That doesn't account for the traffic going

10· · north.· Remember, Fern Hill is only a mile and a half long.· So

11· · the south is -- the south gets blocked up by school traffic and

12· · people trying to go home to the other subdivisions.· And then

13· · the north side.· We've got that Ring Power plant which has heavy

14· · equipment, big semi-trucks, oversize payloads, and it is the

15· · closest street to the on ramp to I-75.· So when I-75 gets backed

16· · up, and Sims gets backed up, when Gibson gets backed up, Fern

17· · Hill is about to pass through to try to get to any of the other

18· · major roads, and traffic is horrendous.

19· · · · · · · Now, that's not to mention that we also have multiple

20· · subdivision -- subdivisions that are being developed within a

21· · half-mile radius of where this plot of land is.· We have three

22· · subdivisions along Fern Hill.· We have Ventana, which is where I

23· · live, hundreds of homes.· We have The Summit, hundreds of homes.

24· · And we have a subdivision being developed right now called Glade

25· · Song.· Hundreds more homes that are not -- we're not even

ZHM Hearing CORRECTED
November 17, 2025

U.S. Legal Support | www.uslegalsupport.com

ZHM Hearing CORRECTED
November 17, 2025

U.S. Legal Support | www.uslegalsupport.com 124
YVer1f



·1· · experiencing the full force of what that traffic is going to be

·2· · like when those get developed along.· Sims has another three

·3· · subdivision -- subdivisions.· We have The Enclave, we have

·4· · Magnolia Creek, and I'm blanking on the other one.· But Magnolia

·5· · Creek is an even bigger subdivision that's under development

·6· · right now.

·7· · · · · · · So we have hundreds of homes that are still being

·8· · developed that will all then clog Fern Hill.· And so I would ask

·9· · that the approving authority consider the residents and our

10· · misery that we have to live in, commuting on Fern Hill and deny

11· · this request.

12· · · · · · · HEARING MASTER:· Thank you, sir.· If you could please

13· · sign in.

14· · · · · · · Next, please.· Good evening.

15· · · · · · · MS. KUZAVA:· Hello, my name is Samantha Kuzava.  I

16· · live at 11053 Sage Canyon Drive, Riverview, Florida.· I'm

17· · Mitchell's neighbor right next door.· So we're also across the

18· · street from the rezoning.· I strongly oppose this proposal.

19· · Fern Hill Drive and surrounding roads are single lane and

20· · already heavily congested, as you've seen.· Adding 53 homes will

21· · overwhelm these roads and put children walking to the nearby

22· · school at risk.

23· · · · · · · Rezoning for high density housing will change the

24· · character of our neighborhood.· So looking back you see all

25· · trees.· It's obviously not going to be like that anymore.· Heavy
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·1· · commercial vehicles from a storage facility will increase noise

·2· · pollution and wear to the road.· There's a potential for

·3· · increased accidents.· Slower emergency response times and

·4· · reduced property values.· I urge for the prioritization of

·5· · safety, infrastructure, and community integrity.· Thank you.

·6· · · · · · · HEARING MASTER:· Thank you so much for coming down.

·7· · · · · · · Yes, sir.· Good evening.

·8· · · · · · · MR. C. THOMPSON:· Chad Thompson, 10710 Sage Canyon

·9· · Boulevard, Sage Canyon Street, Riverview, 33578.· I'm on Sage

10· · Canyon.· I'm on -- a little bit farther up, where the traffic is

11· · bad.· We have one street in between us that people just speed

12· · by, you know?· And you know, there's lots of possible car

13· · accidents.

14· · · · · · · The traffic, you know, I used to go into work before

15· · they widened the road, it was -- it took me 45 minutes just to

16· · get onto the highway.· And that's going north.· Going south,

17· · it's going bad.· Instead of taking my niece to work -- to

18· · school, I actually walk her to school because it's just so bad.

19· · And then crossing can also -- crossing the streets not -- not

20· · safe.

21· · · · · · · As a child therapist I see the psychological impact of

22· · just seeing some of the car crashes I've seen or the -- just

23· · being around nature.· It -- kids really love nature.· And if you

24· · take a little kid they always want to be outside.· So just for

25· · the kids itself, just to see the -- the land.· To see the --
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·1· · nature and also all the -- as previously the sewage, the water

·2· · retention, the traffic, they're all very bad.· And I would

·3· · propose not to -- not to develop this land.· Thank you.

·4· · · · · · · HEARING MASTER:· Thank you, sir.· I appreciate it.

·5· · All right.· Seeing no one else in opposition, we'll close that

·6· · part of the hearing and go back to Development Services.

·7· · · · · · · Anything further, Ms. Heinrich?

·8· · · · · · · MS. HEINRICH:· The only thing I wanted to make sure

·9· · the first meeting member who spoke, I know that she used a

10· · PowerPoint and I don't know if she put that into the record or

11· · printouts from that.· Just making sure that she has that

12· · available in there so that she has it available to her for the

13· · Board meeting.

14· · · · · · · THE CLERK:· Yes, they were submitted to the clerk's

15· · office.· Yes.

16· · · · · · · MS. HEINRICH:· Okay.· Oh, sorry.

17· · · · · · · THE CLERK:· They were submitted to the clerk's office.

18· · · · · · · MS. HEINRICH:· Thank you.

19· · · · · · · HEARING MASTER:· All right.· Thank you so much.

20· · That -- that concludes your comments, Ms. Heinrich, yes?.

21· · · · · · · MS. HEINRICH:· Yes, ma'am.

22· · · · · · · HEARING MASTER:· All right.· Then we will go back to

23· · the applicant, who has five minutes for rebuttal.

24· · · · · · · MR. YATES:· Good evening.· Michael Yates with Palm

25· · Traffic.· And I have a sworn.
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·1· · · · · · · And to go back to our presentation.· I'll go through a

·2· · couple of the traffic comments.· So we actually went out there

·3· · and did traffic counts.· We did video data collection.· You

·4· · know, I know they showed a video of the traffic queuing up, that

·5· · was not observed during the traffic counts.· We did it when

·6· · school was in session.· There is ample capacity on Fern Hill

·7· · Drive to not only accommodate the existing traffic and our

·8· · project traffic consuming not even half the traffic capacity of

·9· · the roadway.

10· · · · · · · And then go to the transportation improvements.· We do

11· · have a design exception that is part of this that has been

12· · approvable by the County engineer.· What we are doing is part of

13· · that.· Is -- as everyone's discussed, there is a school to our

14· · south, and what we are doing is providing a 10-foot multi-use

15· · path that will connect from our project all the way to the south

16· · and connect into the existing sidewalk and bike lane that goes

17· · to the school.· And so that will be done with adding F-Type

18· · curb, as well as the 10-foot multi-use path along that west side

19· · of Fern Hill Drive.

20· · · · · · · In addition to that, on the east side of Fern Hill

21· · Drive, there is a section of the roadway that is also missing

22· · the bike lane.· And so we are going to complete that existing

23· · missing section of bike lane along the east side.

24· · · · · · · And I'd be happy to answer any other questions you may

25· · have on traffic.
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·1· · · · · · · HEARING MASTER:· I don't.

·2· · · · · · · MR. YATES:· But I think those address the comments

·3· · that we heard.

·4· · · · · · · HEARING MASTER:· All right.· Thank you so much.

·5· · · · · · · THE CLERK:· Mr. Yates.

·6· · · · · · · MR. MOLLOY:· Ms. Finch, William Molloy, 325 South

·7· · Boulevard, Tampa, Florida.· I just want to touch on a few of the

·8· · concerns that we heard mostly about the flooding, about what

·9· · happened last year with hurricanes.· This project, I think you

10· · can tell by the site plan, was really designed around Bullfrog

11· · Creek and we are well aware that come the end of this year,

12· · Swiftmud is not going to let us have an ERP that allows any

13· · outflow -- outfall, pardon me, into Bullfrog Creek, especially

14· · in the untreated outfall into Bullfrog Creek.

15· · · · · · · The way that the creek and the surrounding foliage

16· · they kind of frame our project.· That's what our client really

17· · sees here, is this unique opportunity to have, like a live work

18· · and keep your toys all in the same little development area.

19· · That's why we wrote this up the way it did.· It's why the

20· · choices look a little funny, but the intent there is to really

21· · have a little community where you don't have to go offsite to

22· · get your RV.· And if you choose to work downstairs, that's what

23· · you get to do.· So we think that's the beauty of this project

24· · and we hope you can support it.· Thank you.

25· · · · · · · HEARING MASTER:· All right.· Thank you.· Does that
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·1· · conclude your rebuttal?

·2· · · · · · · MR. MOLLOY:· Yes.

·3· · · · · · · HEARING MASTER:· All right then with that we'll close

·4· · Rezoning 25-0932.· We'll go to the next case.
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· · · · · · · · · · · BOARD OF COUNTY COMMISSIONERS
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·3· ·IN RE:

·4· ·ZONING HEARING MASTER MEETING

·5

·6· · · · · · · · · · ZONING HEARING MASTER MEETING
· · · · · · · · ·TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·7

·8· · · · · · ·BEFORE:· · · · SUSAN FINCH
· · · · · · · · · · · · · · · Zoning Hearing Master
·9

10· · · · · · ·DATE:· · · · · Monday, October 20, 2025

11· · · · · · ·TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · · Concluding at 7:02 p.m.
12
· · · · · · · ·LOCATION:· · · Hillsborough County BOCC -
13· · · · · · · · · · · · · · Development Services Dept.
· · · · · · · · · · · · · · · (LUHO, ZHM, Phosphate) -
14· · · · · · · · · · · · · · Second Floor Boardroom
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
15· · · · · · · · · · · · · · Tampa, Florida 33601

16
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23· ·Reported by:
· · ·Diane DeMarsh, AAERT No. 1654
24· ·Notary Public for the State of Florida
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Page 4
·1· · · · · · · · · · · · P R O C E E D I N G S

·2· · · · · · ·HEARING MASTER:· Good evening.· If you could please

·3· ·stand for the Pledge of Allegiance.

·4· · · · · · ·(Pledge of Allegiance said in unison.)

·5· · · · · · ·HEARING MASTER:· Thank you.· Please be seated.

·6· · · · · · ·Good evening, everyone.· I want to welcome you to the

·7· ·October 20th, 2025 Zoning Hearing Master Hearing.· My name is

·8· ·Susan Finch, and I'll be presiding as the hearing master over

·9· ·tonight's cases.

10· · · · · · ·Let me start by introducing Ms. Michelle Heinrich.

11· ·She's with the Development Services Department.· She will

12· ·introduce other staff members that will participate in tonight's

13· ·hearing, as well as go any -- over any off the Agenda changes we

14· ·have for tonight.

15· · · · · · ·Ms. Heinrich.

16· · · · · · ·MS. HEINRICH:· Hi.· Good evening.· Michelle Heinrich,

17· ·Development Services.

18· · · · · · ·With the County Attorney's Office, to my left, we have

19· ·Mary Dorman, and also to her left we have the Planning

20· ·Commission, we have Willow Michie.· And we also have James

21· ·Ratliff with Transportation in the audience, Ms. Finch, if any

22· ·transportation questions come up.

23· · · · · · ·And we do have one staff continuance to go over that

24· ·is not on our published Agenda.· And that is Item D.4 25-0932.

25· ·And this will be a staff continuance to the November ZHM.
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·1· · · · · · ·HEARING MASTER:· All right.· Is the applicant here?

·2· · · · · · ·Good evening.· If you just give us your name and

·3· ·address, please, to start.

·4· · · · · · ·MS. ALBERT:· Yes.· Good evening.· Isabelle Albert with

·5· ·Halff, 1000 North Ashley Drive.· Here representing the

·6· ·applicant.

·7· · · · · · ·And concur with staff for the staff continuance.

·8· · · · · · ·HEARING MASTER:· Okay.· And the reason for the

·9· ·continuance?

10· · · · · · ·MS. ALBERT:· There was a -- missing an email that the

11· ·payment from School Board was needed and so, therefore, they

12· ·didn't provide comments.

13· · · · · · ·HEARING MASTER:· Awesome.· I did see that in the file.

14· ·So --

15· · · · · · ·MS. ALBERT:· It's just a technicality.

16· · · · · · ·HEARING MASTER:· Understood.

17· · · · · · ·MS. ALBERT:· Yeah.· But --

18· · · · · · ·HEARING MASTER:· Okay.· Thank you so much.

19· · · · · · ·MS. ALBERT:· Thank you.

20· · · · · · ·HEARING MASTER:· I appreciate it.

21· · · · · · ·Is there anyone in the audience that would like to

22· ·speak -- is there anyone in the audience that would like to

23· ·speak only to the continuance of Item D.4, Rezoning PD 25-0932?

24· ·Either in the audience or online?· Anyone to speak to the

25· ·continuance?
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Page 6
·1· · · · · · ·All right.· Then we will continue Rezoning PD 25-0932.

·2· · · · · · ·Ms. Heinrich, that date again?

·3· · · · · · ·MS. HEINRICH:· The November ZHM date is November 17th.

·4· · · · · · ·HEARING MASTER:· Okay.· We'll continue that to the

·5· ·November 17th, 2025 Zoning Hearing Master Hearing at 6:00 p.m.

·6· ·Thank you so much.

·7· · · · · · ·All right.· Then, with that, let me go over our

·8· ·hearing procedures for tonight's hearing.· Our hearing tonight

·9· ·consists of Agenda items that require a public hearing by a

10· ·zoning hearing master.· I'll conduct a hearing on each Agenda

11· ·item and will file a recommendation within 15 business days

12· ·following tonight's hearing.· Those recommendations are then

13· ·sent to the Board of County Commissioners, who will make the

14· ·final decision.

15· · · · · · ·Our hearing tonight is informal.· I'll ask questions

16· ·related to the scope of direct testimony.· I may call and

17· ·question witnesses as I deem appropriate, and I will decide all

18· ·questions of procedure.· I'll take evidence, but we'll exclude

19· ·evidence that is irrelevant, immaterial, or unduly repetitious.

20· · · · · · ·Evidence may be presented in written form, and all

21· ·testimony must be under oath.· Hearsay evidence may be used to

22· ·supplement or explain other evidence, but shall not be

23· ·sufficient alone to support a finding by me, unless it could be

24· ·admissible over objections in a civil action.

25· · · · · · ·Our order of presentation tonight is as follows.· Ms.
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HEARING TYPE:  ZHM,  PHM, VRH, LUHO DATE: 11/17/2025  

HEARING MASTER: Susan Finch   PAGE:  1 of  1 

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

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

RZ 25-1111 Logan McKaig 1. Revised Staff Report Yes (Copy) 

RZ 25-1111 Todd Pressman 2. Applicant Presentation Packet – Thumb Drive No 

RZ 25-1316 Logan McKaig 1. Revised Staff Report Yes (Copy) 

RZ 25-1316 Stephen Sposato  2. Applicant Presentation Packet Yes (Copy) 

RZ 25-1316 Grover Maggard 3. Opposition Presentation Packet No 

RZ 25-1319  Michelle Montalbano 1. Revised Staff Report Yes (Copy) 

RZ 25-1319 Patricia Ortiz 2. Applicant Presentation Packet No 

RZ 25-1390 Cierra James 1. Revised Staff Report Yes (Copy) 

RZ 25-1390 Todd Pressman 2. Applicant Presentation Packet – Thumb Drive No 

RZ 25-0383 Ashley Rome 1. Revised Staff Report Yes (Copy) 

RZ 25-0383 Sheryl LaRue 2. Opposition Presentation Packet No 

RZ 25-0383 Susan Dennis 3. Opposition Presentation Packet  No 

RZ 25-0579 Carolanne Peddle 1. Revised Staff Report Yes (Copy) 

RZ 25-0579 Stephen Sposato 1. Applicant Presentation Packet No 

RZ 25-0579 Grover Maggard 3. Opposition Presentation Packet No 

MM 25-0648 Carolanne Peddle 1. Revised Staff Report  Yes (Copy) 

MM 25-0648  Isabelle Albert 2. Applicant Presentation Packet – Thumb Drive No 

RZ 25-0932 Carolanne Peddle 1. Revised Staff Report Yes (Copy) 

RZ 25-0932 Isabelle Albert 2. Applicant Presentation Packet – Thumb Drive No 

RZ 25-0932 Casey Vanvaerenbergh 3. Opposition Presentation Packet – Thumb Drive No 

MM 25-1081 Ashley Rome 1. Revised Staff Report Yes (Copy) 

MM 25-1242 Chris Grandlienard 1. Revised Staff Report Yes (Copy) 

MM 25-1243 Isabelle Albert 1. Applicant Presentation Packet – Thumb Drive No 

RZ 25-1244 Carolanne Peddle 1. Revised Staff Report Yes (Copy) 

RZ 25-1244 Anne Pollack 2. Applicant Presentation Packet No 

RZ 25-1246 Isabelle Albert 1. Applicant Presentation Packet – Thumb Drive No 
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OCTOBER 20, 2025 - ZONING HEARING MASTER 
 
 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, October 20, 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 6:00 p.m., led in the 
pledge of allegiance to the flag, and introduced Development Services (DS). 
A. WITHDRAWALS AND CONTINUANCES 

Michelle Heinrich, DS, introduced staff, and reviewed 
changes/withdrawals/continuances. 

Susan Finch, ZHM, overview of ZHM process. 

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

Susan Finch, ZHM, Oath. 
B. REMANDS – None. 
C. REZONING STANDARD (RZ-STD): 
C.1. RZ 25-1220 

Michelle Heinrich, DS, called RZ 25-1220. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 25-1220. 
D. REZONING-PLANNED DEVELOPMENT (RZ-PD) & MAJOR MODIFICATION (MM): 
D.1. RZ 25-0349 

Michelle Heinrich, DS, called RZ 25-0349. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 25-0349. 



MONDAY, OCTOBER 20, 2025 

2 

D.2. MM 25-0811

Michelle Heinrich, DS, called MM 25-0811.

Testimony provided.

Susan Finch, ZHM, closed MM 25-0811.
D.3. RZ 25-0929

Michelle Heinrich, DS, called RZ 25-0929.

Testimony presented.

Susan Finch, ZHM, closed RZ 25-0929.
D.4. RZ 25-0932

Michelle Heinrich, DS, called RZ 25-0932 and requested a staff continuance
to the November ZHM. 

Applicant agreed to the staff continuance. 

Susan Finch, ZHM, continued RZ 25-0932. 
E. ZHM SPECIAL USE - None.
ADJOURNMENT

Susan Finch, ZHM, adjourned meeting at 7:02 p.m.



Rezoning Application: RZ-PD 25-0932
Zoning Hearing Master Date: October 20, 2025
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Development Services Department

1.0 APPLICATION SUMMARY
Applicant:         Cwh Management Inc
FLU Category:         SMU-6
Service Area:        Urban
Site Acreage:         10.69+/- AC
Community Plan Area: Riverview
Overlay:         None
Special District:         None
Request:       Planned Development

Introduction Summary:
The applicant is requesting to rezone the 10.69-acre property zoned AR to Planned Development (PD) to allow for two 
planning options. Option 1 would allow for 53 single family units and accessory Storage for Operable Recreational 
Vehicles and Operable Private Pleasure Crafts and Operable Utility Trailers for the residents. Option 2 would allow
Recreational Vehicles and Private Pleasure Crafts and Utility Trailers Storage & an Art Studio.
Zoning: Existing Proposed
District(s) AR PD (Option 1) PD (Option 2)

Typical General 
Use(s)

Single-Family Residential 
(Mobile Home only)

53 single-family units (attached or 
detached) with Accessory Storage for 
Operable Recreational Vehicles and 

Operable Private Pleasure Crafts and 
Operable Utility Trailers 

Operable Recreational 
Vehicles and Operable 

Private Pleasure Crafts and 
Operable Utility Trailers 

Storage &
Art Studio 

Acreage 10.69 AC 10.69 AC 10.69 AC

Density/Intensity 1 DU per 5 GA/ FAR: NA 4.95 DU per 1 GA/ FAR: NA 0 DU per 1 GA/ 0.004 FAR: 

Mathematical 
Maximum* 2 DU / FAR: NA 53 DU 2,000 sf

*number represents a pre-development approximation
Development 
Standards: Existing Proposed

District(s) AR PD (Option 1) PD (Option 2)
Lot Size / Lot 
Width 217,800 sf / 150’ 5,000 sf / 50’ for detached, 1,500 sf / 20’ for

attached 
NA/NA

Setbacks/Buff
ering and 
Screening

50’ Front
50’ Rear
25’ Sides

20’ Front
10 ’ Rear
5’ Sides

NA

Height 50’ 35’ NA

Additional Information:

PD Variation(s) LDC Part 6.06.00 (Landscaping/Buffering)

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

Planning Commission Recommendation:
Consistent

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

2.1 Vicinity Map

Context of Surrounding Area:

The proposed Planned Development is located on the west side of Fern Hill Drive across from the intersection with 
Field Blend Court in an area comprised primarily of single-family residential uses at various lot sizes. The adjacent 
parcels along the northern and southern property lines are zoned AR with existing dwelling units. The adjacent 
parcels to the west are zoned AS-1 which also has existing dwelling units. The properties to the east of the site across 
Fern Hill Drive are zoned PD approved for single family dwelling units. Properties in the surrounding area are zoned 
AR, AS-1, ASC-1, and PD approved for residential uses.

To the south of the property where the frontage road meets Symmes Road is the private school Riverview Academy 
of Math and Science. Furthermore, there are commercial uses to the north of the property along Fern Hill Drive 
including a warehouse and a construction equipment dealer.
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map

Subject Site Future Land Use Category: SMU-6

Maximum Density/F.A.R.: 6 DU per 1 GA/ FAR: 0.25, 0.35, 0.50

Typical Uses:
Agricultural, residential, neighborhood commercial, office uses, research

corporate park uses, light industrial multipurpose and clustered residential 
and/or mixed-use. Office uses are not subject to locational criteria.
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

Adjacent Zonings and Uses

Location: Zoning:

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District:

Allowable Use: Existing Use:

North AR 1 DU per 5 GA/ FAR: 
NA Agricultural, Single-Family SINGLE FAMILY R

South AR 1 DU per 5 GA/ FAR: 
NA Agricultural, Single-Family MH

East PD 3.56 DU per 1 GA/ 
FAR: NA Single-Family RESIDENTIAL HOA,          

SINGLE FAMILY R

West AS-1 1 DU per 1 GA/ FAR: 
NA Agricultural, Single-Family COUNTY OWNED, MH, 

RESIDENTIAL
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT) 

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

Fern Hill Dr. 
County 
Collector - 
Urban 

2 Lanes 
Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Project Trip Generation 
Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips

Existing 18 1 2 
Proposed 482 41 53 
Difference (+/-) (+) 464 (+) 40 (+) 51 
* Trips reported are based on gross external trips unless otherwise noted.

Connectivity and Cross Access 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North None None Meets LDC 
South None None Meets LDC 
East X Vehicular & Pedestrian None Meets LDC 
West None None Meets LDC 
Notes: 

Design Exception/Administrative Variance 
Road Name/Nature of Request Type Finding 
Fern Hill Dr./ Substandard Rd. Design Exception Requested Approvable 

Choose an item. Choose an item. 
Notes: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 

INFORMATION/REVIEWING AGENCY 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission 
Yes
No

Yes
No

Yes
No

Natural Resources 
Yes
No

Yes
No

Yes
No

Conservation & Environ. Lands Mgmt. Yes
No

Yes
No

Yes
No

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

Credit
Wellhead Protection Area
Surface Water Resource Protection Area

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

Public Facilities: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

Yes
No

Yes
No

Yes
No

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

Yes
No

Yes
No

Yes
No

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

Yes
No

Yes
No

Yes
No

Impact/Mobility Fees 

Comprehensive Plan: Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission 

Meets Locational Criteria       N/A
Locational Criteria Waiver Requested
Minimum Density Met            N/A
Density Bonus Requested
Consistent Inconsistent

Yes
No

Inconsistent
Consistent

Yes
No
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5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility  

The proposed Planned Development is located on the west side of Fern Hill Drive across from the intersection with 
Field Blend Court in an area comprised primarily of single-family residential uses at various lot sizes. While to the south 
along Fern hill Drive there is the private school Riverview Academy of Math and Science and to the north there are 
commercial uses including a warehouse and a construction equipment dealer. 

Due to the large, heavily vegetated wetlands along the northern, western, and southern property lines, which will 
require an additional 30’ wetland setback/buffer, staff does not find the variation request for the required screening 
would pose a significant impact on the surrounding residential properties. For Option 1, since the accessory storage 
shall be for the residents, staff deems the proposal compatible with the surrounding uses. Furthermore, Option 2 
should pose little noise and traffic impact on the surrounding properties.  

Proposed storage of operable RVs, boats and utility trailers is no longer considered open storage per the Land 
Development Code. 

5.2 Recommendation      
Approvable, subject to proposed conditions.   
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6.0 PROPOSED CONDITIONS  

Prior to PD site plan certification, the applicant shall revise the PD site plan as follows: 
On PD Site Plan Sheet 1 of 2:

o Remove all references to live/work units within the site plan;

o Within the “Proposed Use” column of the “Uses Table”, revise the language stating “OPTION 1:
LIVE/WORK UNITS (ATTACHED OR DETACHED) WITH ACCESSORY STORAGE FOR RECREATIONAL
VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY TRAILERS

*WORK PORTION OF LIVE/WORK UNITS LIMITED TO BUSINESS PROFESSIONAL OFFICE (BPO) USES” to
instead state

“OPTION 1: SINGLE-FAMILY DWELLING UNITS (ATTACHED OR DETACHED) WITH ACCESSORY STORAGE 
FOR RECREATIONAL VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY TRAILERS 

*HOME BASED BUSINESSES SHALL BE PERMITTED PURSUANT TO SEC. 6.11.48 OF THE LDC”;

o Within “Density/FAR” column of the “Uses Table”, revise the language “53 UNITS (6 DU/AC) WITH 500
SF OF WORK SPACE PER UNIT & UP TO 16,000 SF OF STORAGE” to instead state “53 UNITS (6 DU/AC)
AND UP TO 16,000 S.F. OF ACCESSORY STORAGE – SEE CONDITIONS OF APPROVAL”;

o Revise Note 15 to add “roadways and/or” before the word “drive aisles”; and,

o Revise the lot layouts graphics to make the footnote regarding the 20-foot building setback to be
applicable to both typical layout graphics.

On PD Site Plan Sheet 2 of 2:
o Within the “Proposed Use” column of the “Uses Table”, revise the language stating “OPTION 2:

RECREATIONAL VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY TRAILERS STORAGE & ART
STUDIO (CN USE)” to instead state “OPTION 2: RECREATIONAL VEHICLES AND PRIVATE PLEASURE
CRAFTS AND UTILITY TRAILERS STORAGE & ART STUDIO”.

Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
September 30, 2025. 

1. Option 1 (Page 1) - The development shall be permitted a maximum of 53 single-family units and a maximum
of 16,000 square feet for Accessory Storage for Operable Recreational Vehicles and Operable Private Pleasure
Crafts and Operable Utility Trailers.  The accessory storage shall serve residents within the project and not
available for the general public.

The project shall be subject to the following development standards:
Front yard setback: 
Side yard setback: 
Rear yard setback: 
Maximum height: 
Maximum impervious surface: 
Minimum Lot Width:   

20 feet  
5 feet 
10 feet 
35 feet  
70 percent 
50’ for detached   
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Minimum Lot Size: 
20’ for attached Live/Work units 

,000 sf for detached Live/Work units 
1,500 sf for attached Live/Work units 

2. Option 2 (Page 2) - The development shall be permitted storage for Operable Recreational Vehicles and
Operable Private Pleasure Crafts and Operable Utility Trailers Storage & 2,000 square feet for an Art Studio.

The project shall be developed where depicted on the site plan. The Art Studio shall be developed in
compliance with CN zoning district standards.

3. No buffering or screening shall be required for either option, unless otherwise referenced herein.
The following shall be provided for Option 2 along Fern Hill Drive:

i. A 10’ wide buffer with a 6’ tall PVC fence, and
ii. A row of evergreen shade trees which are not less than 10’ tall at the time of planting, at a

minimum 2-inch caliper, and are spaced no more than 40’ apart. The trees shall be planted
within 5’ of the property line, unless otherwise required by Hillsborough County.

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

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

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

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

8. 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

9. The project shall be served by and limited to one (1) vehicular access connection to Fern Hill Dr.
Such access shall align with Field Blend Ct.

10. 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.

11. If PD 25-932 is approved, the County Engineer will approve a Design Exception (dated July 29,
2025 and last revised October 13, 2025) which was found approvable by the County Engineer (on
October 14, 2025) for the Fern Hill Dr. substandard roadway improvements. As Fern Hill Dr. is a
substandard collector roadway, the developer will be required to construct the following
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improvements prior to or concurrent with the initial increment of development, consistent with the
Design Exception request:

a. a. On the east side of Fern Hill Dr., the developer shall fill in an approximately 350-footlong gap in the 
existing bicycle lane along the east side of the roadway;

b. b. On the west side of Fern Hill Dr., the developer shall construct a 10-foot-wide multipurpose pathway 
along the PD frontage and continue along the west side of Fern Hill Dr. for an additional +/- 210-feet 
south of the southern PD boundary (to connect with the existing bicycle lane and sidewalk terminus to 
the south); and,

c. c. The developer shall install Type “F” curb along both sides of Fern Hill Dr. (specifically along those 
areas where bicycle lanes and multi-purpose paths are being constructed).

Zoning Administrator Sign Off: 

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL. 
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.  
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7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS 
  
Option 2 is considered a commercial use, requiring a 20-foot wide buffer and Type B screening to the north, south and 
west.  The applicant proposes no buffering and screening due to the internal location of the development and 
significant areas of open space and wetlands within the northern, southern, and western areas of the subject site.  
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8.0 PROPOSED SITE PLAN (FULL) 
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 10/14/2025 

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

PLANNING AREA/SECTOR: RV/ South PETITION NO: RZ 25-0932 
 

 

  This agency has no comments. 
 

  This agency has no objection. 
 

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

  This agency objects for the reasons set forth below. 
 

 

CONDITIONS OF APPROVAL 

1. 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. 
 

2. The project shall be served by and limited to one (1) vehicular access connection to Fern Hill Dr.  
Such access shall align with Field Blend Ct. 

 
3. 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. 
 

4. If PD 25-932 is approved, the County Engineer will approve a Design Exception (dated July 29, 
2025 and last revised October 13, 2025) which was found approvable by the County Engineer (on 
October 14, 2025) for the Fern Hill Dr. substandard roadway improvements.  As Fern Hill Dr. is a 
substandard collector roadway, the developer will be required to construct the following 
improvements prior to or concurrent with the initial increment of development, consistent with the 
Design Exception request: 
 

a. On the east side of Fern Hill Dr., the developer shall fill in an approximately 350-foot-
long gap in the existing bicycle lane along the east side of the roadway; 
 

b. On the west side of Fern Hill Dr., the developer shall construct a 10-foot-wide multi-
purpose pathway along the PD frontage and continue along the west side of Fern Hill Dr. 
for an additional +/- 210-feet south of the southern PD boundary (to connect with the 
existing bicycle lane and sidewalk terminus to the south); and, 

 
c. The developer shall install Type “F” curb along both sides of Fern Hill Dr. (specifically 

along those areas where bicycle lanes and multi-purpose paths are being constructed).   
 
 

 
Other Conditions 

• Prior to PD site plan certification, the applicant shall revise the PD site plan as follows: 
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O On PD Site Plan Sheet 1 of 2: 
 Remove all references to live/work units within the site plan; 

 
 Within the “Proposed Use” column of the “Uses Table”, revise the language 

stating “OPTION 1: LIVE/WORK UNITS (ATTACHED OR DETACHED) 
WITH ACCESSORY STORAGE FOR RECREATIONAL VEHICLES AND 
PRIVATE PLEASURE CRAFTS AND UTILITY TRAILERS  
 
*WORK PORTION OF LIVE/WORK UNITS LIMITED TO 
BUSINESS PROFESSIONAL OFFICE (BPO) USES” to instead state  
 
“OPTION 1: SINGLE-FAMILY DWELLING UNITS (ATTACHED OR 
DETACHED) WITH ACCESSORY STORAGE FOR RECREATIONAL 
VEHICLES AND PRIVATE PLEASURE CRAFTS AND 
UTILITY TRAILERS 
 
*HOME BASED BUSINESSES SHALL BE PERMITTED PURSUANT TO 
SEC. 6.11.48 OF THE LDC”; 

 
 

 Within “Density/FAR” column of the “Uses Table”, revise the language “53 
UNITS (6 DU/AC) WITH 500 SF OF WORK SPACE PER UNIT & UP TO 
16,000 SF OF STORAGE” to instead state “53 UNITS (6 DU/AC) AND UP TO 
16,000 S.F. OF ACCESSORY STORAGE – SEE CONDITIONS OF 
APPROVAL”; 
 

 Revise Note 15 to add “roadways and/or” before the word “drive aisles”; and, 
 

 Revise the lot layouts graphics to make the footnote regarding the 20-foot 
building setback to be applicable to both typical layout graphics. 

 
 

O On PD Site Plan Sheet 2 of 2: 
 

 Within the “Proposed Use” column of the “Uses Table”, revise the language 
stating “OPTION 2: RECREATIONAL VEHICLES AND PRIVATE 
PLEASURE CRAFTS AND UTILITY TRAILERS STORAGE & ART 
STUDIO (CN USE)” to instead state “OPTION 2: RECREATIONAL 
VEHICLES AND PRIVATE PLEASURE CRAFTS AND UTILITY 
TRAILERS STORAGE & ART STUDIO”. 

 
 
PROJECT SUMMARY AND TRANSPORTATION ANALYSIS 
The applicant is requesting to rezone two (2) parcels, totaling +/- 10.69 acres, from Agricultural Rural 
(AR) to Planned Development (PD).  The applicant is proposing two development options as follows: 
 
Option 1:  

• 53 Single-Family attached or detached units with Home Based Businesses; and, 
• Accessory storage (to the residential uses) for RV and private pleasure crafts and utility trailers 

 
Option 2:  

• Up to 4.5 ac. Storage of Recreational Vehicle and Private Pleasure Crafts and Utility Trailers; and, 
• Up to 2,000 g.s.f. of Art Studio uses 

 
Consistent with the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis.  The analysis included a trip generation and site access analysis for a 
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different development proposal than is currently under consideration.  That analysis included traffic 
generation due to the open storage and live/work components.  Transportation Review Section staff was 
informed by zoning staff that the applicant has rescinded the live/work proposal, instead opting to 
potentially pursue home base businesses as permitted pursuant to state law and LDC Sec. 6.11.48, and 
will be amending the site plan accordingly. Given this, the applicant’s analysis still represents a worst-
case scenario and is valid for the purposes of determining whether turn lanes are required to serve the 
subject site. 
 
Staff has prepared a comparison of the potential number of peak hour trips generated under the existing 
and proposed zoning designations, utilizing a generalized worst-case scenario.  Staff notes that 
development Option 1 represents the worst-case scenario from a trip generation perspective, and so the 
below comparison was based on that Option.  Data shown below is based on the 12th Edition of the 
Institute of Transportation Engineer’s Trip Generation Manual. 
 
Existing Use: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
AR, 2 single-family dwelling units 
(ITE LUC 210) 18 1 2 

Proposed Zoning (Option 1, Worst Case Scenario): 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
PD, 53 Single-Family Detached Dwelling Units 
(ITE LUC 210) 482 41 53 

Difference: 

 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
Total: (+) 464 (+) 40 (+) 51 

 

 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  

Fern Hill Dr. is a publicly maintained, 2-lane, undivided, collector roadway characterized by +/- 10-foot-
wide travel lanes in average condition. There are +/- 4-foot-wide bicycle facilities along portions of the 
west and east sides of the roadway in the vicinity of the proposed project.  Other sections have no bicycle 
lanes or paved shoulders (which would otherwise accommodate bicyclists).  There are +/- 5-foot-wide 
sidewalks along portions of the east and west side of the roadway in the vicinity of the proposed project. 
 
 
SITE ACCESS AND CONNECTIVITY 

The project is proposing one (1) vehicular access connection to Fern Hill Dr. which aligns with an 
existing intersection (Field Blend Ct.) in order to facilitate compliance with Sec. 6.04.07 (access spacing) 
of the LDC and provide for optimal site access. 
 
There are no additional opportunities for connectivity, given Bull Frog Creek runs along the western 
project boundary and an extensive wetlands system (which is proposed to be preserved) surrounds the 
building envelope to the north, south and west. 
 
No auxiliary (turn) lanes are warranted pursuant to Sec. 6.04.04.D. of the LDC. 
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DESIGN EXCEPTION #1 – FERN HILL DR. SUBSTANDARD RD. 
As Fern Hill Dr. is a substandard collector roadway, the applicant’s Engineer of Record (EOR) submitted 
a Design Exception request (dated July 29, 2025 and last revised October 13, 2025) to determine the 
specific improvements that would be required by the County Engineer.  Based on factors presented in the 
Design Exception request, the County Engineer found the request approvable (on October 14, 2025).  The 
developer will be required to make certain improvements to Fern Hill Dr. consistent with the Design 
Exception.  The Design Exception authorizes deviations from the 2021 Transportation Technical Manual 
(TTM) Typical Section – 4 (TS-4) (for 2-lane, Urban Collector Roadways) standards governing such 
roadways.  Specifically: 
 

1. The developer shall be permitted to maintain the 10-foot-wide travel lanes in lieu of the 11-foot-
wide travel lanes required by TS-4; 
 

2. On the east side of Fern Hill Dr., the developer shall be permitted to utilize 4-foot-wide bicycle 
lanes in lieu of the 7-foot-wide buffered bicycle lanes required pursuant to TS-4, and is proposing 
to fill in an approximately 350-foot-long gap in the existing bicycle lane along the east side of the 
roadway; 
 

3. On the west side of Fern Hill Dr., the developer shall be permitted to construct a 10-foot-wide 
multi-purpose pathway in lieu of the 5-foot-wide sidewalk and 7-foot-wide buffered bicycle lane 
required per TS-4, and is proposing to install the pathway along their project frontage and 
continuing along the west side of Fern Hill Dr. for an additional +/- 210-feet south of the 
southern PD boundary (to connect with the existing bicycle lane and sidewalk); 
 

4. On the west side the developer is also proposing to eliminate the 5-foot-wide grass strip/separator 
between the back of the “Type F” curb and the closest edge of the multi-purpose pathway as 
required by TS-4, as well as reduce the 2-foot grass strip between the multi-purpose pathway and 
the closest edge of the right-of-way (as required by TS-4) down to 1-foot; and, 
 

5. The developer will be required to install Type “F” curb along both sides of Fern Hill Dr. 
(specifically along those areas where bicycle lanes and multi-purpose paths are being 
constructed).   
 
 

If PD 25-0932 is approved, the County Engineer will approve the Design Exception. 
 
 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

Level of Service (LOS) information for Fern Hill Dr. is not available, since the facility was not included 
in the LOS report.  Information for the next closest segment is provided below. 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Symmes Rd. US 41 US 301 D D 

Source: Hillsborough County 2024 Level of Service Report.   
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Ratliff, James

From: Williams, Michael
Sent: Tuesday, October 14, 2025 12:04 PM
To: Vicki Castro; Michael Yates
Cc: Peddle, Carolanne; Ratliff, James; Drapach, Alan; Tirado, Sheida; De Leon, Eleonor; PW-CEIntake
Subject: FW: RZ-PD 25-0932 - Design Exception Review
Attachments: 25-0932 DEAdd 10-13-25.pdf

Vicki/Michael, 
I have found the attached Design Exception (DE) for PD 25-0932 APPROVABLE. 
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hillsboroughcounty.org or 813-307-1707) after the BOCC approves the PD 
zoning or PD zoning modi cation related to below request.  This is to obtain a signed copy of the DE/AV.   
 
If the BOCC denies the PD zoning or PD zoning modi cation request, sta  will request that you withdraw 
the AV/DE.  In such instance, notwithstanding the above nding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the nding was predicated on a speci c development program 
and site con guration which was not approved). 
 
Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together with 
your initial plat/site/construction plan submittal.  If the project is already in preliminary review, then you 
must submit the signed document before the review will be allowed to progress.  Sta  will require 
resubmittal of all plat/site/construction plan submittals that do not include the appropriate signed 
AV/DE documentation. 
 
Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hillsboroughcounty.org  
 
Mike 
 
Michael J. Williams, P.E. 
Director, Development Review 
County Engineer 
Development Services Department 

 
P: (813) 307-1851 
M: (813) 614-2190 
E: Williamsm@HillsboroughCounty.org  
W: HCFLGov.net 
 
Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602 
 
Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe 
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Please note: All correspondence to or from this office is subject to Florida’s Public Records law. 

 
 
From: Tirado, Sheida <TiradoS@hcfl.gov>  
Sent: Tuesday, October 14, 2025 11:46 AM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov> 
Subject: RZ-PD 25-0932 - Design Exception Review 
 
Hello Mike, 
 
The attached DE is approvable to me, please include the following people in your response: 
 
myates@palmtra ic.com 
vcastro@palmtra ic.com 
vcastro@palmtra ic.com 
peddlec@hc .gov 
ratli ja@hc .gov 
drapacha@hc .gov 
 
Best Regards, 
 
Sheida L. Tirado, PE 
Transportation Review & Site intake Manager 
Development Services 
 

E: TiradoS@HCFL.gov 
P: (813) 276-8364 | M: (813) 564-4676 
 
601 E. Kennedy Blvd., Tampa, FL 33602 
HCFL.gov  
 
Facebook  |  X  |  YouTube  |  LinkedIn  |  Instagram  |  HCFL Stay Safe 
 
Hillsborough County Florida 
 
Please note: All correspondence to or from this office is subject to 
Florida’s Public Records law. 
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• 
• 
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Important: 

Important: 

Important: 

Important: 

Important: 

Important: 

PD 25-0932

PD

Vicki Castro, P.E.

DE-Substandard Rd - Fern Hill Dr

DE updated for staff comment

Fern Hill PD

77168-0000, 77169-0000

25-0932
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Revised October 13, 2025
July 29, 2025 

Mr. Michael Williams, P.E.
Hillsborough County 
Development Services Department
Development Review Director
County Engineer
601 East Kennedy Boulevard, 20th Floor 
Tampa, Florida   33602

RE: Fern Hill PD – PD 25-0932  
Folio: 77168-0000, 77169-0000
Design Exception – Fern Hill Drive
Palm Traffic Project No. T25041

Dear Mr. Williams: 

The purpose of this letter is to provide justification for the design exception per Transportation 
Technical Manual (TTM) 1.7 to meet the requirements of the Hillsborough County Land Development 
Code (LDC) Section 6.04.03.L (existing facility) in association with the proposed development 
located west of Fern Hill Drive and north of Symmes Road, as shown in Figure 1, which will consist 
of the following development scenarios:   

Option 1:

53 Single-Family attached or detached units with Home Based Businesses; and,
Accessory storage (to the residential uses) for RV and private pleasure crafts and utility
trailers

Option 2:
Up to 4.5 ac. Storage of Recreational Vehicle and Private Pleasure Crafts and Utility
Trailers; and,
Up to 2,000 square feet of Art Studio uses

This request is made based on our virtual meeting on July 24, 2025, with Hillsborough County staff.

The project proposes to have one (1) full access to Fern Hill Drive, aligning with Field Blend Court. 
Fern Hill Drive is not identified in the Hillsborough County Functional Classification Map, but functions 
as a collector roadway and was identified during our meeting as a substandard road.  Fern Hill 
Drive has a posted speed limit of 30 mph.  The roadway currently has 10-foot travel lanes, F-type 
curb (missing 360 foot section on the east side and missing from the Riverview Academy 
charter school to the project on the west side), a 5 foot sidewalk on the east side of the roadway 
and to the south of the property on the west side  and 4 foot bike lane (missing 360 foot 
section on the east side and missing from the Riverview Academy charter school to the project 
driveway on the west) in approximately 62 feet of right of way (ROW reduces to 54’ from 
north of the creek to southern property line).   

This request is a design exception to the Hillsborough County Transportation Technical Manual for 
Fern Hill Drive from Symmes Road to the project boundary (just north of Field Blend Court). The 
requested exceptions to the TS-4 typical section and the justification are as follows:

4006 South MacDill Avenue, Tampa, FL 33611
Ph: (813) 296-2595 

www.palmtraffic.com

25-0932

Received October 13, 2025 
Development Services



Mr. Michael Williams, P.E. 
October 13, 2025 

Page 2 

 
4006 South MacDill Avenue, Tampa, FL 33611 

Ph: (813) 296-2595 
www.palmtraffic.com 

 

1. The typical TS-4 section for a collector, two-lane undivided roadway requires a 
minimum of 64 feet of ROW with 11-foot travel lanes, 7-foot buffered bike lanes, 
F type curb, 5-foot grass strip and 5-foot sidewalks.   

2. The request is to maintain the 10-foot travel lanes instead of 11-foot.  Based on 
Table 210.2.1 of the FDOT Design Manual, the 10-foot travel lanes are identified 
as acceptable.  

3. Oe the east side of Fern Hill Drive, the request is to maintain and complete the 
missing sections of the 4-foot bike lane instead of the 7-foot buffered bike lanes.  
This will add approximately 350 feet on the east side of Fern Hill Drive.  

4. On the west side of Fern Hill Drive, the request is to construct a 10-foot multi-use 
path instead of the 7-foot buffered bike and 5-foot sidewalk.  This will add 
approximately 850 feet of 10-foot multi-use path (550 feet along project frontage 
and 300 feet off site)  

5. The request is to maintain and complete the missing sections of the F type curb.  This 
will add approximately 850 feet of modified F type curb on the west side and 
approximately 350 feet of F type curb on the east side of Fern Hill Drive.   

6. The request is to maintain and complete the missing sections of the grass strip at the 
back of sidewalk.  Along the east side of Fern Hill Drive, the grass width varies 
between 5 and 20 feet.  No modification along the east side is proposed.  Along 
the west side, a minimum 1-foot strip will be provided from the project boundary 
(just north of Field Blend Court) south approximately 850 feet.  

7. The request is to maintain the 5-foot sidewalk along the east side of Fern Hill Drive, 
therefore no modification is proposed.   

The proposed site plan and typical sections are attached.  Please do not hesitate to contact 
us if you have any questions or require any additional information. 

Sincerely, 

 

 

 
Vicki L Castro, P.E.  
Principal 

______________________________________________________________________________ 

Based on the information provided by the applicant, this request is: 
______________Disapproved ____________Approved with Conditions ____________Approved 

If there are any further questions or you need clarification, please contact Sheida L. Tirado, P.E.  
 

 

Michael J. Williams 
Hillsborough County Engineer 

This item has been 
digitally signed and 
sealed by Vicki L Castro 
on the date adjacent to 
the seal. 

Printed copies of this 
document are not 
considered signed and 
sealed and the signature 
must be verified on any 
electronic copies. 

Vicki L Castro
Digitally signed by Vicki L 
Castro 
Date: 2025.10.13 17:32:39 
-04'00'

25-0932

Received October 13, 2025 
Development Services



FIGURE 1. LOCATION MAP

25-0932

Received October 13, 2025 
Development Services
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Rivas, Keshia

From: janvb grant <janvb4life@gmail.com>
Sent: Sunday, August 31, 2025 10:06 AM
To: Hearings
Subject: RZ-PD 25-0932 - Attention of Zoning Hearing Master
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Rivas, Keshia

From: Bruce O <gatorfood22@hotmail.com>
Sent: Tuesday, October 7, 2025 2:13 PM
To: Hearings
Subject: Zone hearing

  

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

 
Application Number: RZ-PD 25-0932 
Attention: Zoning Hearing Master 
 
 
Hello, 
I am writing to formally oppose the proposed rezoning of the single-family property located at 11133 Fern 
Hill Drive to allow the construction of a residential neighborhood. My concerns center on the 
environmental consequences of such a change, particularly the loss of natural habitat and the 
increasing risk of flooding along Bullfrog Creek.  The increased traffic to the area would further 
overwhelm an area that can't handle the traffic and already has another development currently under 
construction in the same area.  Stop this insanity!! 
 
The land surrounding the proposed site provides crucial habitat and movement corridors for local 
wildlife. Many species rely on the remaining green spaces for foraging, nesting, and seasonal migration. 
Converting this area into a higher-density development would further reduce the already limited natural 
habitats available to birds, small mammals, reptiles, and pollinators. As development continues to 
encroach on these spaces, wildlife is forced into smaller, fragmented areas, increasing mortality and 
destabilizing local ecosystems. 
 
Vegetation and open soil help absorb stormwater, reduce runoff, and maintain soil stability. Replacing 
these natural features with buildings, driveways, and paved surfaces would eliminate important buffers 
that protect both wildlife and neighboring properties. This change would also reduce the ability of the 
land to support native plant and insect populations that form the foundation of the local food chain. 
 
Bullfrog Creek has already experienced more frequent and severe flooding in recent years. Additional 
development and the loss of permeable ground cover would only increase runoff into the creek during 
heavy rainfall. This not only threatens nearby homes and infrastructure, but also further damages the 
creek’s ecosystem and the species that depend on it. 
 
Without substantial environmental assessments and infrastructure improvements, allowing a multi-unit 
development in this location would intensify existing flooding concerns and irreversibly harm the natural 
landscape. 
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For these reasons, I respectfully urge you to deny the rezoning request. Preserving the current single-
family zoning will help protect sensitive habitats, prevent further flooding, and ensure responsible 
stewardship of our shared environment. 
 
Thank you for considering these concerns. I appreciate your commitment to sustainable planning and 
the protection of our local ecosystems. 
 
Bruce 
 
Get Outlook for Android 
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Rivas, Keshia

From: Dustin Buck <buckdustin89@gmail.com>
Sent: Tuesday, October 7, 2025 10:46 AM
To: Hearings
Subject: RZ-PD 25-0932 Rezoning Hearing

  

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

 
Attention: Zoning Hearing Master,  
 
I am a concerned resident of Ventana who opposes the rezoning of the single-family home at 11133 Fern 
Hill Drive to allow a multi-unit housing complex or storage. 
 
The area surrounding the proposed site is heavily used by students walking to and from school. The 
roadways and limited sidewalks are already crowded during peak school hours and increasing the 
number of vehicles in this zone would heighten the risk of accidents involving children and teenagers 
who rely on safe walking routes every day. 
 
Traffic is already strained during student drop-off and pick-up times, as well as during after-school 
events and activities. Daily, families line up along Fern HIll Drive, creating congestion and reduced 
visibility. Adding additional residential units would further complicate these situations and reduce the 
margin of safety. 
 
The existing road infrastructure is not equipped to handle the additional volume of vehicles that this 
development would generate. Narrow streets, limited turning lanes, and minimal traffic control features 
already create bottlenecks at Symmes and Gibsonton Drive. Without substantial improvements—which 
are not currently planned—the added burden would compromise safety, create longer travel times, and 
increase wear on roadways. 
 
Bullfrog Creek has already experienced more frequent and severe flooding in recent years. Additional 
development and the loss of permeable ground cover would only increase runoff into the creek during 
heavy rainfall. This not only threatens nearby homes and infrastructure, but also further damages the 
creek’s ecosystem and the species that depend on it. 
 
Without substantial environmental assessments and infrastructure improvements, allowing a multi-unit 
development in this location would intensify existing flooding concerns and irreversibly harm the natural 
landscape. 
 
For these reasons, I urge you to deny the rezoning request. Preserving the existing single-family 
residence protects the safety of students, supports responsible planning, protects sensitive habitats, 
prevent further flooding, ensures responsible stewardship of our shared environment, and ensures 
neighborhood conditions do not endanger young pedestrians or drivers. 
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Thank you for your attention to this important matter. I appreciate your service to our community and ask 
that you carefully consider the safety concerns of families and students directly impacted by this 
proposal. 
 
Dustin Buck 
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Rivas, Keshia

From: Shaquira Robinson <shay0924@aol.com>
Sent: Tuesday, October 7, 2025 7:55 AM
To: Hearings
Subject: Zoning Hearing Master- Application RZ-PD 25-0932

  

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

 
To the Zoning Hearing Master and Board of Hillsborough County, 
 
Zoning Hearing Master- Application RZ-PD 25-0932 
 
I am a concerned resident of Ventana Homes who opposes the rezoning of the single-family home at 
11133 Fern Hill Drive to allow a multi-unit housing complex or storage.  
 
The area surrounding the proposed site is heavily used by students walking to and from school. The 
roadways and limited sidewalks are already crowded during peak school hours and increasing the 
number of vehicles in this zone would heighten the risk of accidents involving children and teenagers 
who rely on safe walking routes every day. 
 
Traffic is already strained during student drop-off and pick-up times, as well as during after-school 
events and activities. Daily, families line up along Fern HIll Drive, creating congestion and reduced 
visibility. Adding additional residential units would further complicate these situations and reduce the 
margin of safety. 
 
The current road infrastructure is not designed to support additional vehicle traffic of this scale. 
Narrow streets and existing congestion make this area particularly ill-suited for increased density 
without significant upgrades—which are not currently planned. 
 
For these reasons, I urge you to deny the rezoning request. Preserving the existing single-family 
residence protects the safety of students, supports responsible planning, and ensures neighborhood 
conditions do not endanger young pedestrians or drivers. 
 
Thank you for your attention to this important matter. I appreciate your service to our community and 
ask that you carefully consider the safety concerns of families and students directly impacted by this 
proposal. 
 
Shaquira Robinson 
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Rivas, Keshia

From: Mallory Sullivan <mpirolozzi88@gmail.com>
Sent: Tuesday, October 7, 2025 6:20 AM
To: Hearings
Subject: 10/20/25 application #RZ-PD 25-0932

  

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

 
 
Application Number: RZ-PD 25-0932 
 
Attn: Zoning Hearing Master 
 
I am a concerned resident of Ventana who opposes the rezoning of the single-family home at 11133 Fern 
Hill Drive to allow a multi-unit housing complex or storage.  
 
The area surrounding the proposed site is heavily used by students walking to and from school. The 
roadways and limited sidewalks are already crowded during peak school hours and increasing the 
number of vehicles in this zone would heighten the risk of accidents involving children and teenagers 
who rely on safe walking routes every day. 
 
Traffic is already strained during student drop-off and pick-up times, as well as during after-school 
events and activities. Daily, families line up along Fern HIll Drive, creating congestion and reduced 
visibility. Adding additional residential units would further complicate these situations and reduce the 
margin of safety. 
 
The current road infrastructure is not designed to support additional vehicle traffic of this scale. Narrow 
streets and existing congestion make this area particularly ill-suited for increased density without 
significant upgrades—which are not currently planned. 
 
For these reasons, I urge you to deny the rezoning request. Preserving the existing single-family 
residence protects the safety of students, supports responsible planning, and ensures neighborhood 
conditions do not endanger young pedestrians or drivers. 
 
Thank you for your attention to this important matter. I appreciate your service to our community and ask 
that you carefully consider the safety concerns of families and students directly impacted by this 
proposal. 
 
 
 
Mallory Sullivan 
10310 Berryessa Ave, Riverview, FL 33578 
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Rivas, Keshia

From: leroy whatley <leroy_whatley@yahoo.com>
Sent: Tuesday, October 7, 2025 7:32 AM
To: Hearings
Subject: Attention: Zoning Hearing Master Application Number: RZ-PD 25-0932
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Rivas, Keshia

From: paige wilford <paigewilford483@gmail.com>
Sent: Sunday, August 31, 2025 4:02 PM
To: Hearings
Subject: Attention of zoning hearing master
Attachments: 2064.jpg; 2065.jpg

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

Application number 25-0932  

As a resident of Ventana we cannot handle anymore traffic on fern hill!! The school traffic is already grid 
locked every single morning and afternoon with multiple accidents. We cannot handle ANOTHER 
NEIGHBORHOOD! Please stop adding more! We are over crowded!!  

Received September 2, 2025 
Development Services
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Rivas, Keshia

From: Annesha Holness <annesha.white@hotmail.com>
Sent: Thursday, October 9, 2025 1:57 PM
To: Hearings
Subject: APPLICATION NUMBER: RZ-PD 25-0932 
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Rivas, Keshia

From: Marion Howard <howard86.marion@gmail.com>
Sent: Tuesday, October 7, 2025 4:47 PM
To: Hearings
Subject: ZONING HEARING MASTER

  

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

 
Hello, 
 

 
Marion Howard  
 
"Every day is a good day to start being a better you!" 
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Rivas, Keshia

From: Andrea Melendez <andreajuliana.melendez@gmail.com>
Sent: Tuesday, October 7, 2025 6:20 PM
To: Hearings
Subject: Opposition to Rezoning Request for Fern Hill Drive

  

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

 

Hello Members of the Zoning Board, 

 

I am writing to respectfully express my opposition to the proposed rezoning of the property located 
at  Fern Hill Drive. While I understand the desire for growth and development, I believe this particular 
rezoning would have serious negative consequences for our community. 

 

Traffic Impacts: The roads in this area are already congested, particularly during school pick-up and 
drop-off hours. Additional development would increase traffic volume, leading to further congestion and 
heightened safety concerns for residents and students. 

 

Environmental Concerns: The property includes wetlands that provide critical environmental functions, 
including habitat for wildlife and natural water filtration. Rezoning for development would jeopardize 
these sensitive areas and harm the ecological balance of our neighborhood. 

 

Flooding Risk: The area is known to flood during periods of heavy rain. Further development would likely 
increase stormwater runoff, raising the risk of flooding for nearby homes and infrastructure. 

 

For these reasons, I respectfully urge the board to deny the rezoning request and preserve the current 
zoning designation. Maintaining responsible land use decisions helps protect the long-term health, 
safety, and sustainability of our community. 

Application number:  RZ-PD 25-0932 

Zoning hearing Master  
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Thank you for your time and consideration. 

 

Sincerely, 

Andrea Melendez  
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Rivas, Keshia

From: Kristina Merritt <kristinammerritt@gmail.com>
Sent: Tuesday, October 7, 2025 1:10 PM
To: Hearings
Subject: Please Deny Application: RZ-PD 25-0932
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Rivas, Keshia

From: noemireyesmorales1 <noemireyesmorales1@gmail.com>
Sent: Tuesday, October 7, 2025 10:54 AM
To: Hearings
Cc: Noemireyesmorales1@gmail.com
Subject: Attention: Zoning Hearing Master

  

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

 
Application Number: RZ-PD25-0932 
 
Subject: Formal Opposition to Rezoning Request at 11133 Fern Hill Drive 
 
Dear Commissioners and Planning Staff, 
I am writing to formally oppose the proposed rezoning of the single-family property located at 11133 Fern 
Hill Drive to allow the construction of a new residential neighborhood. My concerns are centered on both 
the infrastructure inadequacies of the surrounding area and the environmental consequences of such 
development, particularly regarding traffic congestion, school safety, and flood risks along Bullfrog 
Creek. 
The roadways surrounding this site, including Fern Hill Drive, are not designed to handle the volume of 
traffic currently generated by existing neighborhoods and nearby schools. During peak hours, heavy 
congestion creates unsafe conditions for commuters, school buses, and student drivers. The narrow 
lanes, limited shoulders, and lack of adequate turn lanes already lead to long backups and frequent 
near-accidents. Introducing additional housing developments will only exacerbate congestion and 
increase the likelihood of collisions, particularly near school zones where children walk, bike, or are 
dropped off. 
Local schools in this corridor are also directly affected by these traffic patterns. Increased residential 
density would result in more student enrollment and additional traffic during arrival and dismissal times, 
worsening gridlock on roads that are already overburdened. Without significant roadway upgrades, 
expanded traffic control measures, and improved pedestrian safety infrastructure, adding more 
communities would create an unsafe and unsustainable environment for families, students, and school 
staff. 
Beyond the traffic and safety concerns, this proposed rezoning poses serious environmental risks. The 
land surrounding the site provides important natural habitat and serves as a flood buffer along Bullfrog 
Creek. Replacing natural vegetation and open soil with impervious surfaces such as buildings, 
driveways, and roads will increase runoff and reduce the land’s ability to absorb stormwater, heightening 
flood risks for surrounding homes and damaging the creek’s fragile ecosystem. 
Bullfrog Creek has already experienced frequent flooding in recent years, and further development 
without adequate infrastructure improvements would only worsen these issues. Preserving the existing 
single-family zoning would help protect sensitive habitats, maintain natural drainage systems, and 
ensure more responsible long-term planning. 
Given the current road congestion, school traffic, and environmental vulnerabilities, this rezoning is 
neither practical nor responsible at this time. I respectfully urge you to deny the rezoning request for 
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11133 Fern Hill Drive and prioritize infrastructure and environmental improvements before permitting 
additional residential expansion in this corridor. 
Thank you for your time and careful consideration. I appreciate your ongoing commitment to community 
safety, responsible growth, and environmental stewardship in the Riverview area. 
Sincerely, 
Noemi Morales  
Ventana Community  
Riverview, Fl 33578 
 
 
 
Sent via the Samsung Galaxy S23 Ultra 5G, an AT&T 5G smartphone 
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Rivas, Keshia

From: Moni Pierre <ento30@yahoo.com>
Sent: Tuesday, October 7, 2025 1:21 PM
To: Hearings
Subject: Application #: RZ-PD 25-0932
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Rivas, Keshia

From: Lauren Fox <foxlauren2689@gmail.com>
Sent: Friday, October 31, 2025 12:29 PM
To: Hearings
Subject: RZ-PD 25-0932 attn zoning hearing master

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

I am writing as a concerned resident to oppose the proposed rezoning of the current single-family 
property located at 11133 Fern Hill Drive to allow the proposed construction of a 53 unit housing 
complex. 

While I understand the need for responsible growth, this particular proposal raises serious concerns 
regarding traffic safety, infrastructure capacity, and community impact. 

This property is located within an already congested school zone. During morning arrival and afternoon 
dismissal, traffic along Fern Hill backs up past the property in question. These current backups are 
creating delays and posing risks to students, pedestrians, and drivers. Introducing a multi-unit complex 
would significantly increase the number of vehicles entering and exiting this area each day, intensifying 
congestion during peak times and further straining traffic flow around the schools. 

The existing road infrastructure is not equipped to handle the additional volume of vehicles that this 
development would generate. Narrow streets, limited turning lanes, and minimal traffic control features 
already create bottlenecks at Symmes and Gibsonton Drive. Without substantial improvements—which 
are not currently planned—the added burden would compromise safety, create longer travel times, and 
increase wear on roadways. 

For these reasons, I urge you all to deny the rezoning request. A decision to maintain the current single-
family home reflects a commitment to public safety, sustainable development, and the protection of 
neighborhood character. 

Thank you for your time and attention to this important matter. I appreciate your service to our 
community and respectfully ask that you give careful consideration to the concerns of residents affected 
by this proposal. 

Lauren Kumar  
Ventana Resident 

25-0932

Received October 31, 2025 
Development Services
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Rivas, Keshia

From: Leighton Holness <saviola7loy@yahoo.com>
Sent: Thursday, October 9, 2025 10:30 PM
To: Hearings
Subject: APPLICATION NUMBER: RZ-PD 25-0932

  

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

 
Dear Zoning Hearing Master, 
I am writing to strongly oppose the proposed rezoning of 11133 Fern Hill Drive. This change would 
negatively impact our community for several important reasons: 
 
Traffic: The roads near this address are already congested. Rezoning for a different use would add more 
vehicles, worsening traffic and safety issues. Vehicles already back up past this address during school 
hours. 
 
Wetlands: The property includes sensitive wetlands that support local wildlife and help filter water. 
Development would destroy these habitats and harm our environment. 
 
Flooding: The area already floods during heavy rain. Building on this land would increase runoff and put 
nearby homes and streets at greater risk. 
 
For these reasons, I respectfully ask you all to deny the rezoning request and maintain the current zoning. 
Protecting our infrastructure and natural areas benefits the entire community. 
 
Respectfully, 
Leighton Holness  
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Rivas, Keshia

From: DAN REGISTER <danregister@hotmail.com>
Sent: Tuesday, October 7, 2025 9:44 AM
To: Hearings
Subject: RZ-PD 25-0932

  

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

 
Hello, 
My name is Dan Register. I live at 11009 Fern Hill Dr. in Riverview. I am next-door to the property that is 
trying to obtain rezoning. Please do not consider rezoning this property. Our home flooded twice last year 
from all of the new construction and concrete that is not collecting rainwater now. All of the new 
developments along Bullfrog Creek dump their retention ponds into the creek, which ends up in my 
backyard. More construction will cause us to flood more. We have lived in our home for 10 years now and 
the flooding has gotten worse and worse over the years. We are doing everything we can to avoid another 
flood, including buying an aqua dam that cost over $12,000. We don't have a budget to continue to spend 
money on flood prevention, so please do not allow the rezoning of this property. Thank you, 
Dan Register 
 
Get Outlook for iOS 
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Rivas, Keshia

From: JC <miamijc@gmail.com>
Sent: Tuesday, October 7, 2025 2:54 PM
To: Hearings
Subject: RZ-PD-25-0932 Concerns Attention: Zoning Hearing Master

  

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

 
Good afternoon,  
 
I am a Resident that lives in the Ventana community located off of Symmes Road and FernHill Blvd.  The 
proposed rezoning would be a DISASTER for the ALREADY horrible morning and afternoon commute.  I 
am very fortunate to work from home and the same for my wife.  However, many are not that fortunate 
and have to deal with lines of cars that go halfway down Fern Hill and all the way to 301 and Symmes.   
 
I drive my daughter to school every morning and I get to see a glimpse of what thousands of others have 
to deal with as well.  We already have Riverview Academy of Math and Science at the corner of Symmes 
and Fern Hill causing MAJOR backups.  I have to drive my daughter to SPOTO high school, which makes 
me either have to go down Symmes to 41 and up or up Fern Hill to Gibsonton Drive and then either on the 
highway or down to 41 and up.  301 north is not even a viable option 99% of the time due to the insane 
backups there. 
 
Adding more homes to this already congested little corner will drive the traffic improvements that you 
have made at Gibsonton and Fern Hill to be useless.  We are already saturated, we need to stop building 
until we either create another connecting road outside of 301 and 41 or add another highway on ramp to 
alleviate the congestion for Gibsonton and Big Bend. 
 
Respectfully, 
Juan Carlos Reyes 
10906 Sage Canyon Drive 
Riverview, FL 33578 
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Rivas, Keshia

From: saleeqa shah <saleeqa79@gmail.com>
Sent: Tuesday, October 7, 2025 10:04 AM
To: Hearings
Subject: Re RZ-PD 25-0932 hearing

  

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

 
Attn: Zoning Hearing Master 
Application number: RZ-PD 25-0932 
 
I am writing to formally oppose the proposed rezoning of the single-family property located at 11133 Fern 
Hill Drive to allow the construction of a residential neighborhood. My concerns center on the 
environmental consequences of such a change, particularly the loss of natural habitat and the 
increasing risk of flooding along Bullfrog Creek. 
 
The land surrounding the proposed site provides crucial habitat and movement corridors for local 
wildlife. Many species rely on the remaining green spaces for foraging, nesting, and seasonal migration. 
Converting this area into a higher-density development would further reduce the already limited natural 
habitats available to birds, small mammals, reptiles, and pollinators. As development continues to 
encroach on these spaces, wildlife is forced into smaller, fragmented areas, increasing mortality and 
destabilizing local ecosystems. 
 
Vegetation and open soil help absorb stormwater, reduce runoff, and maintain soil stability. Replacing 
these natural features with buildings, driveways, and paved surfaces would eliminate important buffers 
that protect both wildlife and neighboring properties. This change would also reduce the ability of the 
land to support native plant and insect populations that form the foundation of the local food chain. 
 
Bullfrog Creek has already experienced more frequent and severe flooding in recent years. Additional 
development and the loss of permeable ground cover would only increase runoff into the creek during 
heavy rainfall. This not only threatens nearby homes and infrastructure, but also further damages the 
creek’s ecosystem and the species that depend on it. 
 
Without substantial environmental assessments and infrastructure improvements, allowing a multi-unit 
development in this location would intensify existing flooding concerns and irreversibly harm the natural 
landscape. 
 
In addition to environmental concerns, there will be a significant impact on traffic on Fern Hill and more 
specifically residents that reside in the Ventana community. Traffic is already impacted during rush 
hours due to the school and this will further be affected if yet another new community is built.  The 
infrastructure can not accommodate more houses. 
 
For these reasons, I respectfully urge you to deny the rezoning request. Preserving the current single-
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family zoning will help protect sensitive habitats, prevent further flooding, and ensure responsible 
stewardship of our shared environment. 
 
Thank you for considering these concerns. I appreciate your commitment to sustainable planning and 
the protection of our local ecosystems. 
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Rivas, Keshia

From: Brittny Vanvaerenbergh <brittnyvanvaerenbergh@yahoo.com>
Sent: Tuesday, October 7, 2025 11:27 AM
To: Hearings
Subject: Zoning hearing master

 

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

 
 
Hello, i am writing to strongly oppose the proposed rezoning of 11133 Fern Hill Drive. This change would 
negatively impact our community for several important reasons: 
 
Traffic: The roads near this address are already congested. Rezoning for a different use would add more 
vehicles, worsening traffic and safety issues. Vehicles already back up past this address during school 
hours. 
 
Wetlands: The property includes sensitive wetlands that support local wildlife and help filter water. 
Development would destroy these habitats and harm our environment. 
 
Flooding: The area already floods during heavy rain. Building on this land would increase runoff and put 
nearby homes and streets at greater risk. 
 
For these reasons, I respectfully ask you all to deny the rezoning request and maintain the current 
zoning. Protecting our infrastructure and natural areas benefits the entire community.   
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Rivas, Keshia

From: Sonia Collins <salejandra@icloud.com>
Sent: Friday, November 7, 2025 1:12 PM
To: Hearings
Subject: Application # RZ-PD 25-0932

External email: Use cauƟon when clicking on links, opening aƩachments or replying to this email. 

AƩenƟon: Zoning Hearing Master 

I’m reaching out to voice my concerns over the rezoning across my backyard. I’m extremely concerned because traffic in 
the morning is already horrific. My commute to work is hecƟc and not it will only get worse. 

In addiƟon, the trees in that area help us keep house temperature at bay because the sunset beams right at my master 
room and main living room area. Not having those trees there will increase my already overpriced electric bill that I is in 
the high 400s each month. 

The trees also help keep the noice of the highway down. Without them, we will hear them so much more louder. This 
interrupts the peace around at night when we are home unwinding from our work and commute. 

If there is anything else I can do to voice my concerns please let me know. 

Please take into account how this will severely affect me and my neighbors on that side of the community. I know I’m not 
the only one who is concerned. 

Sonia Collins 
352-428-4624
Salejandra@icloud.com

25-0932

Received November 07, 2025 
Development Services
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Rivas, Keshia

From: Kelly Garcia <KellyMarieGarcia@outlook.com>
Sent: Friday, October 31, 2025 1:33 PM
To: Hearings
Subject: Opposing property rezoning on FernHill
Attachments: processed-FC2FA1BD-BB26-4B60-8D3A-8849BE355040.jpeg; 

processed-5F99A07F-24E9-4DE8-84B7-EAB95194C8F2.jpeg; processed-1A7A63F0-
ACB9-4F28-982D-14DBD151EDF7.jpeg; processed-DC3465A8-D125-4DFC-
A0E7-4F952D89CEF7.jpeg

  

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

 
RZ-PD-25-0932 
Attention: zoning hearing master 
 
I am writing as a concerned resident to oppose the proposed rezoning of the current single-family 
property located at 11133 Fern Hill Drive to allow the proposed construction of a 53 unit housing 
complex. 
 
While I understand the need for responsible growth, this particular proposal raises serious concerns 
regarding traffic safety, infrastructure capacity, and community impact. 
 
This property is located within an already congested school zone. During morning arrival and afternoon 
dismissal, traffic along Fern Hill backs up past the property in question. These current backups are 
creating delays and posing risks to students, pedestrians, and drivers. Introducing a multi-unit complex 
would significantly increase the number of vehicles entering and exiting this area each day, intensifying 
congestion during peak times and further straining traffic flow around the schools. 
 
The existing road infrastructure is not equipped to handle the additional volume of vehicles that this 
development would generate. Narrow streets, limited turning lanes, and minimal traffic control features 
already create bottlenecks at Symmes and Gibsonton Drive. Without substantial improvements—which 
are not currently planned—the added burden would compromise safety, create longer travel times, and 
increase wear on roadways. 
 
For these reasons, I urge you all to deny the rezoning request. A decision to maintain the current single-
family home reflects a commitment to public safety, sustainable development, and the protection of 
neighborhood character. 
 
Thank you for your time and attention to this important matter. I appreciate your service to our 
community and respectfully ask that you give careful consideration to the concerns of residents affected 
by this proposal. 
 
Kelly Timmer 

Received October 31, 2025 
Development Services

25-0932
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Homeowner 
11128 Sage Canyon Dr 
Riverview FL 33578 

Received October 31, 2025 
Development Services

25-0932
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Rivas, Keshia

From: Brittany & Josue Gernier <gernier2020@gmail.com>
Sent: Friday, October 31, 2025 1:33 PM
To: Hearings
Subject: Zoning Hearing

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

Application Number: RZ-PD 25-0932 
Attention: Zoning Hearing Master 

I am writing to strongly oppose the proposed rezoning of 11133 Fern Hill Drive. This change would 
negatively impact our community for several important reasons: 

Traffic: The roads near this address are already congested. Rezoning for a different use would add more 
vehicles, worsening traffic and safety issues. Vehicles already back up past this address during school 
hours. 

Wetlands: The property includes sensitive wetlands that support local wildlife and help filter water. 
Development would destroy these habitats and harm our environment. 

Flooding: The area already floods during heavy rain. Building on this land would increase runoff and put 
nearby homes and streets at greater risk. 

For these reasons, I respectfully ask you all to deny the rezoning request and maintain the current 
zoning. Protecting our infrastructure and natural areas benefits the entire community. 

Respectfully, 
Josue Gernier 
754-234-2236
&
Brittany Gernier
727-238-2813

25-0932

Received October 31, 2025 
Development Services
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Rivas, Keshia

From: Alexis Johnson <lexjohnson0919@gmail.com>
Sent: Friday, October 31, 2025 5:44 PM
To: Hearings
Subject: Attention: Zoning Hearing Master

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

To whom it may concern, 

I am a concerned resident of Ventana who opposes the rezoning of the single-family home at 11133 Fern 
Hill Drive to allow a multi-unit housing complex or storage.  

Application Number: RZ-PD 25-0932 

The area surrounding the proposed site is heavily used by students walking to and from school. The 
roadways and limited sidewalks are already crowded during peak school hours and increasing the 
number of vehicles in this zone would heighten the risk of accidents involving children and teenagers 
who rely on safe walking routes every day. 

Traffic is already strained during student drop-off and pick-up times, as well as during after-school 
events and activities. Daily, families line up along Fern HIll Drive, creating congestion and reduced 
visibility. Adding additional residential units would further complicate these situations and reduce the 
margin of safety. 

The current road infrastructure is not designed to support additional vehicle traffic of this scale. Narrow 
streets and existing congestion make this area particularly ill-suited for increased density without 
significant upgrades—which are not currently planned. 

For these reasons, I urge you to deny the rezoning request. Preserving the existing single-family 
residence protects the safety of students, supports responsible planning, and ensures neighborhood 
conditions do not endanger young pedestrians or drivers. 

Thank you for your attention to this important matter. I appreciate your service to our community and ask 
that you carefully consider the safety concerns of families and students directly impacted by this 
proposal. 

Alexis Johnson, MSW  

"Where you are, is not who you are." 

25-0932

Received November 03, 2025 
Development Services
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Rivas, Keshia

From: Alex Moser <apmoser1989@gmail.com>
Sent: Friday, October 31, 2025 1:21 PM
To: Hearings
Subject: RZ DP 25 0932 - Master Hearing 

External email: Use cauƟon when clicking on links, opening aƩachments or replying to this email. 

To whom it may concern: 

I am wriƟng to formally oppose the proposed rezoning of the single-family property located at 11133 Fern Hill Drive to 
allow the construcƟon of a residenƟal neighborhood. My concerns center on the environmental consequences of such a 
change, parƟcularly the loss of natural habitat and the increasing risk of flooding along Bullfrog Creek. 

The land surrounding the proposed site provides crucial habitat and movement corridors for local wildlife. Many species 
rely on the remaining green spaces for foraging, nesƟng, and seasonal migraƟon. ConverƟng this area into a higher-
density development would further reduce the already limited natural habitats available to birds, small mammals, 
repƟles, and pollinators. As development conƟnues to encroach on these spaces, wildlife is forced into smaller, 
fragmented areas, increasing mortality and destabilizing local ecosystems. 

VegetaƟon and open soil help absorb stormwater, reduce runoff, and maintain soil stability. Replacing these natural 
features with buildings, driveways, and paved surfaces would eliminate important buffers that protect both wildlife and 
neighboring properƟes. This change would also reduce the ability of the land to support naƟve plant and insect 
populaƟons that form the foundaƟon of the local food chain. 

Bullfrog Creek has already experienced more frequent and severe flooding in recent years. AddiƟonal development and 
the loss of permeable ground cover would only increase runoff into the creek during heavy rainfall. This not only 
threatens nearby homes and infrastructure, but also further damages the creek’s ecosystem and the species that depend 
on it. 

Without substanƟal environmental assessments and infrastructure improvements, allowing a mulƟ-unit development in 
this locaƟon would intensify exisƟng flooding concerns and irreversibly harm the natural landscape. 

For these reasons, I respecƞully urge you to deny the rezoning request. Preserving the current single-family zoning will 
help protect sensiƟve habitats, prevent further flooding, and ensure responsible stewardship of our shared environment. 

Thank you for considering these concerns. I appreciate your commitment to sustainable planning and the protecƟon of 
our local ecosystems. 

Sincerely, 

Alex Moser 
904-521-7767

25-0932

Received October 31, 2025 
Development Services
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Rivas, Keshia

From: Mallory Sullivan <mpirolozzi88@gmail.com>
Sent: Friday, November 7, 2025 7:08 AM
To: Hearings
Subject: App # RZ-PD 25-0932

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

Application Number: RZ-PD 25-0932 

Attn: Zoning Hearing Master 

I am a concerned resident of Ventana who opposes the rezoning of the single-family home at 11133 
Fern Hill Drive to allow a multi-unit housing complex or storage.  

The area surrounding the proposed site is heavily used by students walking to and from school. The 
roadways and limited sidewalks are already crowded during peak school hours and increasing the 
number of vehicles in this zone would heighten the risk of accidents involving children and teenagers 
who rely on safe walking routes every day. 

Traffic is already strained during student drop-off and pick-up times, as well as during after-school 
events and activities. Daily, families line up along Fern HIll Drive, creating congestion and reduced 
visibility. Adding additional residential units would further complicate these situations and reduce the 
margin of safety. 

The current road infrastructure is not designed to support additional vehicle traffic of this scale. 
Narrow streets and existing congestion make this area particularly ill-suited for increased density 
without significant upgrades—which are not currently planned. 

For these reasons, I urge you to deny the rezoning request. Preserving the existing single-family 
residence protects the safety of students, supports responsible planning, and ensures neighborhood 
conditions do not endanger young pedestrians or drivers. 

Thank you for your attention to this important matter. I appreciate your service to our community and 
ask that you carefully consider the safety concerns of families and students directly impacted by this 
proposal. 

Mallory Sullivan 
10310 berryessa Ave, Riverview, FL 33578 

25-0932

Received November 07, 2025 
Development Services
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