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SECTION I - INTRODUCTION
 DRI #266 - WOLF CREEK BRANCH SUBSTANTIAL DEVIATION

HILLSBOROUGH COUNTY

This report is prepared in accordance with the Florida Land and Water Management Act, Chapter 380,
Florida Statutes (F.S.), and in compliance with this legislation addresses the development’s efficient use or
undue burdening of public facilities in the region, as well as the positive and negative impacts of the
development on economics and natural resources.  The report presents the findings and recommendations
of the Tampa Bay Regional Planning Council (TBRPC) based upon data presented in the Development of
Regional Impact (DRI) application (ADA, and all Sufficiency Responses) as well as upon information
obtained through on-site inspections, local and state agencies, outside sources and comparisons with local
and regional plans.  Policies cited in this report are from the Council’s adopted policy document, Future of
the Region: A Strategic Regional Policy Plan for the Tampa Bay Region (SRPP), adopted March 12, 1996,
as amended.

APPLICANT INFORMATION

OWNERS

Mr. Mark Staples
Corporation of the Presiding Bishop of The Church
   of Jesus Christ of Latter Day Saints
50 E. North Temple
Salt Lake City, UT 84150-0003

Mr. Mark Staples
Property Reserve, Inc.
10 E. South Temple, Suite 400
Salt Lake City, UT 84150     

Mr. Don Whyte
NNP Southbend II. LLC
1137 Marabella Plaza Drive
Tampa, FL 33619-7905

DEVELOPER

Mr. Scott Jones
Newland Communities LLC
1137 Marabella Plaza Drive
Tampa, FL 33619-7905

LEGAL COUNSEL

Rhea Law, Esq.
Fowler White Boggs Banker P.A.
501 E. Kennedy Blvd., Suite 1700
Tampa, FL 33602

PLANNING

Ms. Georgianne Ratliff, AICP
Wilson Miller, Inc.
1101 Channelside Drive, Suite 400N
Tampa, FL 33602

TRANSPORTATION

Mr. Joe Grimail, P.E.
Grimail Crawford, Inc.
5444 Bay Center Drive, Suite 204
Tampa, FL 33609
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ENVIRONMENTAL

Mr. Gary Comp
Environmental Affairs Consultants, Inc.
429 10th Avenue West
Palmetto, FL 34220

ARCHAEOLOGICAL

Mr. John Whitaker
Janus Research, Inc.
1300 N. Westshore Blvd., Suite 100
Tampa, FL 33607

CHRONOLOGY OF PROJECT:

Transportation Methodology Meeting - April 19, 2005
      ADA Submittal                               - September 7, 2005
      ADA Comments        - October 7, 2005

Site Inspection - November 8, 2005
First Sufficiency Response Submittal - December 12, 2005

      First Sufficiency Response Comments        - January 11, 2006
Second Sufficiency Response Submittal - March 7, 2006

      Second Sufficiency Response Comments      - April 6, 2006
Third Sufficiency Response Submittal - May 3, 2006
Declaration of Sufficiency by TBRPC - June 2, 2006

      Notify Hills. County to Set Hearing Date - June 2, 2006
      Notification Received of Hearing Date - June 14, 2006
      TBRPC Final Report adoption                 - July 10, 2006
      Hillsborough County BOCC Meeting   - September 26, 2006

PROJECT DESCRIPTION

The applicant for the Wolf Creek Branch S/D is seeking specific Development of Regional Impact  approval
to expand the 628-acre Wolf Creek Branch DRI by 990+ acres, 2,874 single-family and 293 multi-family
residential units, 248,480 sq. ft. of Commercial and 58,900 sq. ft. of Office in comparison with existing
specific approvals previously granted for the project.  This predominantly residential development is located
in southern Hillsborough County, generally west of I-75, north of 19th Avenue and the South Shore
Corporate Park DRI, east of the C.S.X. Railroad and south of S.R. 672 and the Southbend DRI,
approximately 11.5 miles north of Manatee County, as illustrated on Map 1.  As indicated in the table below,
the overall project is proposed to contain: 4,505 residential units, 348,480 sq. ft. of commercial space and
108,900 sq. ft. of office space with an assumed buildout year of 2018. 
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The proposed plan of development is as follows:

LAND USE

EXISTING
APPROVAL*

(DRI #207)

PROPOSED
EXPANSION

(DRI #266)

REVISED
PROJECT

TOTAL

RESIDENTIAL (UNITS)

(Single-Family)
(Multi-Family)

 1,338

(  852)
(  486)

  3,167

(2,874)
(   293)

     4,505

   (3,726)
   (   779)

RETAIL (SQ. FT.) 100,000 248,480 348,480

OFFICE (SQ. FT.)   50,000  58,900 108,900

* The identified approved entitlements do not include an additional 1,279 single-family and 730 multi-family residential units, 150,000 sq. ft. of Commercial
and 50,000 sq. ft. of Office which were conceptually approved for the project contingent upon further transportation and air quality analysis.

As depicted on the Master Development Plan (Map 2), the majority of non-residential uses will line the
western boundary and the northeast corner of the project site.  The remainder of the site is essentially
residential, park and environmental features.

Map 3 has been provided to indicate the Council-defined Natural Resources of Regional Significance
located within the project site.

DEVELOPMENT AREA:

LAND USE FLUCCS #

EXISTING AT BUILDOUT

Acres % of Site Acres % of Site

Row Crops 214    549.8   33.97        0.0     0.00

Improved Pasture 211    270.9   16.74        0.0     0.00

Other Open Land 260    268.1   16.57        0.0     0.00

Fallow Crop Land 261    239.2   14.78        0.0     0.00

Sod Farms 242      95.9     5.93        0.0     0.00

Pine Mesic Oak 414      78.3     4.84      36.5     2.26

Ornamentals 243      43.1     2.66        0.0     0.00

Wetland Hardwoods 617      40.0     2.47      36.6     2.26

Non-forested Wetlands 640      17.0     1.05      16.3     1.01

Stream Bottom Land 615        8.9     0.55        8.9     0.55

Live Oak 427        3.3     0.20        3.0     0.19



LAND USE FLUCCS #

EXISTING AT BUILDOUT

Acres % of Site Acres % of Site
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Cypress 621        1.6     0.10        1.6     0.10

Wetland Forested Mix 630        1.2     0.07        1.2     0.07

Marsh 641        0.8     0.05        0.0     0.00

Lakes <10 acres 524        0.1     0.01        0.0     0.00

Roads (Major) 814        0.0     0.00      94.0     5.81

Village Center 100        0.0     0.00    191.0   11.80

Residential, Single-Family 111        0.0     0.00 1,038.0   64.15

Residential, Multi-Family 133        0.0     0.00      40.0     2.47

Schools 171        0.0     0.00      30.0     1.85

Parks 185        0.0     0.00    121.0     7.48

TOTAL 1,618.2 100.00 1,618.2 100.00
* - Includes 83.0 acre Regional Sports Complex Source: SR1/Table 10-2 Revised 
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SUMMARY OF PROJECT BENEFITS AND IMPACTS

The following summary identifies those benefits and impacts anticipated following project buildout:

BENEFITS

Employment1 Permanent Employment at Buildout:  897 jobs

Government Tax
Revenue2

Estimated County Ad Valorem Tax Revenues (at Buildout): $ 18,264,441
Estimated Other County Revenues (at Buildout): $ 15,965,096
Estimated School Board Taxes & Fees (through Buildout): $ 12,024,603
Estimated Sales Taxes (through Buildout): $   3,724,800
Estimated Other Agency Revenues (through Buildout): $   2,747,317
Developer Contribution (through Buildout): $   1,500,000

IMPACTS

Water Supply3 Estimated Avg. Daily Potable Water Demand at Buildout:  1,308,543 gpd
Estimated Avg. Daily Non-Potable Water Demand at Buildout:  2,421,468 gpd

Wastewater4 Estimated Average Daily Flow at Buildout: 939,043 gpd

Solid Waste5 Estimated Average Daily Generation at Buildout: 40,358 lbs./day

Transportation6
Estimated Trip Generation at Buildout:
P.M. Peak Hour Trips: 6,098 (3,396 Inbound/2,702 Outbound)
Net Ext. P.M. Peak Hour Trips: 4,622 (2,658 Inbound/1,964 Outbound)

Affordable
Housing7

Affordable Housing Supply: 793 Units  
Affordable Housing Demand:    369 Units  
[SUPPLY MINUS DEMAND] +424 Units*

School8

Estimated Elementary School Students at Buildout: 747 Students
Estimated Middle School Students at Buildout: 428 Students
Estimated High School Students at Buildout:    477 Students
[TOTAL PROJECTED STUDENTS] 1,652 Students

Energy9 Estimated Average Daily Electrical Demand (At Buildout): 57,537 KW
Estimated Average Peak Hour Demand (At Buildout): 31,645 KW

DEFINITIONS:

gpd - gallons per day
KW - kilowatts 

SOURCES:

1.   ADA/Page 24-2
2.   ADA/Table 11-1
3.   SR1/Tables 17-1 - 17-3.  Previous approvals have been granted for the potable demand of 851,700
      gallons per day (DRI #207).  The estimate reflected above is for the overall project.
4.   ADA/Table 18-1.  Previous approval have been granted for the wastewater generation of 636,400
      gallons per day (DRI #207).  The estimate reflected above is for the overall project.
5.   ADA/Table 20-1.  Previous approvals have been granted for the solid waste generation of 28,169
      pounds per day (DRI #207).  The estimate reflected above is for the overall project.
6.   ADA/Appendix A/Tables 21-7 & 21-9A - C
7.   SR2/Appendix G
8.   SR1/Table 27-2
9.   SR1/Table 29-1

NOTES:

* - If the projected affordable housing demand
    were to exceed the projected housing supply
    by more than 150 units (in Hillsborough the
    applicant would be responsible for affor-   
    dable housing mitigation in accordance with
    Rule 9J-2.048, F.A.C.
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MAP #1
WOLF CREEK BRANCH S/D

GENERAL LOCATION
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MAP #2
WOLF CREEK BRANCH S/D

PROPOSED MASTER DEVELOPMENT PLAN
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MAP #3
WOLF CREEK BRANCH S/D

NATURAL RESOURCES OF REGIONAL SIGNIFICANCE

                                       Source:  Future of the Region: A Strategic Regional Policy Plan for the Tampa Bay Region (SRPP), adopted March 12, 1996, as amended.
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SECTION II- REGIONAL IMPACTS
DRI #266 - WOLF CREEK BRANCH S/D

HILLSBOROUGH COUNTY

ECONOMY

Employment

The applicant estimates that, upon completion, the Wolf Creek Branch commercial and office component
will create approximately 897 jobs consisting of 583 in the retail trades and 314 in office employment.

Revenues Generated

Wolf Creek Branch will generate revenues for the Hillsborough County Board of County Commissioners,
the Hillsborough County School Board, and other taxing units of government through several sources. The
primary sources of revenue are ad valorem taxes and impact fees. Revenues will also be realized from State
and Federal revenue sharing.

Property Tax Revenues

The proposed Wolf Creek Branch DRI is a mixed use project with retail, office and residential uses. The
project will generate substantial property tax revenues for Hillsborough County and the School Board.
Revenue estimates were derived from estimated construction costs, land costs and sales as well as per capita
estimates of other revenue sources such as grants and court related costs. At buildout, annual property taxes
will yield $18.26 million in revenues to Hillsborough County and $12 million to the School Board.
Estimated annual tax revenues to other agencies include $603,209 to the Southwest Florida Water
Management District; $343,057 to the Alafia River Basin; $371,645 to the Port Authority; and $714,703
each to HARTline (transit) and the Children’s Board.

The property taxes generated by Wolf Creek Branch DRI will depend on the value of land and vertical
construction, as indicated above, and on the millage rates charged by Hillsborough County and the School
Board. In calculating revenues, Hillsborough County was anticipated to levy a millage of 7.062 and
Hillsborough County School Board was anticipated to levy 6.27 mills for operational and discretionary
funds, 2.0 mills for Capital improvements and 0.21 mills for debt. These millage levels are expected to
remain relatively constant in the future.

Impact Fee Revenues

Hillsborough County Impact fees for roads, fire/EMS, and parks are anticipated to reach $9 million by
buildout.
 
Sales Tax Revenues

Sales tax revenues generated by Wolf Creek Branch will be collected by the State of Florida. A proportion
of these revenues are shared with all 67 Florida counties. The distribution formula is complex, but it is
dominated by the relative share of the State's population living in the subject county and secondarily by the
amount of sales taxes generated by the county.
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For Wolf Creek Branch DRI, sales taxes are generated by on-site retail sales. For the local option sales tax
and the state sales tax, Hillsborough County will receive, upon completion of the project, estimated
additional tax revenues of $3.7 million per year.
Other Revenues

Estimates are given in Table 11.1.1 of the Substantial Deviation Application for Development Approval (as
revised December 2005/First Sufficiency Response) for a wide range of taxes, fees, grants and other revenue
sources. Among these revenues are fuel and gas taxes, occupational licenses, franchise fees, building
permits, court fees, judgements, fines, forfeitures, state and federal grant monies and other miscellaneous
revenues. At buildout, estimated revenues will amount to $16 million dollars.

Summary

Wolf Creek Branch DRI will provide Hillsborough County with significant economic benefits. These funds
can be used to enhance the quality of services provided to Hillsborough County residents. Of these revenues,
one time impact fee collections will reach almost $9 million over the construction period and almost $50
million in annual ongoing operating revenues will be generated at buildout.

The following constitutes a summary of the annual revenue projections:

RECIPIENT ENTITY/SOURCE

AVG. ANNUAL REVENUES
THROUGH BUILDOUT

(2006-2018)

ANNUAL REVENUES
FOLLOWING BUILDOUT

(2018)

Hillsborough County/Ad Valorem
Taxes $9,056,587 $18,264,441 

Hillsborough County/Sales Taxes $1,869,096 $3,724,800 

Hillsborough County/Other Revenue $8,393,095 $15,965,096 

School Board/Ad Valorem Taxes  $5,932,635 $12,024,603 

Other Agency Revenues $1,365,089 $2,747,317 

TOTAL $25,251,413 $49,978,940 
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VEGETATION, WILDLIFE AND WETLANDS

The 1,618-acre project site is predominantly agricultural.  Row crops, ornamental cultivation, sod farm and
cattle grazing have been the primary uses of the site.  The table below shows the existing and proposed
habitat types.

NATURAL
COMMUNITY TYPE

EXISTING REMAINING AT BUILDOUT

Acreage Acreage % of Existing Habitat

Row Crops    549.8     0.0     0.0

Improved Pasture    270.9     0.0     0.0

Other Open Land    268.1     0.0     0.0

Fallow Crop Land    239.2     0.0     0.0

Sod Farms      95.9     0.0     0.0

Pine Mesic Oak      78.3   36.5   46.6

Ornamentals      43.1     0.0     0.0

Wetland Hardwoods      40.0   36.6   91.5

Non-forested Wetlands      17.0   16.3   95.9

Stream Bottomland        8.9     8.9 100.0

Live Oak        3.3     3.0   90.9

Cypress        1.6     1.6 100.0

Wetland Forested Mix        1.2     1.2 100.0

Marsh        0.8     0.0     0.0

Lakes <10 acres        0.1     0.0     0.0

TOTAL 1,618.2 104.1
Source:   SR1/Table 10-2 Revised 

Many of the natural habitats on-site have been invaded by Brazilian pepper.   Dense understories are
common in the forested areas, reflecting an open canopy.  The areas currently under cultivation have
minimal natural value except as forage areas for birds and mammals.  

Listed species observed during the field surveys included White Ibis, Wood Stork, Roseate Spoonbill,
Southeastern American Kestrel, Florida Sandhill Crane, and Gopher Tortoise.  No listed plant species were
observed.  The ibis, stork and spoonbill were only observed in flight and can safely be assumed not to nest
on-site.  The cranes were observed foraging but no nests were observed.  This species nests in marshes.
Seven active gopher tortoise burrows were found on the site.  Additional surveys will be performed prior
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to submittal of the first preliminary site plan, and if five or fewer tortoises are found they will be relocated
on-site to wetland buffer area or upland preservation area of appropriate habitat.  If more than five are found,
which is not expected, a permit will be obtained to relocate the tortoises off-site, or to destroy them.

The Southeastern American Kestrel is a threatened species.  Several pairs were observed during the survey,
but no nests were located.  Because the species uses suburban areas and nests in tree cavities, the applicant
proposes to maintain snags (dead trees) where possible, and to provide nest boxes in low-density areas and
within the utility easement.

Wetlands on the project site consist primarily of wetland hardwoods, stream bottomlands, and non-forested
wetlands.  About 69 acres of wetlands occur on-site, and it is estimated that 64.6 acres will remain post-
development.  Upland buffers 30’-wide will be provided, protected, and managed for wildlife habitat values
around all preserved wetlands.  It is anticipated that post-development wetlands, wetland buffers, and upland
preservation areas will be placed under a conservation easement granted to Hillsborough County and
protected in perpetuity.  Stormwater ponds will provide additional littoral habitat for wading birds.
Hydroperiods within the wetlands will be maintained through direct rainfall and contributions from the
stormwater management system.
     
The Draft Development Order included in the Third Sufficiency Response, and dated April 2006, included
many proposed conditions which relate to protection of natural habitat, listed plant and animal species, and
wetlands.  The conditions were prepared in response to questions and comments received during the DRI
review process.

The following policies of the Councils Strategic Regional Policy Plan (1995) pertain to this project in the
areas of Vegetation, Wildlife and Wetlands:

4.5.3: Mitigation by habitat re-creation shall employ native plant material which replaces natural value and function.  Monitor
mitigation areas for a sufficient time to ensure success:  a minimum 85 percent final coverage of desired species.  Yearly
maintenance and replanting should be undertaken to ensure final cover as necessary.

4.5.7: Maintain and improve native plant communities and viable1 wildlife habitats, determined to be regionally-significant
natural resources in addition to the Map of Regionally-Significant Natural Resources, including those native habitats
and plant communities that tend to be least in abundance and most productive or unique.

4.5.9: Protect natural resources and ecosystem values from surface- and groundwater withdrawals that significantly impact
the natural seasonal flows, water levels and hydrology of regionally-significant natural features.

4.5.10: Maintain a minimum horizontal buffer necessary to preserve the natural value and function of the regionally-significant
natural resource.

4.11.6: Land use decisions shall be consistent with federal- and state-listed species protection and recovery plans, and adopted
habitat management guidelines.

WATER QUALITY AND STORMWATER MANAGEMENT

The Wolf Creek Branch drainage system flows through the original DRI site.  Another small, unnamed
intermittent stream drains the north portion of the site.  A third, stream, intermittent and unnamed, drains
the northeastern area.  All flow to Tampa Bay.  The site lies within an area where recharge to the Floridan
aquifer is classified as “very low to generally none.”  The shallow groundwater level varies from 0.5 to 5.0
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feet below the surface.   Groundwater quality is unknown, but contamination from agricultural chemicals
is not anticipated.  The applicant proposes to initiate an Environmental Monitoring Plan prior to site
development activities to provide baseline water quality data to evaluate pre-development conditions.  The
plan will include ground and surface water monitoring, and organo-chlorine pesticides will be an included
parameter.

The project’s stormwater management system will employ Best Management Practices and design guidelines
specified in Chapter 62.25, Florida Administrative Code, Rules of the FL Department of Environmental
Protection, and Chapter 40D-4, Rules of the Southwest Florida Water Management District.  Treatment will
be provided prior to discharge.  

A sediment control-monitoring program will be in place during construction.  Erosion control measures will
be employed, and daily visual checks will be conducted by the onsite construction manager, plus additional
measures will be in place to prevent off-site turbidity.

Stormwater treatment will be provided primarily by detention ponds located near naturally occurring
discharge points in each drainage basin.  In general, post-development drainage patterns will follow pre-
development drainage patterns.  The first one-half inch of runoff must be treated and discharged over a 24-
hour period.  Treated runoff will be discharged to wetlands.  Post-development, the stormwater management
system will be operated by the Homeowners Association or Community Development District.  Access to
all stormwater management facilities will be provided to Hillsborough County and the Southwest Florida
Water Management District.  The site is within a drainage area designated as Peak Sensitive by Hillsborough
County.  The project will have to meet the Peak Sensitive criteria adopted by the County.

The applicant also proposes to encourage the use of Best Management Practices in the proper application
of lawn and garden pesticides, through an innovative education program. A “demonstration garden” is
planned to educate residents in alternative landscaping and irrigation practices.

The project is located within the Most Impacted Area of the Southern Water Use Caution Area, as
designated by the Southwest Florida Water Management District.  It is anticipated that the use of
groundwater from current agricultural wells will be less in the developed condition than the present
agricultural condition, which should benefit aquifer levels.

Adherence to the following Goals and/or Policies of the Councils Strategic Regional Policy Plan will help
minimize impacts in the areas of Water Quality and Stormwater Management:

4.1.1: Implement plans to prevent, abate and control surface water and groundwater pollution so that the resource meets state
standards.

4.1.10: Prevent land use and transportation planning and development decisions resulting in unacceptable degradation of
existing surface water quality.

4.2.1: Implement plans to prevent, abate and control groundwater pollution so that the resource meets state or local standards,
whichever is more stringent.

4.2.4: Prevent land use planning and development decisions resulting in degradation of existing groundwater quality.

4.4.5: Provide sufficient inspection and maintenance of all stormwater facilities.
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4.4.7: Encourage multi-purpose facilities for stormwater management which complement open space, recreation and
conservation objectives.

SOILS

The predominant soil types on the project site are Myakka, Malabar, and Pomello.  Myakka and Malabar
are poorly-drained fine sands which are moderately to rapidly permeable.  Pomello is a moderately well-
drained fine sand, also moderately to rapidly permeable.  It is anticipated that significant amounts of fill will
be needed on the development site, and that this material will be obtained from on-site stormwater lakes.
Excavation will not breach the confining layer of the Floridan aquifer, and no weathered limestone will be
excavated.   

Sinkhole activity is expected to be low, due to the thickness of the overburden clay.  Additional geotechnical
testing and evaluation will be conducted during project design and permitting phases.

In order to minimize wind and water erosion, the applicant has committed to a number of steps during the
development process: 
� installation of hay bales or silt screens prior to land clearing, and maintained until all soil is

stabilized;
� use of floating turbidity barriers in flowing systems and open-water lake edges, installed prior to

initiation of earthwork and maintained until all soil is stabilized ;
� pre-treatment of water prior to discharge into the wetlands;
� synchronized grading and construction schedules to minimize raw land exposure time;
� prompt stabilization of exposed soils using solid sod, seeding, mulching, or hydromulching;
� installation of energy dissipaters at the discharge point of pipes or swales;
� implementation of storm drain inlet protection; and
� if necessary, use of chemical agent(s) to rapidly clarify runoff water.

FLOODPLAINS

The project lies within the Wolf Creek Branch basin.  The site is predominantly in the 500-year floodplain;
only the creek itself is within the 100-year floodplain.  Floodplain encroachment will be limited to roadway
crossings.  Mitigation for flood storage loss will occur on-site.  Finished floor elevations for all habitable
structures will be designed to be above the determined 100-year flood stage. 

Adherence to the following Policies of the Councils Strategic Regional Policy Plan would be an appropriate
strategy for floodplain management:

4.11.2 Discourage development in the undeveloped 100-year floodplain.

4.11.3 Implement floodplain management strategies to prevent erosion, retard runoff and protect natural functions and values.
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WATER SUPPLY

Inclusive of existing approvals, planned uses associated with Wolf Creek Branch S/D DRI are expected to
generate a daily demand for more than 3.7 million gallons of potable and non-potable water combined
following completion of the project.  It is anticipated that nearly 65 percent of the project’s water demand
is associated with non-potable uses.

The applicant provided a July 18, 2005 correspondence from Mr. James Jeffers II, Hillsborough County
Water Department Planning Team Leader.  The correspondence acknowledged that “the County Water
Department anticipates having adequate potable water and wastewater capacity available for the subject
development” but that the applicant “must apply for service through the normal development review
process.”

In addition to the required installation of water conserving fixtures and technology regarding irrigation
systems, the Applicant proposes to construct a “demonstration garden” to educate the residents in alternative
landscaping and irrigation practices to conserve water.

Based on data obtained from the Application for Development Approval (Tables 17-1 & 17-2), the following
summarizes the projected potable water demand by land use:

LAND USE
DAILY GENERATION

RATE

POTABLE WATER DEMAND (IN GPD)

EXISTING
APPROVAL1

PROPOSED
EXPANSION2

TOTAL
PROJECT

SINGLE-FAMILY
RESIDENTIAL 300 GPD/UNIT 639,300 478,500 1,117,800

MULTI-FAMILY
RESIDENTIAL 150 GPD/UNIT 182,400  -65,550    116,850

COMMERCIAL 10 GPD/100 SQ. FT.   25,000     9,848      34,848

OFFICE 5 GPD/100 SQ. FT.     5,000        445        5,445

ELEM. SCHOOL 14 GPD/STUDENT 0   12,600      12,600

MIDDLE SCHOOL 14 GPD/STUDENT 0   21,000      21,000

TOTAL 851,700 456,843 1,308,543
1 - “ Existing Approval”  entitlements include specifically plus conceptually-approved entitlements (i.e. 2,131 single-family & 1,216 multi-family units, 250,000
      sq. ft. of Commercial and 100,00 sq. ft. of Office).
2 - “ Proposed Expansion”  constitutes the difference between “ Existing Approval”  and the newly-proposed plan of development (i.e. 1,595 single-family & -437
      multi-family units, 98,480 sq. ft. of Commercial, 8,900 sq. ft. of Office, 900-Student Elementary and 1,500-Student Middle Schools).

With the proposed increase in project acreage by more than 72% compounded by the proposed increase in
single-family residential units, the non-potable water demand has the potential to increase considerably.
Based on irrigation application rates of 600 Gallons Per Day (GPD) per Single-Family residential unit and
2,417 GPD/Acre for all other project uses, the following summarizes the projected non-potable water
demand for the project by land use:

LAND USE
DAILY IRRIGATED

ACREAGE
NON-POTABLE WATER

DEMAND (IN GPD)

SINGLE-FAMILY RESIDENTIAL N/A (3,726 Units) 2,235,600

MULTI-FAMILY RESIDENTIAL 6.8 Acres      16,436



LAND USE
DAILY IRRIGATED

ACREAGE
NON-POTABLE WATER

DEMAND (IN GPD)
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COMMERCIAL 6.4 Acres      15,469

OFFICE 2.0 Acres       4,834

ELEMENTARY SCHOOL 6.0 Acres      14,502

MIDDLE SCHOOL 6.0 Acres      14,502

PARKS 19.0 Acres      45,923

ROAD RIGHT OF WAY 30.7 Acres      74,202

TOTAL 2,421,468
SOURCE: SR1/Tables 17-3

Applicable Water Supply Policies of the Strategic Regional Policy Plan include:

4.3.6 Encourage the use of the lowest quality water reasonably available, suitable and environmentally-appropriate to a given
purpose in order to reduce the use of potable-quality water for irrigation and other non-potable purposes.

4.3.14: Encourage water use efficiency and conservation measures such as, but not limited to the following:
• xeriscape principles;
• the design of sewage treatment facilities to achieve 100 percent reuse of water;
• water saving devices, irrigation systems and low volume plumbing fixtures; 
• water conservation-favorable utility rates; and
• water and wastewater reuse systems.

4.4.4: Implement water reclamation and reuse alternatives for stormwater disposal to surface water bodies, as appropriate.

WASTEWATER MANAGEMENT

The various project uses within the expanded Wolf Creek Branch DRI are expected to generate more than
900,000 gallons of wastewater per day upon completion.   It is projected that nearly 91 percent of all
wastewater generation will be derived from the residential uses.  While restaurants, laundromats, dry
cleaners and supermarkets typically locate within retail components of mixed-use projects, any generator
of industrial-type effluents would be required to comply with all applicable federal, state and local regulatory
and licensing criteria.
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Based on data obtained from the Application for Development Approval (Table 18-1), the following
summarizes the anticipated daily wastewater generation by land use:

LAND USE
DAILY GENERATION

RATE

WASTEWATER GENERATION (IN GPD)

EXISTING
APPROVAL1

PROPOSED
EXPANSION2

TOTAL
PROJECT

SINGLE-FAMILY
RESIDENTIAL 200 GPD/UNIT 426,200 319,000 745,200

MULTI-FAMILY
RESIDENTIAL 140 GPD/UNIT 170,240  -61,180 109,060

COMMERCIAL 10 GPD/100 SQ. FT.   25,000     9,848 34,848

OFFICE 15 GPD/100 SQ. FT.   15,000     1,335 16,335

ELEM. SCHOOL 14 GPD/STUDENT             0   12,600 12,600

MIDDLE SCHOOL 14 GPD/STUDENT             0   21,000 21,000

TOTAL 636,440 302,603 939,043
1 - “ Existing Approval”  entitlements includes specifically plus conceptually-approved entitlements (i.e. 2,131 single-family & 1,216 multi-family units, 250,000
      sq. ft. of Commercial and 100,00 sq. ft. of Office).
2 - “ Proposed Expansion”  constitutes the difference between “ Existing Approval”  and the newly-proposed plan of development (i.e. 1,595 single-family & -437
      multi-family units, 98,480 sq. ft. of Commercial, 8,900 sq. ft. of Office, 900-Student Elementary and 1,500-Student Middle Schools).

As previously indicated, the Hillsborough County Water Department Planning Team Leader, Mr. James
Jeffers II, has identified that “ the County Water Department anticipates having adequate potable water and
wastewater capacity available for the subject development.”

As committed, no septic tanks will be used in the Project.

SOLID WASTE/HAZARDOUS WASTE/MEDICAL WASTE

The expanded Wolf Creek Branch DRI is expected to generate more than 20 tons of solid waste each day
following buildout in 2018.  It has been assumed that all solid waste will be domestic in nature. The
applicant provided a July 13, 2005 correspondence from Mr. Christopher Snow of the Hillsborough County
Solid Waste Department.  The correspondence stated “ the County has the ability to provide solid waste
collection and disposal services during and after development.”
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Based on data provided in Table 20-1 of the Application for Development Approval, the following
summarizes the anticipated solid waste generation by land use:

LAND USE
DAILY GENERATION

RATE

SOLID WASTE GENERATION (IN LBS.)

EXISTING
APPROVAL1

PROPOSED
EXPANSION2

TOTAL
PROJECT

SINGLE-FAMILY
RESIDENTIAL 2.5 LBS./CAPITA 13,319   9,969 23,288

MULTI-FAMILY
RESIDENTIAL 2.5 LBS./CAPITA  7,600  -2,731   4,869

COMMERCIAL 2.5 LBS./100 SQ. FT.  6,250   2,462   8,712

OFFICE 1.0 LB./100 SQ. FT.  1,000        89   1,089

ELEM. SCHOOL 1 LB./STUDENT          0      900      900

MIDDLE SCHOOL 1 LB./STUDENT          0   1,500   1,500

TOTAL 28,169 12,189 40,358
1 - “ Existing Approval”  entitlements includes specifically plus conceptually-approved entitlements (i.e. 2,131 single-family & 1,216 multi-family units, 250,000
      sq. ft. of Commercial and 100,00 sq. ft. of Office).
2 - “ Proposed Expansion”  constitutes the difference between “ Existing Approval”  and the newly-proposed plan of development (i.e. 1,595 single-family & -437
      multi-family units, 98,480 sq. ft. of Commercial, 8,900 sq. ft. of Office, 900-Student Elementary and 1,500-Student Middle Schools).

If potential commercial tenants utilize, produce, or store hazardous wastes or materials on site, these
facilities must operate in accordance with federal and state regulations and guidelines.

TRANSPORTATION

The project is proposed to be constructed in a single phase with completion scheduled in 2018. Specific
approval is being sought for the entire project which is expected to generate 3,396 inbound and 2,702
outbound gross trips in the PM peak hour.  Internal capture will reduce the number of trips generated by 12.5
percent to 3,016 inbound and 2,322 outbound. Pass by capture to the commercial land uses (358 inbound
trips and 358 outbound trips) will further reduce the number of trips generated to 2,658 inbound and 1,964
outbound.

Appropriate Transportation Policies of the Strategic Regional Policy Plan include:

Goal 5.1Develop a regional transportation system which is coordinated with land use patterns and planning and minimizes
negative impacts on the environment, especially air quality.

5.1.11 Promote shared access and parking, improved bikeway and pedestrian facilities, improved mass transit systems, park-
and-ride lots, and roadway capital improvements for downtown and urban development through local land use plans and
land development regulations.

5.1.16: Developments of Regional Impact, and large-scale developments with interjurisdictional impacts, should assess and
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mitigate their impact on regionally significant transportation facilities in a compatible manner.

5.2.2: Protect the functional integrity of Regional Roadway Network, as well as protect the functional integrity of the Florida
Intrastate Highway System, through coordination of LGCPs, MPO plans, and land development regulations as well as
the limitation of access points near interchanges.

5.2.6: Utilize Transportation Systems Management (TSM) and Travel Demand Management (TDM) techniques to the fullest
extent possible prior implementing major expansion of existing facilities or constructing new corridors.

5.2.10: Promote utilization of public-private partnerships, joint-ventures, user fees, impact fees and TES contributions (DRIs
only) by jurisdictions to mitigate impacts of development on regionally significant transportation facilities.

5.3.24: Provide opportunities for internal bicycle and pedestrian systems and connections with adjacent developments as part
of the local land development approval process.

AIR QUALITY

Fugitive dust will be a byproduct of site preparation and construction, resulting from wind blowing over
disturbed soil surfaces, the movement of construction equipment, and burning of cleared vegetation.  The
project will utilize various procedures to minimize fugitive dust:

� performing clearing only on individual parcels where construction is scheduled to proceed;
� covering trucks, with at least six inches of freeboard before leaving the site;
� washing, vacuuming, or sweeping trucks prior to leaving the site;
� limiting speed of construction-related vehicles to 15 miles-per-hour on-site; 
� when necessary, covering stockpiled earth or applying a non-toxic soil binder;
� sodding, seeding, mulching or planting of landscape material in cleared or disturbed areas;
� establishing a paved or chemically-stabilized surface at access/egress points to public roads, and

installation of a track-out control device to minimize track-out of bulk material onrto public roads;
and

� watering as needed during clearing and construction.

The project will be designed to be pedestrian-friendly, encouraging non-vehicular modes of transportation.
An extensive pedestrian network is planned, to connect residential, commercial, office and park areas.

Transportation modeling and subsequent air quality impact analysis revealed no exceedance of air quality
standards created by the project.

Adherence to the following Goals and/or Policies of the Councils Strategic Regional Policy Plan would
benefit air quality in the vicinity of the Wolf Creek Branch DRI:

4.14.4: Incorporate specific mitigative measures to prevent fugitive dust emissions during excavation and construction phases
of all land development projects which produce heavy vehicular traffic and exposed surfaces. 

4.14.5: Implement land use-related performance standards, such as setbacks and prohibition of conflicting land uses, that
minimize negative air quality impacts resulting from development.

4.14.6: Promote and implement Congestion Management strategies, Traffic Control Measures and other programs which serve
to reduce SOV (single-occupant vehicle) trips and reduce VMT (vehicle miles traveled).
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AFFORDABLE HOUSING

The affordable housing analysis was based on median income of $52,150 for Hillsborough County. The
ADA analyzed the housing supply area for the availability of affordable rental and for-sale housing.
Affordable housing supply/demand was analyzed utilizing the East Central Florida Regional Planning
Council housing methodology. Demand was calculated based on the estimated head of households projected
to be employed by the projects land use types.

The Wolf Creek Branch ADA indicates that the project will create a demand for 369 affordable housing
units through project completion.  Because there is no identified shortage, let alone one which exceeds “ 5
percent of the applicable DRI residential threshold for the affected local government, or 150 units,
whichever is greater,”  the project is not deemed to have a significant impact on affordable housing and
therefore mitigation would not be required under the provisions of Rule 9J-2.048, F.A.C.

The following represents a summary of the affordable housing analysis:

CATEGORY

AFFORDABLE
HOUSING
SUPPLY

PROJECT-RELATED
AFFORDABLE

HOUSING DEMAND

HOUSING SUPPLY
MINUS HOUSING

DEMAND

Very Low (less than $26,075)   37 138 - 101

Low ($26,076 - $41,720) 134 143 -     9

Moderate ($41,721 - $62,580) 622   88 +527

TOTAL 793 369 +424
Source: SR2/Appendix G

Affordable Housing Policies of the Strategic Regional Policy Plan particularly pertinent to DRI-scale
projects include:

1.3.1 Increase housing opportunities for very low-, low- and moderate-income families throughout the region.

1.3.3 Locational proximity of employment and affordable housing is encouraged.

1.3.8 Minimize impacts on residents of redevelopment activities which cause residential displacement.

1.3.10 Encourage large-scale developments to address affordable housing needs through inducements.

1.4.3 Encourage incentives that enhance opportunities for mixed use and residential developments to provide affordable
housing units which are readily accessible to employment centers, health care facilities, recreation, shopping and public
transportation.

POLICE AND FIRE PROTECTION

Law enforcement support for the site will be provided by the Hillsborough County Sheriff’s Office (HCSO).
Regarding police protection for the community, Chief Deputy Jose Docobo of the HCSO has estimated that
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“ this DRI will generate enough patrol workload to require the addition of 7.64 patrol deputies.”

Fire protection will be provided by Hillsborough County Fire Rescue (HCFR).  Based on meetings between
the applicant and HCFR officials, an additional fire station site will be made available within Village Center
South at a specific location to be determined during the project design phase.

RECREATION AND OPEN SPACE

The applicant has proposed the following recreational opportunities to future Wolf Creek Branch residents
and tenants:

� construct over four miles of regional trail system (“ Esplanade” ) that will be part of the South Coast
Greenway and interconnect the trail systems to the north (Southbend DRI) and to the south (South
Shore Corporate Park DRI).  The trail system will “ incorporate a system of wetland conservation
areas, master planned stormwater retention ponds, and preserved upland open space with the
location of community amenities”;

� develop an extensive pedestrian network to interconnect a linear park system with the schools, a
variety of neighborhood parks, the residential areas and the town center; and 

� provide a minimum of 38 acres of Local Parks, distributed throughout the site to promote easy
neighborhood access.

A 83+ acre Regional Sports Complex site adjacent to I-75and the project’s eastern boundary was acquired
by Hillsborough County in December 2005.

EDUCATION

The projected number of students is calculated as a percentage of the number of residential units by
residential unit type.  It is projected that 1,652 students would reside within the residential component of the
Wolf Creek Branch DRI at buildout.

A breakdown of anticipated students by school type is as follows:

ELEMENTARY
SCHOOL

MIDDLE
SCHOOL

HIGH
SCHOOL

TOTAL NUMBER
OF STUDENTS

747 428 477 1,652
Source: SR1/Table 27-1

As identified on the latest proposed Master Development Plan, the developer intends to provide two
centrally-located 15+ acre sites for middle and elementary schools.  The location of these future school
facilities is planned east and west of the TECO right-of-way, respectively.

HEALTH CARE

It is anticipated that the majority of medical services can/will be provided by Tampa General Hospital,
Memorial Hospital of Tampa, Brandon Regional Hospital, St. Joseph’s Hospital and South Bay Hospital.
Correspondences from several of these facilities were received during the DRI review process.
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ENERGY

The applicant has provided a November 1, 2005 correspondence from Tampa Electric Company indicating
the availability of electric power and natural gas to the Wolf Creek Branch community.  The correspondence
further describes the location of the existing natural gas mains adjacent to the project.

As presented in the Table below, the anticipated average daily energy consumption at buildout is more than
57,000 kilowatts (KW).  It has been determined that, at buildout, the peak-hour demand rate will be
approximately 55 percent of the average daily energy consumption.

The following summarizes the projected energy demand for each phase by land use at buildout:

LAND USE ENTITLEMENTS

ENERGY DEMAND (IN KILOWATTS)

Average Daily Peak Hour

RESIDENTIAL
3,726 SF Units 44,035 24,219

779 MF Units  6,374   3,505

COMMERCIAL 348,480 Sq. Ft.   6,336   3,485

OFFICE 108,900 Sq. Ft.      792      436

TOTAL 57,537 31,645
Source: SR1/Table 29-1

HISTORICAL AND ARCHAEOLOGICAL

The applicant conducted a Cultural Resource Assessment for the expansion area in April 2005.  The findings
were submitted to the Florida Division of Historical Resources (FDHR) and to the appropriate review
agencies concurrent with the submittal with the Application for Development Approval.

As Director of FDHR, Mr. Frederick Gaske’ s September 23, 2005 correspondence indicated concurrence
with the applicant’ s finding that “ the proposed development will have no effect on cultural resources listed
or eligible for listing in the National Register of Historic Places, or otherwise of historical, architectural or
archaeological value.”
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SECTION III - DEVELOPER COMMITMENTS
DRI #266 - WOLF CREEK BRANCH S/D

HILLSBOROUGH COUNTY

The following commitments have been made in the Application for Development Approval (ADA), the First
Sufficiency Response (SR1), the Second Sufficiency Response (SR2), or the Third Sufficiency Response
(SR3):

VEGETATION AND WILDLIFE

1. Post-development, wetlands, wetland buffers, and upland preservation areas will be placed under
a conservation easement and protected in perpetuity.  All lands will be granted to Hillsborough
County. Native vegetation located within wetlands buffers will remain post-construction; the
developer, post-construction via manual and mechanical methods, will remove invasive/nuisance
vegetation.  Specific methodology of invasive removal will be determined relative to the condition
of each wetland buffer.  Annual maintenance will occur within wetland buffers to remove
invasive/nuisance vegetation.  Post-development, the responsibility of maintenance activities will
be transferred to the appropriate Community Development District or adjacent homeowners.
(SR1/Pages 10.1-10.2)

2.  Following completion of the supplemental [American kestrel] surveys, management for this species
will include preservation to the extent possible of the on-site snags identified within the wetlands and
wetland buffer areas as well as within any proposed upland preservation areas.  In addition, nest-
boxes will be used to augment potential nesting sites within some of the wetland buffers and upland
preservation areas post-construction. (ADA/Page 12.6)

3. As the gopher tortoise is a Species of Special Concern, a detailed gopher tortoise survey utilizing
the methodology pursuant to the FWC will be completed within appropriate habitat types prior to
submittal of the first preliminary site plan.  If it is determined that fiver or fewer tortoises are found
within the project area, then the tortoises will be relocated on-site within the wetland buffer and/or
upland preservation area of suitable habitat and size contiguous to the location of the extant tortoise
population.  However, if the remnant population is greater than five, then a relocation or incidental
take permit will be obtained, dependent upon the suitability of available relocation site. (ADA/Page
12.6)

4. Management plans for the southeastern kestrel and gopher tortoise will be developed as more
detailed surveys are performed and reveal specific populations, if found within the project
boundaries. (ADA/Page 12.7)

5. Buffer restoration and/or management plans will be submitted and approved by Hillsborough
County as the governing agency. (SR1/Page 10.1)

6. Upland buffers 30 feet wide will be provided to prevent any potential secondary impacts to wetlands.
Upland compensation areas consisting of native forested habitat will also be maintained. (SR1/Page
12.3)
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7. If protected plant species are located in the future, the applicant will coordinate with the Florida
Department of Agriculture and Consumer Services for their management or relocation. (SR1/Page
12.3)

8. Upland preservation areas will include all wetland setback areas, as well as within proposed parks
and the esplanade/linear park system.  Upland preservation areas were determined by evaluating
habitat type and vegetative composition, proximity to wetlands, and potential usage by wildlife
including protection species. (SR1/Page 12.4)

9. The applicant will coordinate with the U.S. Fish and Wildlife Service, as well as the Florida Fish
and Wildlife Conservation Commission, regarding any listed wildlife on site. (SR1/Page 12.5)

10. The applicant will construct box culverts or RCP pipes, to be determined during project design,
which will maintain hydrologic connectivity and also provide wildlife crossings as needed for
animals anticipated to utilize the area, including reptiles, amphibians and small mammals.
(SR1/Page 13.4)

11. Development order conditions have been included requiring the preservation of existing snags and
the installation of the seven nest boxes prior to commencement of development and requiring a
formal agreement with TECO for the ability to maintain the power line Right-Of-Way, and requiring
an upland management plan. (SR2/Page 12.1)

12. The Bullfrog Creek Mitigation Park Wildlife and Environmental Area is located to the immediate
east of the project, on the east side of I-75.  There are 311 acres of dry prairie for Kestrel available.
The management plan for the park includes a provision for maintaining Kestrel habitat. (SR2/Page
12.1)

13. The applicant has included a development order condition requiring the applicant to coordinate
nearby rookery locations and wood stork information as obtained from the Atlas with the USFWS.
(SR2/Page 12.3)

14. The applicant will include a development order condition requiring the additional Florida sandhill
crane survey. (SR2/Page 12.3)

15. The [development order] condition has been amended to require implementation to commence prior
to construction and to include a requirement that the status of implementation and monitoring of the
upland management plan shall be reported in the biennial report. (SR3/Page 12.1)

WETLANDS

1. Minimal encroachment [of wetlands] is proposed and a variety of mitigation options will be
pursued, including the restoration of degraded wetlands. (ADA/Page 10.9)

2. The land use plan will also include the preservation of all significant wetland systems on site,
especially stream and lake swamps. (ADA/Page 12.7)
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3. Wetlands within the proposed project site will be preserved to the greatest degree possible.
(ADA/Page 12.7)

4. Upland buffers of 30 feet will be provided, protected, and managed for wildlife habitat values in
accordance with State and local environmental regulations.  These buffers will remain in native
vegetation where found and restored to native condition where habitat has been degraded.
(ADA/Page 13.2)

5. Wetlands within the project site that are not proposed to be impacted will undergo hydrologic and
vegetative enhancement.  Other surface waters in the form of historically excavated agricultural
ditches are proposed to be filled...  After the ditches are filled, the resulting slopes adjacent to
wetlands will be stabilized with sod and staked as necessary to keep the sod in place to prevent
erosion. (ADA/Page 13.2)

6. Stormwater littoral shelves within the project area will be planted with at least three species of
desirable herbaceous emergent wetland vegetation.  Plant material will be bare root sized and
installed on three-foot centers. (ADA/Page 13.4)

7. Post-development wetlands, wetland buffers, and upland preservation areas will be placed under
a conservation easement and protected in perpetuity.  All lands will be granted to Hillsborough
County. (SR1/Page 10.1)

8. Activities within [post-construction] wetlands would be limited to enhancement or maintenance to
control invasive/nuisance vegetation. (SR1/Page 12.3)

9. Annual maintenance will occur within wetland buffers to eradicate invasive/nuisance vegetation.
These maintenance activities will allow for the natural recruitment of native upland vegetation in
areas that have been previously cleared or disturbed. (SR1/Page 13.1)

10. Homeowners will be cautioned through specific deed restrictions not to remove any vegetation in
the adjacent wetlands or buffers or otherwise disturb those habitats. (SR2/Page 13.2)

11. [In order to minimize further fragmentation of the wetland system] con spans or large box culverts
will be used to minimize impacts to Wetland W2. (SR2/Page 13.4)

WATER QUALITY

1. An Environmental Monitoring Plan (EMP) will be initiated prior to site development activities to
provide baseline water quality data to evaluate ambient (pre-development) site conditions...  The
EMP will include components for both ground and surface water quality monitoring. (ADA/Page
14.2)

2. Any potential adverse affects that may result from the discharge of surface drainage from the site
will be mitigated by the use of Best Management Practices and design guidelines for the planned
stormwater management and discharge system. (ADA/Page 14.3)



Wolf Creek Branch S/D - Developer Commitments Page 26

3. Construction water quality monitoring for turbidity in surface water bodies will be accomplished
with the implementation of a sediment control-monitoring program.  Sediment control measures and
daily visual checks for turbidity in or around any potentially impacted water bodies will be initiated
and maintained during construction and site development activities. (ADA/Page 14.3)

4. It should be noted that organo-chlorine pesticides will be included as a parameter group within the
baseline or pre-development phase of the groundwater quality monitoring program that will be
conducted. (SR1/Page 14.1)

5. Best Management Practices for proper application of lawn and garden pesticides and fertilizers
and/or the use of non-chemically environmentally friendly alternatives will be encouraged
throughout the development .  Through an innovative educational program, these BMPs coupled
with water conservation measures will be encouraged.  A “demonstration garden” is planned to
educated the residents in alternative landscaping and irrigation practices to minimize pesticide and
nutrient application and to employ water conservation measures.  (SR2/Page 14.2)

6. Water quality monitoring plans were approved for the original DRI, and will be amended to include
the expansion area. (SR2/Page 14.3)

SOILS

1. It is anticipated that additional geotechnical testing and evaluation of the above conditions will
occur during the project design and permitting phases to further evaluate the above conditions.
(ADA/Page 15.2)

2. No weathered limestone materials will be excavated from stormwater pond/lake areas or from
borrow pits. (ADA/Page 15.3)

3. The following steps will be adhered to in order to prevent or control wind and water erosion:
(ADA/Pages 15.4 - 15.5)

� installation of hay bales or silt screens;
� use of floating turbidity barriers;
� pre-treatment of water prior to discharge into the wetlands;
� synchronizing the grading and construction schedules;
� promptly stabilize exposed soils;
� installation of energy dissipators at the discharge point of pipes or swales;
� implement storm drain inlet protection; and
� if necessary, use designated chemical agent(s) to rapidly clarify water.

4. All proposed stormwater pond banks will be planted with native vegetation that is approved by
Hillsborough County and SWFWMD. (SR1/Page 15.1)
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FLOODPLAINS

1. Any floodplain impacts will be compensated through the creation of additional storage volumes
equal to those lost to development. (ADA/Page 10.14)

2. Mitigation will be in the immediate vicinity of the impact and will be such that flood levels after
development will not rise to such an extent to impact off-site property. (ADA/Page 16.1)

3. Finished floor elevations of all habitable structures will be designed to be above the determined 100-
year flood stage... (ADA/Page 16.2)

WATER SUPPLY

1. On-site deep Upper Floridan aquifer water supply wells will be installed for non-potable irrigation
water supply to supplement surface water withdrawals from selected on-site stormwater ponds.
(ADA/Page 17.3)

2. Potable water will be conserved inside the residential houses and commercial buildings by the
installation of low volume plumbing fixtures, appliances, and other water conserving devices.
(ADA/Page 17.7)

3. The use of water conserving landscaping will be encouraged throughout the development.
(SR1/Page 17.1)

4. A “demonstration garden” is planned to educate the residents in alternative landscaping and
irrigation practices to conserve water.  The demonstration garden is envisioned as a public garden
area, maintained by the Community association, providing real world examples of green gardening
techniques and methods.  In addition to the demonstration garden, educational materials such as
brochures will be provided to the residents during the closing process, and made available in the
public areas... (SR1/Pages 17.1 - 17.2)

5. The applicant will prepare a [reclaimed water] master plan and submit it for review and approval
prior to the first commercial site plan approval or subdivision approval.  This condition will be
included [as a] development order condition.  The applicant will be providing all necessary
infrastructure to accommodate the entire project for reclaimed water use as it becomes available
for the reminder of the project. (SR1/Page 17.3)

6. D.O. condition 9.j requiring a Master water use plan has been modified to include a provision
requiring the developer to provide necessary infrastructure to accommodate the entire project for
reclaimed water use as it becomes available. (SR2/Page 17.1)

7. Proposed Development Order Condition 9.n. was amended to include requirements of: water-saving
irrigation systems and rainfall sensor devices; use of Florida-friendly landscape principles; and
extensive use of ecologically viable portions of existing native vegetation within landscape.
(SR2/Page 17.1)
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WASTEWATER MANAGEMENT

No septic tanks will be used within the Project. (ADA/Page 18.2)

STORMWATER MANAGEMENT

1. Stormwater treatment of the first one-half inch of runoff in conjunction with the permanent pool
volume will be provided with each detention pond and discharged over a 24 hour period...  For
extended detention, the treatment volume is vacated over a 120-hour period with no more than one-
half in the first 60 hours. (ADA/Page 19.2)

2. Existing groundwater levels will be determined from geotechnical investigations to ensure
groundwater resources are not excessively vacated. (ADA/Page 19.2)

3. Post-development discharges will be attenuated to be equal to or less than the pre-development
discharges for the 25-year/24-hour storm event.  If so determined by Hillsborough County, the post-
development peak rate of discharges will be limited to storm event of greater frequency, i.e., 10-
year/24-hour storm event. (ADA/Page 19.2)

4. Spacing of inlets will be designed to ensure emergency vehicles have access during heavy rainfall.
(ADA/Page 19.2)

5. While the volume of runoff will be increased under post-development conditions, the excess volume
will be released at a reduced rate such that downstream receiving bodies will not be adversely
affected. (ADA/Page 19.3)

6. During the stormwater design of the project, the off-site contributing area will either be collected
and treated on-site or, where applicable, will bypass the site via grassed swale. (SR1/Page 19.1)

7. A master stormwater plan will be prepared for the community to address all issues and submitted
to all applicable agencies for review and approval. (SR2/Page 19.1)

8. The Developer shall implement signage and resident education advocating surface water protection.
(SR3/Draft D.O. Language/Page 24)

9. Low Impact Development techniques shall be used throughout the development.  These techniques
shall include, but not limited to, the following: Retention to the maximum amount of existing
vegetation; Shallow vegetated swales in all areas, including parking; Appropriate Florida-friendly
plant selections; Small, recessed garden areas; Porous pavement and other pervious pavement
technologies; Stabilized grass for overflow parking. (SR3/Draft D.O. Language/Page 24)



Wolf Creek Branch S/D - Developer Commitments Page 29

TRANSPORTATION

A development order condition has been added to require the developer to document that the approved trip
generation is not exceeded prior to “shifting” commercial and/or office uses within the Village Center tracts.
(SR3/Page 9.1)

AIR QUALITY

1. In order to minimize the amount of fugitive dust, only the individual parcels of land where
construction is scheduled to proceed will be cleared.  Additional measures to be employed to
minimize fugitive dust include sodding, seeding, mulching, or planting of landscaped materials in
cleared and disturbed areas.  Watering procedures will be employed as necessary to minimize
fugitive dust. (ADA/Page 22.1)

2. During the earth-moving activities associated with the proposed development of the site, the
following shall be performed: (SR1/Page 22.1)

� daily application of water in active construction areas, if needed;
� securely cover and wash, vacuum and/or sweep transport trucks prior to leaving site;
� limit speed of on-site construction related vehicles to 15 miles per hour;
� cover or bind stockpiled earth as necessary during dry conditions; and
� stabilize surface of access/egress points intersection with any paved surface.  A track-out

control device will also be installed immediately adjacent to any public paved surface.

HURRICANE PREPAREDNESS

1. There are two proposed schools within the project which will both be constructed to... Hillsborough
County School construction standards and could serve as public hurricane shelters. (ADA/Page 10.9)

2. The revised development order will include a provision to create a community level Comprehensive
Emergency Management Plan (CEMP) for evacuation, re-entry, and recovery for residents and
employees including identification of evacuation routes and shelters, and identifying the risk of
flooding from severe weather.  The developer will work with the Hazard Mitigation office to
determine an appropriate mitigation fee to be incorporated into the DO if on site mitigation is not
provided (SR1/Page 23.1). [The Plan] must be submitted and approved prior to applying for
Buildings Permits (SR2/Page 23.1).

3. For residential structures, finished floor elevations are required to be 1.5 feet above the lowest
centerline elevation of the adjacent street.  For commercial structures, the requirement is 1.0 foot
above the lowest centerline.  There will be no structures built in the 100-year floodplain. (SR1/Page
23.3)

4. The developer shall pay the [hurricane shelter] mitigation fee of $152,994.00 prior to first
construction plan approval. (SR3/Page 23.4)
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POLICE AND FIRE PROTECTION

Based on the meeting with the Hillsborough County Fire Rescue Office, the proposed location [for a future
fire station site] is the Village Center South.  The specific location within the Village Center will be
determined during the design phase. (SR1/Page 25.1)

RECREATION AND OPEN SPACE

1. The Esplanade will run the entire length of the project from north to south and incorporates a
system of wetland conservation areas, master planned stormwater retention ponds, and preserved
upland open space with the location of community amenities.  The Project’s development areas will
be connected with walkways utilizing the natural features of the project site. (ADA/Page 10.2)

2. An extensive pedestrian network will interconnect a linear park system with the... schools located
in the Project, a variety of neighborhood parks, the residential areas and the town center...
(ADA/Page 22.1)

3. The Project will contain a minimum of 38 acres of Local Parks, distributed throughout the site to
promote easy neighborhood access. (ADA/Page 26.1)

4. Together with the applicant’s project to the north, the applicant will be constructing over four miles
of the County’s regional trail system (SR1/Page 10.10).  The trail will be part of the South Coast
Greenway and link to the north as provided in the Southbend DRI and to the south as provided for
in the South Shore Corporate Park DRI. (SR1/Page 26.3)

5. The linear park/esplanade will be a minimum of 14.3 acres (17,815 linear feet multiplied by 35-
minimum width).  Additional acreage will be added as the stormwater lakes, open space, and
conservation areas are designed and incorporated into the linear park system. (SR1/Page 26.3)

EDUCATION

As a result of meeting with the Hillsborough County School Board and further refinement of Map H, the
middle school location has shifted to the south side of the regional sports complex. (SR1/Page 27.1)

ENERGY

1. Xeriscape landscaping will be recommended wherever possible to reduce irrigation and energy
needs by relying on plants most suitable to the climate and conditions of west central Florida.
(ADA/Page 29.3)

2. Natural gas will be provided to all portions of the project. (SR2/Page 29.1)
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SECTION IV - RECOMMENDED REGIONAL CONDITIONS
DRI #266 - WOLF CREEK BRANCH S/D

HILLSBOROUGH COUNTY

Subsection 380.06(15), F.S., requires that the local government render a decision on the development
proposal within 30 days after a public hearing, and issue a development order containing, at minimum:

� findings of fact
� conclusions of law
� conditions of approval
� consideration of whether or not the development interferes with the achievement of the objectives

of an adopted state land development plan applicable to the area
� consideration of whether the development is consistent with the local comprehensive plan and local

land development regulations
� consideration of whether the development is consistent with the report and recommendations of the

regional planning agency
� monitoring responsibility
� expiration dates for commencing development, compliance with conditions or phasing requirements

and termination date of the order
� biennial report requirements
� a date until which the local government agrees that the approved DRI shall not be subject to down-

zoning, unit density reduction or intensity reduction
� substantial deviation determinations
� legal description of the property

Any Development Order adopted for Wolf Creek Branch S/D shall include the above-referenced Section
380.06, F.S., requirements and shall include the following recommended regional conditions:

BASED ON THE FINDINGS AND THE ISSUES RAISED IN THIS REPORT, IT IS THE
RECOMMENDATION OF THE TAMPA BAY REGIONAL PLANNING COUNCIL THAT WOLF
CREEK BRANCH S/D, AS CURRENTLY PROPOSED, BE SPECIFICALLY APPROVED
SUBJECT TO THE FOLLOWING CONDITIONS, AT MINIMUM:

VEGETATION, WILDLIFE AND WETLANDS

1. In the event that any state- or federally-listed wildlife species are discovered breeding on-site during
project development, the developer shall immediately notify the Florida Fish and Wildlife
Conservation Commission and implement the recommended measures for species protection.
Management activities for the Southeastern American Kestrel, a protected species, shall be approved
by the Florida Fish and Wildlife Conservation Commission.

2. Nuisance and exotic plant species shall be removed from the project site during site development.
As committed, a plan shall be developed to address how the preserved areas will be protected and
maintained.  The plan shall be submitted to Hillsborough County for approval prior to the first site
plan, and included in the first biennial report.

3. Wetland impacts shall be limited to those identified in the ADA.
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4. The project site may continue to be used for agricultural activities during development, but at no
greater intensity than at present.  No silvicultural or agricultural activities shall be initiated on land
not currently under such use.

WATER QUALITY AND STORMWATER MANAGEMENT

1. The stormwater management system should be designed to restore and maintain the natural
hydroperiod of the receiving wetlands, and to meet or exceed the requirements for development
within the Peak Sensitive Area.

2. Development practices shall incorporate  Best Management Practices as listed in the ADA, including
those which prevent construction-related turbidity.

3. As committed, the development shall utilize education and other techniques to minimize residents’
and tenants’ use of fertilizers and pesticides. 

4. As committed, a site-specific surface and groundwater quality monitoring program shall be
instituted, prior to development and continuing past build-out of the project. 

5. The developer shall encourage the use of water conserving landscapes and the responsible use of
water by residents and occupants throughout the project, since the project is located in the Most
Impacted Area of the Southern Water Use Caution Area.

6. Native plant species shall be incorporated into the landscape design to the greatest extent practicable.

7. To prevent adverse effects to groundwater quality during construction, there shall be no excavation
into or through the Floridan aquifer’s confining layers.

8. Stormwater management ponds shall not be constructed within wetland buffers or other natural
habitat.

SOILS

Best Management Practices, including those identified in the ADA, shall be employed during site
preparation and construction to prevent soil erosion.

FLOODPLAINS

1. All habitable structures shall be constructed at or above the 100-year flood elevation.

2. Compensation for the loss of  flood storage capacity shall be provided, and shall not be constructed
in existing wetlands or other native habitat.

WATER SUPPLY

1. Assurance of adequate water supply capacity to serve the project and identification of the entity(ies)
responsible for maintenance of the water supply systems within the project site shall be provided in
the Development Order.  This shall include the necessity for adequate water supply for fire-fighting.
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2. The project shall utilize the lowest quality water allowable and available for irrigation purposes,
especially since the applicant’ s analyses projects that the demand for non-potable water is expected
to equal or exceed the demand for potable water.

3. The Developer has committed to the following, which should become conditions of project approval:

� include requirements of water-saving irrigation systems and rainfall sensor devices, use of
Florida-friendly landscape principles and extensive use of ecologically viable portions of
existing native vegetation within landscape;

� preparation and submittal of a reclaimed water master plan prior to the first commercial site
plan approval or subdivision approval; and

� construction of a “demonstration garden” to educate the residents in alternative landscaping
and irrigation practices to conserve water.

4. Water-saving plumbing fixtures must be used inside all buildings, including housing units.
(SWFWMD)

5. Water-saving irrigation systems shall be used throughout the development.  Rainfall sensors shall
be included on all irrigation systems. (SWFWMD)

6. Florida-friendly landscaping principles shall be used throughout development. (SWFWMD)

7. Ecologically viable portions of existing native vegetation shall be incorporated into the landscape
design to the greatest extent practicable and shall not be irrigated. (SWFWMD)

8. Conservation education for the residents and other users of the development shall be provided.
(SWFWMD)

9. Prior to construction, a non-potable water plan shall be developed for the entire project.  Non-potable
water sources may include, but are not limited to, reclaimed wastewater and stormwater.  The plan
shall be consistent with applicable rules in place at the time of its development, and include, at
minimum, the proximity of the non-potable source to the proposed development, the long-term
availability of the source, the appropriateness of the source for the intended use and consideration
of the installation of distribution lines during construction in anticipation of the future availability
of the non-potable source.  The implementation of this plan shall be discussed in future biennial
reports. (SWFWMD)

10. Total water use for the development shall meet the compliance per capita use rate required in the
Eastern Tampa Bay Water Use Caution Area, which is part of the SWUCA, of 150 gallons per capita
per day. (SWFWMD)

WASTEWATER MANAGEMENT

1. Approval of the project shall include assurance of adequate wastewater treatment capacity as well
as any developer provision(s) of any wastewater improvements to the internal wastewater collection
system.
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2. No permanent septic tanks shall be installed on the Wolf Creek Branch site.

STORMWATER MANAGEMENT

1. Applicant shall implement signage and resident education advocating surface water protection.
(SWFWMD)

2. Low Impact Development techniques shall be used throughout the development.  These techniques
shall include, but not limited to, the following (SWFWMD):

� Retention of the maximum amount of existing native vegetation
� Shallow vegetated swales in all areas, including parking
� Appropriate Florida-friendly plant selections
� Small, recessed garden areas throughout landscaped areas
� Porous pavement and other pervious pavement technologies
� Stabilized grass areas for overflow parking

3. The applicant or other responsible entities shall hire a licensed engineer to conduct annual
inspections of the stormwater management systems on the project site to ensure that the system is
being properly maintained in keeping with its design, and is capable of accomplishing the level of
stormwater storage and treatment for which it was designed and intended.  Inspection results shall
be included in each biennial DRI report. (SWFWMD)

SOLID WASTE/HAZARDOUS WASTE/MEDICAL WASTE

Commercial and office tenants shall be provided with information at the time of purchase or lease which
identifies hazardous and/or medical materials and proper procedures for the handling and disposal of such
materials.  In the event that businesses using or producing hazardous materials or medical waste locate
within the project, these materials shall be handled in a manner consistent with applicable Federal, State and
Local regulations.

TRANSPORTATION

1. The Wolf Creek Branch S/D DRI will have a negative impact on several regionally significant
roadway facilities within the primary impact area.  Tables 1 and 2 (below) identify the recommended
transportation improvements associated with project approval.
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TABLE 1
     Required Link Improvements

LOCATION

TOTAL
TRAFFIC LOS

PRIOR TO
IMPRVMNT.

PROJECT
TRAFFIC
IMPACT

(%)
REQUIRED

IMPROVEMENT
U.S. 41: Causeway Blvd. to Madison Avenue F 13.0 Widen from 4-6 Lane Divided
U.S. 41: Gibsonton Drive to Symmes Road F 17.3 Widen from 4-6 Lane Divided
U.S. 41: Symmes Road to Big Bend Road F 18.3 Widen from 4-6 Lane Divided
19th Ave.: 30th Street to TECO Road E   8.2 Widen from 2-4 Lane Divided
19th Ave.: TECO Rd. to Cypress Village Drive F 70.1 Widen from 2-4 Lane Divided
19th Ave.: Bridge over I-75 F 70.1 Widen from 2-4 Lane Divided
Big Bend Rd.: 24th Street to Covington Gardens F  9.9 Widen from 4-6 Lane Divided
Big Bend Rd.: Covington Gardens to W. of I-75 F 33.7 Widen from 4-6 Lane Divided
Big Bend Rd.: W. of I-75 to E. of I-75 F 33.7 Widen from 4-8 Lane Divided
Big Bend Rd.: E. of I-75 to U.S. 301 F 11.2 Widen from 4-6 Lane Divided
S.R. 674: 24th Street to 30th Street F  5.0 Widen from 4-6 Lane Divided
S.R. 674: 30th Street to I-75 F  5.3 Widen from 6-8 Lane Divided
S.R. 674: Cypress Village Dr. to Pebble Beach Blvd. F 10.1 Widen from 4-8 Lane Divided
I-75: Gibsonton Road to Big Bend Road F  6.0 Widen from 6-8 Lane Divided

                  Source: SR2/Appendix A/Table 21-1 & SR3/Appendix A/Section 2 (Proportionate Share Calculations)

TABLE 2
     Required Intersection Improvements

LOCATION

TOTAL TRAFFIC
LOS PRIOR TO

IMPROVEMENT

PROJECT
TRAFFIC

IMPACT (%)
REQUIRED

IMPROVEMENT
I-75: Big Bend Rd. Interchange, SB
Ramps F 23.2 Add one lane to SB Off Ramp

and one NB LT lane.
I-75: Big Bend Rd. Interchange, NB
Ramps F   6.1 Add WB & NB LT lanes.  Add

4-lane Mast Arm.

19th Avenue/24th Street F 23.2

Add one NB, SB, EB & WB LT
lanes.  Add NB, SB, EB & WB
RT lanes.  Add 4-lane Mast
Arm.

19th Avenue/30th Street F 22.3

Add one NB, SB, EB & WB LT
lanes.  Add NB, SB, EB & WB
RT lanes.  Add 4-lane Mast
Arm.

19th Avenue/TECO Road F 26.6
Add one SB & EB LT lanes. 
Add one SB & WB RT lanes. 
Add 4-lane Mast Arm.

19th Avenue/U.S. 301 F   5.0 Add 2-lane Mast Arm.

Big Bend Rd./Covington Garden Dr.  F 19.8 Add one EB & WB LT lanes. 
Add one WB RT lane.

Big Bend Rd./Kings Lake Drive F   5.5 Add one WB LT lane.  Add 6-
lane Mast Arm.

S.R. 674/30th Street F   8.6
Add two SB LT lanes.  Add one
NB LT lane.  Add one NB RT
lane.



LOCATION

TOTAL TRAFFIC
LOS PRIOR TO

IMPROVEMENT

PROJECT
TRAFFIC

IMPACT (%)
REQUIRED

IMPROVEMENT
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S.R. 674/Cypress Village Drive F 14.6 Add one EB & SB LT lanes. 
Add one NB RT lane.

S.R. 674/Valley Forge Drive F   6.9 Add one NB & WB LT lanes. 
Add one EB RT lane.

S.R. 674/Trinity Lakes Drive F   7.0 Add one SB RT lane.

S.R. 674/Pebble Beach Blvd. F   5.8
Add one NB, SB, & EB LT
lanes.  Add one EB, NB & SB
RT lanes.

U.S. 41/Causeway Blvd. F   7.8

Add two NB LT lanes.  Add one
SB LT lane.  Add one EB, & SB
RT lanes.  Add one SB & EB
Through lanes.

U.S. 41/Gibsonton Drive F 13.3 Add one WB LT lane.

U.S. 41/Big Bend Road F 12.4 Add one EB & WB LT lanes. 
Add one EB Through lane.

U.S. 41/Apollo Beach Blvd. F 25.0 Add one NB, EB & SB LT
lanes.

U.S. 41/Leisey Road F 10.4
Add one EB & SB LT lanes. 
Add one NB RT lane.  Add 4-
lane Mast Arm.

U.S. 41/S.R. 674 F   5.0 Add one SB & WB RT lanes.
ACRONYM LISTING:
                          EB - East Bound
                          SB – South Bound                RT – Right Turn
                          NB  - North Bound               LT - Left-Turn
                          WB – West Bound

                  Source: SR3/Appendix A/Section 2 (Proportionate Share Calculations)

Rule 9J-2.045, FAC, provides several options for transportation mitigation:

A. SCHEDULING OF FACILITY IMPROVEMENTS.  A schedule which specifically provides
for the mitigation of impacts from the proposed development on each significantly-impacted
roadway which will operate below the adopted level of service standard at the end of each
project phase’s buildout, or, alternatively, a subset stage of that phase.  The schedule shall
ensure that each and every roadway improvement which is necessary to achieve the adopted
level of service standard for that project stage or phase shall be guaranteed to be in place and
operational, or under actual construction for the entire improvement, at buildout of each
project stage or phase that creates the significant impact.

B. ALTERNATIVE CONCURRENCY PROVISIONS.  A schedule that appropriately addresses
each significantly impacted state and regional roadway segment through compliance with that
jurisdiction’s specific alternative concurrency provision of Subsection 163.3180, F.S., where
such mitigative measures are specifically adopted in an in-compliance local government
comprehensive plan and are fully explained and applied in the development order.
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C. PROPORTIONATE SHARE PAYMENTS.  This option is available if affected
extra-jurisdictional local governments, or the Florida Department of Transportation for
facilities on the State Highway System, agree to accept proportionate share payments as
adequately mitigating the extra-jurisdictional impacts of the development on the significantly-
impacted state and regional roadways within their jurisdiction.

D. LEVEL OF SERVICE MONITORING.  A monitoring schedule for the mitigation of impacts
from the proposed development on each significantly-impacted roadway which will operate
below the adopted level of service standard at the end of project buildout.  The schedule shall
identify each roadway improvement which is necessary to achieve the adopted level of service
standard, and indicate the amount of development and the timing of that development which
will cause a roadway to operate below the adopted level of service.  In the circumstance where
the schedule does not identify the necessity and timing of improvements, the development
order shall require that building permits will not be issued until the appropriate written
approvals are obtained and any needed mitigation requirements are complied with.

E. COMBINATION OF MITIGATION MEASURES.  A combination of the mitigative
measures contained in paragraphs A-D, above, that mitigates for each significantly impacted
state and regional roadway, or other mitigative measures which are proposed and reviewed
in the ADA, including the provision for capital facilities for mass transportation, or the
provision for programs that provide alternatives to single occupancy vehicle travel, which
reasonably assure that public transportation facilities shall be constructed and made available
when needed to accommodate the impacts of the proposed development.

2. Due to the rapid growth of southern Hillsborough County, deficiencies of the existing transportation
system and the impacts anticipated from this project, the following measures are necessary as
conditions of approval.

A monitoring program to verify that the actual number of trips generated by the Wolf Creek Branch
DRI is reflective of the transportation analysis and subsequently prescribed mitigative measures
instituted by the developer.  The program shall provide biennial PM peak hour project driveway
counts at all project entrance driveway intersections with public roadways.  The monitoring program
shall commence upon completion of 50 percent of Phase 1, or the equivalent, in terms of trip
generation.  Monitoring shall continue on a biennial basis until project buildout.

The monitoring program shall consist of weekday PM peak hour directional counts from 4:00 to 6:00
PM, with subtotals at 15-minute increments, at all project entrance driveways with public roadways
(including U.S. 41, 19th Avenue and Big Bend Road).  Only turns to and from the project entrances
need to be counted (through volumes on the public roadways will not be required).  The sum of the
project entrance trips will be totaled in 15-minute increments and the highest four consecutive 15
minute totals will be summed to determine the project’s total PM peak hour traffic volume.  This total
will include net external trips, diverted trips, and pass-by trips of the Wolf Creek Branch DRI
development.  The total PM peak hour project traffic through Phase 1 was estimated to be 4,622 net
external, 716 pass-by and 760 internal trips, for a total of 6,098 trips.
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The required monitoring data shall be included in each Biennial Report.  If the monitoring results
demonstrate that the project is generating more than fifteen (15) percent above the number of trips
estimated in the original analysis (as stated above) or a Biennial Report is not submitted within 30
days of its due date, Hillsborough County shall issue no further development permits and shall
conduct a substantial deviation determination pursuant to Subsection 380.06(19), F.S.  As a result,
the County may amend the Development Order to change or require additional roadway
improvements.  The revised Transportation Analyses, if required, shall be subject to review by all
appropriate review entities.

3. A Land Use Equivalency Matrix has been proposed which would allow the developer slight variations
in the quantity of approved land uses without the requirement of pursuit of such modifications
through the Notice of Proposed Change process.  The conversion formulas presented below are based
on p.m. peak hour trip generation factors.  Each conversion prepared in accordance with the
Equivalency Matrix presented below would be approved by Hillsborough County pending a
determination that any resulting increases in water demand, wastewater and solid waste generation,
school impacts and parkland requirements, as appropriate, have all been satisfactorily addressed or
can be accommodated.  The pre-established “minimums” and “maximums” associated with reach of
the project uses constitute 35 percent flexibility with each of the project uses.

Each conversion request shall be provided to the Tampa Bay Regional Planning Council and the
Florida Department of Community Affairs for review a minimum of 14 days prior to approval by
Hillsborough County.

The Land Use Equivalency Matrix (LUEM) is as follows:

CHANGE FROMy

CHANGE TOy

Residential/
SF Detached

(Units)

Residential/
SF Attached

(Units) 

Residential/
Apartment

(Units)
Commercial

(Sq. Ft.)
Office

(Sq. Ft.)

Residential/S.F. Detached(Units) 1.80 1.40 182.00 118.00

Residential/S.F. Attached (Units) 0.48 0.74   87.00   56.00

Residential/Apartment (Units) 0.67 1.31 121.00   78.00

Commercial (1,000 Sq. Ft.) 3.04 5.45 4.24 651.00

Office (1,000 Sq. Ft.) 1.04 1.87 1.45 344.00

                  Source: SR3/Appendix H
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In order to ensure the multi-use integrity of the project, the developer has agreed to restrict the project
entitlements to +/- 35 percent of the specifically approved entitlements.  The following table
documents the “ minimums”  and “ maximums”  associated with each of the project uses:

LAND USE

REQUESTED
SPECIFICALLY

APPROVED AMT. MINIMUM MAXIMUM

Residential/Single Family Detached 2,735 Units 1,778 Units 3,692 Units

Residential/Single Family Attached 991 Units 644 Units 1,338 Units

Residential/Multi-Family (Apts.) 779 Units 506 Units 1,052 Units

Commercial 348,480 Sq. Ft. 226,512 Sq. Ft. 470,448 Sq. Ft.

Office 108,900 Sq. Ft.   70,785 Sq. Ft. 147,015 Sq. Ft.

                  Source: SR3/Appendix H

4. The Tampa Bay Regional Planning Council shall participate in the determination of the project’ s
proportionate share to be established and identified prior to Development Order adoption.

AIR QUALITY

Best Management Practices, including those identified in the ADA, shall be employed during site preparation
and construction to minimize air quality impacts.

HURRICANE PREPAREDNESS

1. As acknowledged by the applicant, the development order will include a provision to create a
community level Comprehensive Emergency Management Plan (CEMP) for evacuation, re-entry, and
recovery for residents and employees including identification of evacuation routes and shelters, and
identifying the risk of flooding from severe weather.  The CEMP shall be submitted and approved
prior to applying for Buildings Permits and submitted in the first Biennial Report following submittal
to Hillsborough County.

2. As committed, the developer shall the hurricane shelter mitigation fee of $152,994.00 prior to first
construction plan approval.

POLICE AND FIRE PROTECTION

1. The Development Order shall include identification of the police/fire protection mitigation measures
necessary to accommodate this development.  The developer has committed to provide a future fire
station site within Village Center South.  The specific location for this facility will be determined
during the design phase.
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2. The developer should apply Fire Wise principles, such as clearing around houses and structures,
carefully spacing trees, and maintaining irrigation systems, in the design of the community.

RECREATION AND OPEN SPACE

1. Greenways and environmentally-sensitive features shall be maintained by the Developer or successors
such as a Home Owners Association, CDD, other legal entity and/or as directed by the permitting
agencies.

2. As committed, the developer shall construct:

� more than four miles of the County’ s regional trail system as part of the South Coast
Greenway to link the Southbend DRI and South Shore Corporate Park DRI trail systems; and

� an “ Esplanade”  to run the entire length of the project from north to south and incorporate a
system of wetland conservation areas, master planned stormwater retention ponds, and
preserved upland open space with the location of community amenities: and

� a minimum of 38 acres of local parks.

ENERGY

The developer shall incorporate energy conservation measures into the site design, building construction and
landscaping to the maximum extent feasible.

HISTORICAL AND ARCHAEOLOGICAL

Any significant historical or archaeological resources discovered during project development shall be reported
to the Florida Division of Historical Resources (FDHR) and the disposition of such resources shall be
determined in cooperation with the FDHR and Hillsborough County.

GENERAL CONDITIONS

1. Should development significantly depart from the parameters set forth in the ADA and subsequent
sufficiency responses, the project will be subject to a further substantial deviation review pursuant
to Section 380.06, F.S.

2. With the previously acknowledged construction of entryway improvements and roadway
improvements associated with the 30th Street extension, physical development has commenced in
association with the initial Development Order for the project.

3. Any further approval of Wolf Creek Branch DRI shall, at minimum, satisfy the provisions of
Subsection 380.06(15), F.S., and the following provisions of the Florida Administrative Code
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(F.A.C.):  Rule 9J-2.041 (Listed Plant and Wildlife Resources Uniform Standard Rule); Rule 9J-2.043
(Archaeological and Historical Resources Uniform Standard Rule); Rule 9J-2.044 (Hazardous
Material Usage, Potable Water, Wastewater, and Solid Waste Facilities Uniform Standard Rule); Rule
9J-2.045 (Transportation Uniform Standard Rule); and 9J-2.048 (Adequate Housing Uniform
Standard Rule).

4. Any approval of this development shall require that all of the developer’s  commitments set forth in
the ADA and subsequent Sufficiency Responses be honored as Development Order Conditions,
except as they may be superseded by specific terms of the Development Order.  Such developer
commitments have been summarized in Section III of this Report.

5. Payment for any future activities of the TBRPC with regard to this development including, but not
limited to monitoring or enforcement actions, shall be paid to the TBRPC by the developer in
accordance with Rule 9J-2.0252, FAC.

6. Approval of Wolf Creek Branch S/D DRI shall be contingent upon the project's consistency with the
Hillsborough County Comprehensive Plan adopted pursuant to the Local Government Comprehensive
Planning Act, Chapter 163, F.S., and the state and regional plans.  If applicable, the Development
Order for the project shall be adopted concurrently with the Comprehensive Plan Amendment
necessary for the project.

7. The Development Order should take into account any applicable concerns set forth in the attached
letters of the Southwest Florida Water Management District, the Florida Department of
Environmental Protection and the Florida Department of Transportation.

 _______________________________
                                             Robert “ Bob”  Kersteen, Chair

ATTEST: ____________________________________
     Lori Denman, Recording Secretary

These comments and recommendations were approved by a majority vote
of the Tampa Bay Regional Planning Council on this 10th day of July,
2006.
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SECTION V - REVIEW AGENCY COMMENTS
DRI #266 - WOLF CREEK BRANCH S/D

HILLSBOROUGH COUNTY

Comments for the following Review Agencies are attached

Southwest Florida Water Management District
Florida Department of Environmental Protection

Florida Department of Transportation
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