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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Riverview Investment Group, LLC

FLU Category: SMU-6, CMU-12

Service Area: Urban

Site Acreage: +/- 5.6 acres 

Community 
Plan Area: Riverview

Overlay: None

Introduction Summary:
PD 06-0848 was approved in 2006 to allow (1) maximum of 351 MF residential units on 30.36 acres; (2) a maximum 
of 60,980-square-feet (“sf”) for Commercial Neighborhood zoning uses on 5.6 acres; (3) a maximum of 10,890-
square-feet of Business Professional Office uses; and (4) a maximum of 32,670-square-feet, 150 room hotel in 3 
acres, with a maximum height of 60 feet (5 stories). 

MM 07-1378 approved an increase to the square footage of the hotel use from 32,670 sf to 65,340 sf.
PRS 08-0816 modified transportation conditions and increased the maximum square feet for the hotel from 65,340 
sf to 68,880 sf, reduced the number of hotel rooms from 150 to 125 rooms, and increased the max. height of the 
hotel from 60 feet (5stories) to 74 feet (6 stories). 
PRS 19-0778 modified certain transportation conditions, without changing the entitlements.

The applicant is requesting a major modification to the previously approved Plan Development (06-0848), as 
modified, generally as follows: 

(1) to expand the hotel’s square footage from 68,880 sf to 81,000 sf, through the use of Comprehensive Plan 
Policy 19.3 mixed-use bonus, with no change in the number of rooms within the hotel; and 
(2) to reduce the required parking spaces for the hotel from 138 to 125 spaces.

Existing Approval(s): Proposed Modification(s):
1. Maximum of 68,880 sf hotel 1. Increase hotel to 81,000 sf

2. 138 hotel parking spaces 2. Reduce the hotel parking spaces to 125. 

3. Maximum hotel height of 74 feet (6 stories) 3. No change.  

Additional Information:

PD Variation(s): LDC Part 6.05.00 (Parking/Loading)

Waiver(s) to the Land Development Code: None requested. 
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Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to proposed conditions

2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Context of Surrounding Area:

The subject property is located in the northeastern corner of Interstate 75 and Gibsonton Dr. The PD is approved for 
Multifamily and Commercial Neighborhood Uses. Existing land uses within the area include the multi-family residential 
development within the same overall PD, located to the immediate north of the portion of the site subject of this 
request. 
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map

Subject Site Future Land Use Category: SMU-6, CMU-12

Maximum Density/F.A.R.: SMU-6: 6 du per ac. /0.35 FAR
CMU-12: 12 du per ac. / 0.5 FAR

Typical Uses:

SMU-6: Typical uses include residential, suburban commercial, offices, 
research parks, light industrial, multi-purpose, clustered residential, mixed-
use.
CMU-12: Typical uses include residential, community retail commercial, 
offices, research park, light industrial, multi-purpose, clustered residential, 
mixed-use.
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

Adjacent Zonings and Uses

Location: Zoning:

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District:

Allowable Use: Existing Use:

North PD 06-0848 351 MF
residential units Multi-family residential Multi-family residential

South Commercial 
General (CG) Maximum 0.27 FAR

Uses allowed per Sec. 
2.02.02 including 

commercial, offices.
Office building

East PD 06-0848 Max. 60,980 sf CN; 
Max. 10,890 sf BPO

Neighborhood 
commercial/Office, 

Professional

Commercial strip center

West PD 99-0735 Maximum 0.50 FAR

159 Dry Boat Storage, Max. 
100 RV storage, 1,300 sf 

res., office, & retail for boat 
& RV maintenance, and 70-

room hotel.

Vacant and boat ramp
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2.0 LAND USE MAP SET AND SUMMARY DATA

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

PRS 19-0778
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2.0 LAND USE MAP SET AND SUMMARY DATA

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

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No  

Natural Resources  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

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

Credit        
 Wellhead Protection Area                       
 Surface Water Resource Protection Area  

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

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

See “Transportation 
Summary Report”  

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No  

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No  

Impact/Mobility Fees 
Hotel               
(Per room (Mobility and Parks)) 
(Per 1,000 s.f. (Fire))                         
Mobility: $4,168 *0 = $0  
Parks: $1,327 * 0 = $0 
Fire: $313 * 12.12 = $3,793.56 
 
Urban Mobility, South Fire - Hotel Expansion from 68,880 to 81,000 (12,120 sq ft) - no additional rooms 
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Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission  

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

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility  
The subject site is currently undeveloped and located at the northeastern quadrant of Interstate 75 and Gibsonton Drive. 
The site is surrounded on the north and east by other properties within the same PD. To the immediate west of the 
subject site is PD 99-0735, which is approved for up to 159 Dry Boat Storage spaces, 100 RV storage spaces, 1,300 sf 
residential, office, and retail for boat and RV maintenance, and a 70-room hotel. South of the subject site is right-of-way 
for Interstate 75 North and Gibsonton Road. Directly south across Gibsonton Road is commercial zoned property 
developed with an office building. Further south past the Commercial General is single-family residential and southeast 
across Gibsonton Drive are mobile homes. The site is located in the Urban Service Area and within the limits of the 
Riverview Community Plan. 
 
The applicant’s request is to expand the hotel buildable square footage to allow up to 81,000 square feet, through the 
use of a Comprehensive Plan Policy 19.3 mixed-use bonus, with no change in the number of rooms within the hotel, and 
to reduce the parking spaces required for the hotel use from 138 to 125 pursuant to a PD Variation for Parking. The 
nonresidential square footage for Commercial Neighborhood uses is nominally increased from 60,707 to 60,980. To 
address these increases and account for the additional hotel square footage. Staff notes that despite this increase, there 
will be no corresponding increase to the number of hotel rooms.   
 
The scale of the proposed development only increases the square footage of the hotel while maintaining the number of 
hotel rooms at 125. The applicant states, “The hotel floor area increase is requested to accommodate larger extended 
stay hotel type rooms. The parking reduction is sought to reflect current market conditions and is supported by the 
Institute of Transportation Engineer’s Parking Manual.” 
 
The applicant does not request any variations to Land Development Code Parts 6.06.00 (Landscaping/Buffering).  The 
applicant is required to have a 20 ft. buffer with Type “B” screening adjacent to the multi-family development located to 
the north of the hotel, which the applicant is providing, as shown on the site plan. This was also previously provided and 
is not a change.  
 
Transportation PD Variation for Parking  
The applicant submitted a PD Variation, requesting a reduction in the required parking rate for the project’s hotel uses.  
The Land Development Code requires 1.1 parking spaces per hotel room.  As such, the project’s 125 rooms would require 
138 parking spaces.  The applicant is proposing parking at a rate of 1.0 spaces per room (or 125 rooms).  LDC Sec 
6.05.02.P.1. permits the Administrator to reduce the number of required automobile parking spaces by 5% in exchange 
for the provisions of bicycle parking meeting the locational/design criteria specified in the LDC.  As such, staff believes it 
is appropriate that the first 5% of the requested reduction is offset by the provision of bicycle parking spaces (138 x .05 
equals 6.9, which rounds down to 6).  Given the above, staff has proposed a condition which would permit the developer 
to construct 125 parking spaces to serve the proposed hotel uses, provided they also construct 6 bicycle parking spaces 
meeting LDC requirements. 
 
The Institute of Transportation Engineer’s provides data for hotel rooms trip generation using the number of hotel rooms 
as the independent variable.  Given that the number of rooms is not changing (only the size of facility overall), there is 
no resultant increase in the maximum trip generation potential of the subject project. 
 
The uses proposed are unchanged and remain compatible. Based on the adjacent zonings and uses identified above in 
the report, staff finds the proposed PD zoning district compatible with the existing zoning districts and development 
pattern in the area. The subject site will comply with and conform to all other applicable policies and regulations, 
including but not limited to, the Hillsborough County Land Development Code. The proposed Planned Development 
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would allow for development that is consistent with the Goals, Objectives, and Policies of the Unincorporated 
Hillsborough County Comprehensive Plan. 
 
5.2 Recommendation      
Based on the above, staff finds the request approvable. 
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6.0 PROPOSED CONDITIONS  
 

 Prior to PD Site Plan Certification, the developer shall revise the Site Plan to: 
o Under “Proposed Uses” update “352” to “351” Multifamily Units; 
o Under “Available Entitlement Calculation” update Total Units from “352” to “351”; 
o Under “Utilized Entitlement Calculation, Residential Density” update “352” to “351”; 
o Show the proper intersection configuration (i.e. the raised directional median) at the intersection of 

Gibsonton Dr. and Alafia Preserve Ave.); 
o Modify the label reading “PROPOSED 54' FUTURE PUBLIC R/W TO BE DEDICATED FROM LAST PARCEL TO 

DEVELOP PER CONDITIONS OF APPROVAL. FUTURE R/W AND EXISTING DRIVEWAYS SHALL MEET THE 
SPACING REQUIREMENTS OF LDC SECTION 6.04.07 FOR TYPE II ACCESS CONNECTIONS.” to instead read 
“PROPOSED 54' PUBLIC RIGHT-OF-WAY DEDICATION AND CONVEYANCE – SEE CONDITIONS OF 
APPROVAL.” 

 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
August 28, 2023.  
 

1. The multi-use development shall be limited as follows: 
 

1.1 The project shall be permitted a maximum of 351 multi-family residential units on 30.36 
acres; and shall be subject to the Residential Multi-family Conventional-12 (RMC-12) 
zoning district development standards, except as referenced herein. 

 
Minimum Front Yard Set-back:   25 feet 
Minimum Set-back:     20 feet along western property boundary 
        40 feet from ELAPP property 
        50 feet from Alafia River 
Maximum height:     60 feet (5 stories) 
 
1.2 The 2:1 additional setback for buildings over 20 feet in height shall not apply to the western  
and northern property boundaries. 

 
1.2 1.3 The project shall be permitted a maximum of 60,707 60,980 square feet of building area 

for Commercial Neighborhood (CN) zoning district uses on 5.6 acres. The project will be 
subject to the Commercial Neighborhood (CN) zoning district development standards, except 
as referenced herein. Maximum impervious surface for the commercial neighborhood portion 
of the project shall be 75% and said area shall be developed in accordance with the concept 
plan and building elevation on Sheet 2 of the Certified Site Plan. 

 
1.3 1.4 The project shall be permitted a maximum of 10,890 square feet of Business Professional 

Office (BP-0) zoning district uses on 1.0 acres. The project will be subject to the Business 
Professional Office zoning district development standards, except as referenced herein. The 
maximum height shall be 40 feet. Building(s) shall be architecturally finished on all sides and 
all development shall be residential in appearance including a pitched roof. 

 
1.4 1.5 The project shall be permitted a maximum 68,880 81,000 square foot hotel containing a 

maximum of 125 rooms on 3.0 acres. The project will be subject to the Commercial General 
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(CG) zoning district development standards, except as referenced herein. Maximum building 
height shall be 74 feet (6 stories). 

 
1.5 1.6 Building envelops shall be as generally located on the site plan. No residential dwelling 

buildings shall be placed parallel with the Alafia River frontage. 
 

1.6 1.7 Location of order boxes for the drive-through facility shall be a minimum of 120 feet from 
the Residential Multi-family property line internal to the mixed use project as shown on the 
General Site Plan. Additionally, a solid fence or wall shall not be required to be placed between 
the site used for a drive-through facility and the Multi-family property. Buffering and 
Screening requirements for the vehicular use areas shall be in accordance with LDC Section 
6.06.00. 

 
2. The project may be permitted a maximum of 351 multi-family dwelling units, a 68,880 81,000 square 

foot hotel, 60,707  60,980 square feet of Commercial Neighborhood and 10,890 square feet of 
Business Professional Office uses, subject to formal delineation of on-site conservation areas, 
preservation areas and water bodies and final calculation of maximum density/intensity (FAR) 
permitted by the Comprehensive Plan in accordance with the Environmentally Sensitive Lands Credits 
requirement of the Comprehensive Plan. If the maximum number of units and/or maximum square 
footage for the project as permitted herein exceeds the maximum density/intensity (FAR) permitted 
by the Comprehensive Plan, per the Environmentally Sensitive Lands Credits requirement, the 
number of dwelling units and/or square footage allowed in the project shall decrease as necessary to 
conform to the Comprehensive Plan. 

 
3. Cross access shall be provided between all outparcels and Alafia Preserve Avenue the major internal 

roadway. Direct access from any outparcel onto Gibsonton Drive shall be prohibited. 
 

4. The applicant shall show the ability to provide cross access to the western property as shown on the 
site plan. If any of the adjacent properties are developed by the same developer/owner, then cross 
access must be provided. 

 
5. A temporary access easement shall remain over vacated portions of Ida Street until such time as a 

permanent easement is approved by Hillsborough County. A permanent paved easement approved by 
Hillsborough County shall provide access from the site to the western portion of the ELAPP preserve. 

 
6. The following conditions are required access improvements to Gibsonton Drive: 

 
6.1 The Gibsonton Drive and Fem Hill Drive is currently signalized. The applicant shall be 

required to lengthen the existing eastbound left tum lane. The total distance is subject to FOOT 
FDOT    approval. 

 
6.2 The project driveway at Gibsonton Drive Alafia Preserve Avenue will be modified to left-

in/right- in/right-out. [THIS CONDITION HAS BEEN SATIFIED]. 
 

6.3 The site currently has access to abuts, but does not have access to, the FOOT FDOT frontage 
road that runs along Gibsonton Drive. FOOT FDOT has indicated that the portion of the 
frontage road east of the proposed 54-foot-wide public right-of-way and continuing to the Fern 
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Hill Drive Ext. access may will be restricted/modified removed in the future, once a new 
public roadway segment is constructed within the referenced right-of-way. Nothing herein this 
condition shall be construed as requiring the developer of the subject PD to construct such 
public roadway facility.  

 
7. Gibsonton Drive and Fem Fern Hill Drive has been signalized. As a result, the connection from Old 

Gibsonton Drive to Fem Hill Drive due to its proximity to the intersection will be closed in the future. 
Old Gibsonton Drive (i.e., the frontage road) currently provides primary access to parcels located west of 
the subject property referred to as Folio Numbers 076326-0000 and 076327-0000, which are jointly 
zoned as Planned Development 99-0735 (the "Adjacent Properties"). To accommodate future access 
from the Adjacent Properties to Gibsonton Drive via a public right-of-way, the Developer shall make 
the following dedications: 

 
7.1 Upon completion of the Fern Hill Drive Extension to Alafia Preserve Avenue Developer shall 

dedicate and convey Fem Hill Drive and Alafia Preserve Avenue to Hillsborough County, as 
such roadways have been designed, approved, and constructed, together with necessary 
drainage easements. The dedication of Fern Hill Drive extension and Alafia Preserve Avenue 
shall occur within 90 days of the completion of the Fern Hill Drive Extension. The Developer 
shall be allowed future driveway connections to such roadways consistent with Hillsborough 
County Access Management regulations; and 

 
Dedication shall occur upon the earlier of the following: 
 
a. prior to final approval of the Construction Plan of the parcel labeled “Last Parcel to 

Develop” as depicted on the Site Plan, 
 

b. within ninety (90) days from Developer's receipt of written notice from 
Hillsborough County that a site construction plan application has been submitted 
to Hillsborough County requesting approval to develop either of the Adjacent 
Properties, or 

 
c. September 12, 2025. 

 
The Developer shall be allowed future driveway connections to such roadways consistent 
with Hillsborough County Access Management regulations. 

 
7.2 To provide the alternative connection for Old Gibsonton Dr. (i.e., the frontage road) to the 

Fem Hill Drive Extensions Extension via Alafia Preserve Avenue, the Developer shall dedicate 
and convey a fifty-four (54) foot right-of-way within the parcel labeled "Last Parcel to Develop" 
as depicted on the Site Plan, to Hillsborough County connecting Alafia Preserve Avenue to 
Old Gibsonton Drive. 
 
Dedication and conveyance shall occur upon the earlier of the following: 

 
a. prior to final approval of the Construction Plan of the "Last Parcel to Develop" as 

depicted on the Site Plan, or 
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b. within ninety (90) days from Developer's receipt of written notice from 
Hillsborough County that a site construction plan application has been submitted to 
Hillsborough County requesting approval to develop either of the Adjacent 
Properties. 

 
The dedicated right-of-way shall be located within the area labelled “Proposed Location 
of Future ROW” on as generally shown on the Site Plan at the discretion of Developer 
consistent with applicable transportation technical and access management standards. 
Developer shall have no obligation to construct any roadway improvements within the 
dedicated right-of-way but shall be allowed driveway connections consistent with 
Hillsborough County Access Management regulations. 

 
8. Prior to or concurrent with the next increment of development, The the developer will provide a 

bus bay, and transit accessory pad including, shelter, seating, trash receptacle, and bicycle rack 
for existing transit stop on Gibsonton Drive. The location of these improvements shall be subject 
to review and approval by Hillsborough Area Regional Transit Authority. 

 
9. Notwithstanding anything on the Site Plan to the contrary, bicycle and pedestrian access may be 

permitted anywhere along the PD boundaries. 
 

10. Construction access shall be limited to those locations shown on PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each 
site/construction plan submittal which indicates same. 

 
11. Parking shall be provided in accordance with Section 6.05 of the Hillsborough County Land 

Development Code.  Notwithstanding the above, the project’s hotel uses shall be permitted to 
provide parking at a rate of 1.0 parking space per room.  Additionally, the developer will be 
required to construct 6 bicycle parking spaces which meet the location and design criteria found 
within Sec. 6.05.02.P. of the LDC.  

 
9. 12. Approval of this rezoning petition by Hillsborough County does not constitute a guarantee 

that the Environmental Protection Commission approvals/permits necessary for the development 
as proposed will be issued, does not itself serve to justify any impacts to wetlands, and does not 

grant any implied or vested right to environmental approvals. 
 

10. 13. Prior to submittal of the preliminary plan for the Site Development Review process, the 
significant mature trees on the properties shall be identified and the developer shall consult with 
the Natural Resources Team for design input that would minimize the impact and removal of the 
significant mature trees. The locations of the significant mature trees and the design efforts to 
avoid the removal of these trees (i.e., building locations, vehicular use areas, and stormwater pond 
adjustments) are to be displayed on the submitted preliminary plan. 

 
11. 14. A compatibility plan, as required by the County's Upland Wildlife Habitat Ordinance, 

addressing issues related to how the development will ensure compatibility with the Alafia Scrub 
Nature Preserve, such as access, prescribed fire, and landscaping shall be submitted prior to 
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Construction Site Development Review approval. 
 

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

 
13. 16. The Development of the project shall proceed in strict accordance with the terms and conditions 

contained in the Development Order, the General Site Plan, the land use conditions contained 
herein, and all applicable rules, regulations, and ordinances of Hillsborough County. 

 
14. 17. Within 90 days of approval by the Hillsborough County Board of County Commissioners, 

the applicant shall submit to the Development Services Department a revised General 
Development Plan for certification which conforms the notes and graphic of the plan to the 
conditions outlined above and the Land Development Code (LDC). Subsequent to certification 
of the plan, if it is determined the certified plan does not accurately reflect the conditions of 
approval or requirements of the LDC, said plan will be deemed invalid and certification of the 
revised plan will be required. 

 
18.       In accordance with LDC Section 5.03.07.C, the certified PD general site plan for the 5.6-acre area             
            subject to MM 23-0414 shall expire for the internal transportation network and external access points,    
            as well as for any conditions related to the internal transportation network and external access points, if  
            site construction plans, or equivalent thereof, have not been approved for all or part of the subject  
            Planned Development within 5 years of the effective  date of the PD unless an extension is granted as  
            provided in the LDC.  Upon expiration, re-certification of the PD General Site Plan shall be required in  
            accordance with provisions set forth in LDC Section 5.03.07.C 
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Zoning Administrator Sign Off:  

J. Brian Grady
Mon Sep 11 2023 08:05:32  

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

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

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

TO: ZONING TECHNICIAN, Development Services Department DATE: 09/09/2023 
Revised: 9/11/2023 

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

PLANNING SECTOR/AREA: South/ RV PETITION NO: MM 23-0414 
 

 

 

  This agency has no objection. 
 

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

  This agency objects, based on the listed or attached grounds. 
 
 
NEW AND REVISED CONDITIONS OF APPROVAL 
 
Revised Conditions 
 
1. The multi-use development shall be limited as follows: 
 

1.1 The project shall be permitted a maximum of 351 multi-family residential units on 30.36 acres; 
and shall be subject to the Residential Multi-family Conventional-12 (RMC-12) zoning district 
development standards, except as referenced herein. 

 
 Minimum Front Yard Set-back:    25 feet 

Minimum Set-back:      20 feet along western property boundary 
40 feet from ELAPP property 
50 feet from Alafia River 

Maximum height:      60 feet (5 stories) 
 
The 2:1 additional setback for buildings over 20 feet in height shall not apply to the western 
and northern property boundaries. 

 
1.2 The project shall be permitted a maximum of 60,707 square feet of building area for 

Commercial Neighborhood (CN) zoning district uses on 5.6 acres. The project will be subject 
to the Commercial Neighborhood (CN) zoning district development standards, except as 
referenced herein. Maximum impervious surface for the commercial neighborhood portion of 
the project shall be 75% and said area shall be developed in accordance with the concept plan 
and building elevation on Sheet 2 of the Certified Site Plan. 

 
 

1.4 The project shall be permitted a maximum 68,88081,000 square foot hotel containing a 
maximum of 125 rooms on 3.0 acres. The project will be subject to the Commercial General 
(CG) zoning district development standards, except as referenced herein.  Maximum building 
height shall be 74 feet (6 stories). 

 
 

  This agency has no comments. 
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3. Cross access shall be provided between all outparcels and Alafia Preserve Ave.the major internal 

roadway. Direct access from any outparcel onto Gibsonton Drive shall be prohibited. 
 
[Transportation Review Section staff is proposing to modify this condition for clarity.] 
 
 
6. The following conditions are address required access improvements to Gibsonton Drive: 
 

6.1 The Gibsonton Drive and Fem Hill Drive is currently signalized. The applicant shall be 
required to lengthen the existing eastbound left tum lane. The total distance is subject to FOOT 
FDOT approval. 

 
6.2 The project driveway at Gibsonton Drive Alafia Preserve Avenue will be modified to left-

in/right- in/right-out.  [THIS CONDITION HAS BEEN SATISFIED]. 
 

6.3 The site currently has access to abuts, but does not have access to, the FOOT FDOT frontage 
road that runs along Gibsonton Drive. FOOT FDOT has indicated that the portion of the 
frontage road east of the proposed 54-foot-wide public right-of-way and continuing to the Fern 
Hill Dr. Ext. access may will be restricted/modified removed in the future, once a new public 
roadway segment is constructed within the referenced right-of-way.  Nothing herein this 
condition shall be construed as requiring the developer of the subject PD to construct such 
public roadway facility. 

 
[Transportation Review Section staff is proposing to modify this condition for clarity, to better reflect the 
FDOT and County’s intentions/status of area improvements, and more accurately describe the planned future 
configuration of transportation facilities within the area.] 
 
 
7. Gibsonton Drive and Fern Hill Drive has been signalized. As a result, the connection from Old 

Gibsonton Drive to Fern Hill Drive due to its proximity to the intersection will be closed in the future. 
Old Gibsonton Drive (i.e. the frontage road) currently provides primary access to parcels located west 
of the subject property referred to as Folio Numbers 076326-0000 and 076327-0000, which are jointly 
zoned as Planned Development 99-0735 (the “Adjacent Properties”). To accommodate future access 
from the Adjacent Properties to Gibsonton Drive via a public right-of-way, the Developer shall make 
the following dedications: 

 
7.1 Upon completion of the Fern Hill Drive Extension to Alafia Preserve Avenue, 

Developer shall dedicate and convey Fern Hill Drive and Alafia Preserve Avenue to 
Hillsborough County, as such roadways have been designed, approved, and 
constructed, together with necessary drainage easements. The dedication of Fern Hill 
Drive extension and Alafia Preserve Avenue shall occur within 90 days of the 
completion of the Fern Hill Drive Extension. The Developer shall be allowed future 
driveway connections to such roadways consistent with Hillsborough County Access 
Management regulations; and 

 
Dedication and conveyance shall occur upon the earlier of the following: 

 
a. prior to final approval of the Construction Plan of the “Last Parcel to 

Develop” as depicted on the Site Plan; or, 
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b. within ninety (90) days from Developer’s receipt of written notice from 

Hillsborough County that a site construction plan application has been 
submitted to Hillsborough County requesting approval to develop either of 
the Adjacent Properties; or, 

 
c. September 12, 2025. 

 
The Developer shall be allowed future driveway connections to such roadways 
consistent with Hillsborough County Access Management regulations. 

 
7.2 To provide the alternative connection for Old Gibsonton Dr. (i.e. the frontage road) to 

the Fern Hill Drive ExtentionsExtension via Alafia Preserve Avenue, the Developer 
shall dedicate and convey a fifty-four (54) foot right-of-way within the parcel labeled 
“Last Parcel to Develop” as depicted on the Site Plan, to Hillsborough County 
connecting Alafia Preserve Avenue to Old Gibsonton Drive. 

 
   Dedication and conveyance shall occur upon the earlier of the following: 
 

a. prior to final approval of the Construction Plan of the “Last Parcel to 
Develop” as depicted on the Site Plan, or 

 
b. within ninety (90) days from Developer’s receipt of written notice from 

Hillsborough County that a site construction plan application has been 
submitted to Hillsborough County requesting approval to develop either of 
the Adjacent Properties. 

 
The dedicated right-of-way shall be located within the area labeled “Proposed Location 
of Future ROW” onas generally shown on the Site Plan, at the discretion of Developer 
consistent with applicable transportation technical and access management standards. 
Developer shall have no obligation to construct any roadway improvements within the 
dedicated right-of-way but shall be allowed driveway connections consistent with 
Hillsborough County Access Management regulations. 

 
 
[Transportation Review Section staff is proposing to modify this condition for clarity, to comport with the 
applicant’s request, and to provide certainty for how and when these facilities will be provided.] 
 
 
8. Prior to concurrent with the next increment of development, The the developer will provide a bus bay 

and , transit accessory pad including:, shelter, seating, trash receptacle, and bicycle rack for the existing 
transit stop on Gibsonton Drive. The location of these improvements shall be subject to review and 
approval by Hillsborough Area Regional Transit Authority. 

 
 
[Transportation Review Section staff is proposing to modify this condition for clarity, to make it clear when 
the required improvements are expected to be constructed, and to reflect the language of required transit 
improvements and appurtenances pursuant to Sections 6.02.17 and 6.03.09 of the LDC.] 
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New Conditions 

 Notwithstanding anything on the Site Plan to the contrary, bicycle and pedestrian access may be 
permitted anywhere along the PD boundaries. 
 

 Construction access shall be limited to those locations shown on PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each site/construction 
plan submittal which indicates same. 

 
 Parking shall be provided in accordance with Section 6.05 of the Hillsborough County Land 

Development Code.  Notwithstanding the above, the project’s hotel uses shall be permitted to 
provide parking at a rate of 1.0 parking space per room.  Additionally, the developer will be required 
to construct 6 bicycle parking spaces which meet the location and design criteria found within Sec. 
6.05.02.P. of the LDC.  

 
 
Other Conditions 

 Prior to PD Site Plan Certification, the developer shall revise the Site Plan to: 
o Show the proper intersection configuration (i.e. the raised directional median) at the 

intersection of Gibsonton Dr. and Alafia Preserve Ave.); 
 

o Modify the label reading “PROPOSED 54' FUTURE PUBLIC R/W TO BE DEDICATED 
FROM LAST PARCEL TO DEVELOP PER CONDITIONS OF APPROVAL. FUTURE R/W 
AND EXISTING DRIVEWAYS SHALL MEET THE SPACING REQUIREMENTS OF 
LDC SECTION 6.04.07 FOR TYPE II ACCESS CONNECTIONS.” to instead read 
“PROPOSED 54' PUBLIC RIGHT-OF-WAY DEDICATION AND CONVEYANCE – SEE 
CONDITIONS OF APPROVAL.” 

 
 
PROJECT OVERVIEW AND TRIP GENERATION 
The applicant is requesting a Major Modification to a +/- 5.6 ac. portion of a +/- 39.96 ac. previously approved 
Planned Development (PD) #06-0848, and as most recently modified via PRS 19-0778.  The existing PD is 
approved for 351 multi-family single-family dwelling units, 60,707 s.f. of Commercial Neighborhood (CN) 
uses, and 10,890 s.f. of Business Professional Office (BPO) uses, and a 68,880 s.f. hotel with a maximum of 
125 rooms.  The applicant is proposing to increase the allowable square-footage of hotel uses from 68,880 to 
81,000 s.f.  Staff notes that despite this increase, there will be no corresponding increase to the number of 
hotel rooms.   
 
The Institute of Transportation Engineer’s provides data for hotel rooms trip generation using the number of 
hotel rooms as the independent variable.  Given that the number of rooms is not changing (only the size of 
facility overall), there is no resultant increase in the maximum trip generation potential of the subject project. 
 
Given the above, and that there are no changes in proposed access configurations, staff did not require a trip 
generation and site access analysis to process this request, consistent with the Development Review 
Procedures Manual (DRPM).  Staff prepared the below analysis, comparing trips potentially generally by 
development under the approved and proposed zoning, utilized a generalized worst-case scenario.  Data 
provided below is based on information from the Institute of Transportation Engineer’s Trip Generation 
Manual, 11th Edition.   
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Existing Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
60,980 s.f. Shopping Plaza (40-150k) 
(ITE LUC 821) 5,762 215 587 

352 Multi-Family Dwelling Units 
(ITE LUC 220) 2,332 132 172 

10,890 Medical Office Uses 
(ITE LUC 720) 392 33 41 

125 Room Hotel  
(ITE LUC 310) 998 55 65 

Subtotal: 9,484 435 865 

 
 
Proposed Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
60,980 s.f. Shopping Plaza (40-150k) 
(ITE LUC 821) 5,762 215 587 

352 Multi-Family Dwelling Units 
(ITE LUC 220) 2,332 132 172 

10,890 Medical Office Uses 
(ITE LUC 720) 392 33 41 

125 Room Hotel  
(ITE LUC 310) 998 55 65 

Subtotal: 9,484 435 865 

 
 
Difference: 

 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 

 No Change No 
Change 

No 
Change 

 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  

Alafia Preserve Ave. is a 2-lane, undivided, privately maintained, substandard, local roadway.  The roadway 
is characterized by 11-foot-wide travel lanes in average condition.  The roadway lies within a +/- 55-foot 
wide right-of-way.  There are +/- 5-foot-wide sidewalks along portions of the roadway.  There are +/- 5-
foot-wide bicycle facilities along portions of the roadway.  
 
The Fern Hill Dr. Ext. is a 2-lane, divided, privately maintained, substandard, local roadway.  The roadway 
is characterized by 15-foot-wide travel lanes in above average condition.  The roadway lies within a +/- 100-
foot-wide right-of-way.  There are +/- 6-foot-wide sidewalks along both sides of the roadway.  There are no 
bicycle facilities along this segment of the roadway.  
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SITE ACCESS AND CIRCULATION 

No changes to existing approved access or circulation are proposed.  
 
 
CHANGES TO RIGHT-OF-WAY DEDICATION REQUIREMENTS  

Staff notes that the project is currently in volition of its PD zoning conditions (see existing condition 7.1), 
due to Alafia Preserve Ave. and newly constructed Fern Hill Rd. extension not having been dedicated and 
conveyed to the County in accordance with current requirements.  The applicant has proposed modifications 
which will cure that violation.  Specifically, the applicant is proposing to modify the conditions to provides 
flexibility in the timing and location of the 54-foot-wide right-of-way dedication and conveyance area (i.e. 
for the lands needed to accommodate the new north/south public roadway necessary to allow for removal of 
certain portions of the existing frontage road).  They are also proposing modifications to the condition 
governing the timing of the requirement to dedication and convey Alafia Preserve Ave. and Fern Hill Dr.  
Staff has reviewed these condition changes with the County Engineer and supports the proposed revisions 
offered by staff, hereinabove.  Staff notes that conversations between the County and applicant regarding 
what data, analysis, and/or improvements may be required to both the Fern Hill Dr. Ext. and Alafia Preserve 
Ave., prior to the County being able to accept those facilities for ownership and maintenance, are ongoing. 

 
 
REQUESTED PD VARIATION – PARKING 

The applicant submitted a PD Variation, requesting a reduction in the required parking rate for the project’s 
hotel uses.  The Land Development Code requires 1.1 parking spaces per hotel room.  As such, the proejct’s 
125 rooms would require 138 parking spaces.  The applicant is proposing parking at a rate of 1.0 spaces per 
room (or 125 rooms).   
 
The 5th Edition of the Institute of Transportation Engineer’s Parking Generation Manual provides data 
indicating a range of rates between 0.43 and 1.47 of the 22 hotels studied.  They also provide an 85th 
Percentile rate of 0.99 parking spaces per room, with a 95% confidence interval of 0.83 on the high end. 
 
Staff has reviewed the ITE data and recommends approval the request, subject to conditions.  LDC Sec 
6.05.02.P.1. permits the Administrator to reduce the number of required automobile parking spaces by 5% 
in exchange for the provisions of bicycle parking meeting the locational/design criteria specified in the 
LDC.  As such, staff believes it is appropriate that the first 5% of the requested reduction is offset by the 
provision of bicycle parking spaces (138 x .05 = 6.9, which rounds down to 6).  Given the above, staff has 
proposed a condition which would permit the developer to construct 125 parking spaces to serve the 
proposed hotel uses, provided they also construct 6 bicycle parking spaces meeting LDC requirements. 
 
 

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
LOS information for adjacent roadway segments are provided below. 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Gibsonton Dr. I-75 US 301 D C 

Source: Hillsborough County 2020 Level of Service Report. 



Transportation Comment Sheet

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

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

Gibsonton Dr. County Arterial
Rural

4 Lanes
Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Alafia Preserve Ave. Private
2 Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other TBD

Fern Hill Dr. Ext. Private
2 Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Project Trip Generation Not applicable for this request
Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips

Existing 9,484 435 865
Proposed 9,484 435 865
Difference (+/ ) No Change No Change No Change
*Trips reported are based on net new external trips unless otherwise noted.

Connectivity and Cross Access Not applicable for this request

Project Boundary Primary Access Additional
Connectivity/Access Cross Access Finding

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

Design Exception/Administrative Variance Not applicable for this request
Road Name/Nature of Request Type Finding

Choose an item. Choose an item.
Choose an item. Choose an item.

Notes:



Transportation Comment Sheet

4.0 Additional Site Information & Agency Comments Summary

Transportation Objections Conditions
Requested

Additional
Information/Comments

Design Exception/Adm. Variance Requested
Off Site Improvements Provided

Yes N/A
No

Yes
No
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COUNTY OF HILLSBOROUGH  
 

RECOMMENDATION OF THE  
LAND USE HEARING OFFICER 

 
 
APPLICATION NUMBER:   MM 23-0414 
 
DATE OF HEARING:   September 18, 2023 
 
APPLICANT: Riverview Hotel Investment Group, LLC 

PETITION REQUEST: The Major Modification request is to 
modify PD 06-0848 

LOCATION: 140 feet South of the Intersection of 
Alafia Preserve Ave. and Magnolia View 
Court 

 
SIZE OF PROPERTY:   5.6 acres, m.o.l. 
 
EXISTING ZONING DISTRICT:  PD 06-0848 
 
FUTURE LAND USE CATEGORY: CMU-12 and SMU-6 
 
SERVICE AREA:    Urban  
 
COMMUNITY PLAN:   Riverview 
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DEVELOPMENT REVIEW STAFF REPORT

*Note: Formatting issues prevented the entire Development Services 
Department staff report from being copied into the Hearing Master’s 
Recommendation.  Therefore, please refer to the Development Services 
Department web site for the complete staff report. 

1.0 APPLICATION SUMMARY 

Applicant: Riverview Investment Group, LLC

FLU Category: SMU-6, CMU-12

Service Area: Urban

Site Acreage: +/- 5.6 acres

Community Plan Area: Riverview

Overlay: None 

Introduction Summary: 
PD 06-0848 was approved in 2006 to allow (1) maximum of 351 MF residential 
units on 30.36 acres; (2) a maximum of 60,980-square-feet (“sf”) for Commercial 
Neighborhood zoning uses on 5.6 acres; (3) a maximum of 10,890- square-feet 
of Business Professional Office uses; and (4) a maximum of 32,670-square-feet, 
150 room hotel in 3 acres, with a maximum height of 60 feet (5 stories). 

MM 07-1378 approved an increase to the square footage of the hotel use from 
32,670 sf to 65,340 sf.
PRS 08-0816 modified transportation conditions and increased the maximum 
square feet for the hotel from 65,340 sf to 68,880 sf, reduced the number of 
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hotel rooms from 150 to 125 rooms, and increased the max. height of the hotel 
from 60 feet (5stories) to 74 feet (6 stories).
PRS 19-0778 modified certain transportation conditions, without changing the 
entitlements. 

The applicant is requesting a major modification to the previously approved 
Plan Development (06-0848), as modified, generally as follows: 

(1) to expand the hotel’s square footage from 68,880 sf to 81,000 sf, through the 
use of Comprehensive Plan Policy 19.3 mixed-use bonus, with no change in the 
number of rooms within the hotel; and
(2) to reduce the required parking spaces for the hotel from 138 to 125 spaces. 

Existing Approval(s): 

1. Maximum of 68,880 sf hotel 
2. 138 hotel parking spaces 
3. Maximum hotel height of 74 feet (6 stories) 

Additional Information: 

PD Variation(s):
Waiver(s) to the Land Development Code: 

Proposed Modification(s): 

1. Increase hotel to 81,000 sf
2. Reduce the hotel parking spaces to 125. 3. No change. 

LDC Part 6.05.00 (Parking/Loading) None requested. 

Planning Commission Recommendation: Consistent 

Development Services Recommendation: Approvable, subject to proposed 
conditions 



4

2.0 LAND USE MAP SET AND SUMMARY DATA 2.1 Vicinity Map 

Context of Surrounding Area: 

The subject property is located in the northeastern corner of Interstate 75 and 
Gibsonton Dr. The PD is approved for Multifamily and Commercial Neighborhood 
Uses. Existing land uses within the area include the multi-family residential 
development within the same overall PD, located to the immediate north of the 
portion of the site subject of this request. 
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2.0 LAND USE MAP SET AND SUMMARY DATA 2.2 Future Land Use Map 

Subject Site Future 
Land Use Category: SMU-6, CMU-12 

Maximum 
Density/F.A.R.: 

SMU-6: 6 du per ac. /0.35 FAR CMU-12: 12 du per ac. / 
0.5 FAR 

Typical Uses: 

SMU-6: Typical uses include residential, suburban 
commercial, offices, research parks, light industrial, multi-
purpose, clustered residential, mixed- use.
CMU-12: Typical uses include residential, community 
retail commercial, offices, research park, light industrial, 
multi-purpose, clustered residential, mixed-use. 
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2.0 LAND USE MAP SET AND SUMMARY DATA 2.3 Immediate Area Map 

Adjacent Zonings and Uses 

Location: Zoning: Maximum Density/F.A.R. Permitted 
by Zoning District: 

Allowable 
Use: 

Existing 
Use: 

South Commercial 
General (CG) 

Maximum 
0.27 FAR 

Uses allowed per Sec. 2.02.02 
including commercial, offices. 

Office 
building 

East  PD 06-0848 

Max. 60,980 
sf CN; Max. 
10,890 sf 
BPO 

Neighborhood 
commercial/Office, Professional 

Commercial 
strip center 

West PD 99-0735 Maximum 
0.50 FAR 

159 Dry Boat Storage, Max. 100 
RV storage, 1,300 sf res., office, 
& retail for boat & RV 
maintenance, and 70- room 
hotel. 

Vacant and 
boat ramp 
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2.0 LAND USE MAP SET AND SUMMARY DATA
2.4 Approved Site Plan (partial provided below for size and orientation 
purposes. See Section 8.1 for full site plan) 
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2.0 LAND USE MAP SET AND SUMMARY DATA
2.5 Proposed Site Plan (partial provided below for size and orientation 
purposes. See Section 8.2 for full site plan) 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 
INFORMATION/REVIEWI
NG AGENCY 

Environmental: 
Comment
s 
Received 

Objection
s 

Conditio
ns 
Requeste
d 

Additional 
Information/Comme
nts 

Environmental Protection Commission Natural Resources
Conservation & Environ. Lands Mgmt. 
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Check if Applicable: 

 Wetlands/Other Surface Waters  

 Use of Environmentally Sensitive Land Credit  

 Wellhead Protection Area 
 Surface Water Resource Protection Area  

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

Other  

Public Facilities:  Comments 
Received  Objections Conditions 

Requested  
Additional 
Information/Comments  

Transportation  

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

 Yes No  Yes 
No   Yes No See “Transportation 

Summary Report”  

Service Area/ 
Water & 
Wastewater  

Urban  City of 
Tampa 

Rural  City of 
Temple Terrace  

 Yes No  Yes 
No   Yes No  

Hillsborough 
County School 
Board  

Adequate  K-5 
6-8 9-12 
N/A Inadequate 
 K-5 6-8 9-

12 N/A  

 Yes No  Yes 
No   Yes No  
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Impact/Mobility Fees 

Hotel
(Per room (Mobility and Parks)) (Per 1,000 s.f. (Fire))
Mobility: $4,168 *0 = $0
Parks: $1,327 * 0 = $0
Fire: $313 * 12.12 = $3,793.56 

Urban Mobility, South Fire - Hotel Expansion from 68,880 to 81,000 (12,120 sq 
ft) - no additional rooms 

Comprehensive 
Plan: 

Comments 
Received Findings Conditions 

Requested 
Additional 
Information/Comments 

Planning 
Commission 

Meets 
Locational Criteria 

N/A 
Locational Criteria 
Waiver Requested 

Minimum 
Density Met 
N/A Density 
Bonus Requested 

Consistent 
Inconsistent 

 Yes 
No 

Inconsistent 

Consistent 

 Yes No 

5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility 

The subject site is currently undeveloped and located at the northeastern 
quadrant of Interstate 75 and Gibsonton Drive. The site is surrounded on the 
north and east by other properties within the same PD. To the immediate west of 
the subject site is PD 99-0735, which is approved for up to 159 Dry Boat Storage 
spaces, 100 RV storage spaces, 1,300 sf residential, office, and retail for boat 
and RV maintenance, and a 70-room hotel. South of the subject site is right-of-
way for Interstate 75 North and Gibsonton Road. Directly south across Gibsonton 
Road is commercial zoned property developed with an office building. Further 
south past the Commercial General is single-family residential and southeast 
across Gibsonton Drive are mobile homes. The site is located in the Urban 
Service Area and within the limits of the Riverview Community Plan. 
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The applicant’s request is to expand the hotel buildable square footage to allow 
up to 81,000 square feet, through the use of a Comprehensive Plan Policy 19.3 
mixed-use bonus, with no change in the number of rooms within the hotel, and to 
reduce the parking spaces required for the hotel use from 138 to 125 pursuant to 
a PD Variation for Parking. The nonresidential square footage for Commercial 
Neighborhood uses is nominally increased from 60,707 to 60,980. To address 
these increases and account for the additional hotel square footage. Staff notes 
that despite this increase, there will be no corresponding increase to the number 
of hotel rooms.  

The scale of the proposed development only increases the square footage of the 
hotel while maintaining the number of hotel rooms at 125. The applicant states, 
“The hotel floor area increase is requested to accommodate larger extended stay 
hotel type rooms. The parking reduction is sought to reflect current market 
conditions and is supported by the Institute of Transportation Engineer’s Parking 
Manual.”  

The applicant does not request any variations to Land Development Code Parts 
6.06.00 (Landscaping/Buffering). The applicant is required to have a 20 ft. buffer 
with Type “B” screening adjacent to the multi-family development located to the 
north of the hotel, which the applicant is providing, as shown on the site plan. 
This was also previously provided and is not a change.  

Transportation PD Variation for Parking  

The applicant submitted a PD Variation, requesting a reduction in the required 
parking rate for the project’s hotel uses. The Land Development Code requires 
1.1 parking spaces per hotel room. As such, the project’s 125 rooms would 
require 138 parking spaces. The applicant is proposing parking at a rate of 1.0 
spaces per room (or 125 rooms). LDC Sec 6.05.02.P.1. permits the Administrator 
to reduce the number of required automobile parking spaces by 5% in exchange 
for the provisions of bicycle parking meeting the locational/design criteria 
specified in the LDC. As such, staff believes it is appropriate that the first 5% of 
the requested reduction is offset by the provision of bicycle parking spaces (138 
x .05 equals 6.9, which rounds down to 6). Given the above, staff has proposed a 
condition which would permit the developer to construct 125 parking spaces to 
serve the proposed hotel uses, provided they also construct 6 bicycle parking 
spaces meeting LDC requirements.  

The Institute of Transportation Engineer’s provides data for hotel rooms trip 
generation using the number of hotel rooms as the independent variable. Given 
that the number of rooms is not changing (only the size of facility overall), there is 
no resultant increase in the maximum trip generation potential of the subject 
project.  
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The uses proposed are unchanged and remain compatible. Based on the 
adjacent zonings and uses identified above in the report, staff finds the proposed 
PD zoning district compatible with the existing zoning districts and development 
pattern in the area. The subject site will comply with and conform to all other 
applicable policies and regulations, including but not limited to, the Hillsborough 
County Land Development Code. The proposed Planned Development would 
allow for development that is consistent with the Goals, Objectives, and Policies 
of the Unincorporated Hillsborough County Comprehensive Plan.  

5.2 Recommendation  

Based on the above, staff finds the request approvable.  

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

SUMMARY OF HEARING 
 
THIS CAUSE came on for hearing before the Hillsborough County Land Use 
Hearing Officer on September 18, 2023.  Ms. Michelle Heinrich of the 
Hillsborough County Development Services Department introduced the petition. 
 
Mr. Kevin Reali 401 East Jackson Street testified on behalf of the applicant.  Mr. 
Reali showed a series of graphics and identified the boundary of the PD and the 
boundary of the Major Modification within the PD.  He stated that the request is to 
increase the square footage of the hotel floor area from 68,880 square feet to 
81,000 square feet with no change to the number of rooms.  The increase in 
square footage is due to a change in the hotel type for an extended stay hotel.  
He added that the hotel rooms will be a bit bigger.  Mr. Reali testified that a PD 
Variation is requested to reduce the amount of parking for the hotel.  He 
explained that there are several changes to the approved zoning conditions are 
there have been three prior Personal Appearance applications and the conditions 
needed to be cleaned up.  Policy 19.3 of the Future Land Use Element is 
proposed to be used for a mixed use density bonus in the existing flex approval 
which was part of the original approval.  The waivers that were approved 
previously are also continuing to be requested and applied.  Mr. Reali stated that 
because there is no increase in the number of hotel rooms being proposed, there 
is no change in the associated trip generation from the project.  Regarding the 
reduction in parking, Mr. Reali testified that ITE data was used for hotel rooms 
which equates to less than one space (0.99) per room.  County transportation 
staff supports the request as the applicant agreed to provide bicycle parking on-
site. Mr. Reali concluded his presentation by stating that he was contacted by the 
property owner to the west asking about the stormwater permitting for the 
roadway.  He explained that the zoning conditions are not clear who will 
construct the road.  Whoever builds the road will be required to comply with 
SWFWMD regulations and the required amount of drainage.  
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Mr. Tim Lampkin of the Development Services Department, testified regarding 
the County staff report and stated that the proposed modification to PD 06-0848 
to expand the hotel’s buildable square footage up to 81,000 square feet.  He 
described the surrounding land uses and stated that the applicant is requesting a 
PD Variation to reduce the amount of required parking for the hotel. The Land 
Development Code requires 1.1 spaces per room or 138 spaces and the 
applicant proposes to install 125 parking spaces and six bicycle spaces.  Mr. 
Lampkin testified that there is no increase in the number of hotel rooms and the 
project is consistent with the development pattern in the area.  

Ms. Jillian Massey of the Planning Commission testified regarding the Planning 
Commission staff report.  Ms. Massey stated that the property is designated 
Community Mixed Use-12 and Suburban Mixed Use-6 by the Future Land Use 
Map and is located within the Urban Service Area and the Riverview Community 
Plan.  She described the request and stated that it meets Objective 1 and Policy 
1.2 regarding compatibility with the surrounding area.  She cited numerous 
policies that shows consistency with the modification and stated that the project 
is compatible with the surrounding area.  She concluded her presentation by 
stating that the development is consistent with the Comprehensive Plan. 

Hearing Master Finch asked audience members if there were any proponents of 
the application.  None replied.  

Hearing Master Finch asked audience members if there were any opponents of 
the application.  None replied.  

County staff did not have additional comments.  

Mr. Reali testified that the modification is supported by all reviewing agencies. 

Hearing Master Finch then concluded the hearing. 
 

EVIDENCE SUBMITTED 
 
Ms. Heinrich submitted a revised staff report into the record. 
Mr. Reali submitted a copy of his PowerPoint presentation which included zoning 
documents pertaining to prior modifications into the record.  
 

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

1. The subject site is 5.6 acres and is zoned Planned Development (06-
0848).  The property is designated CMU-12 and SMU-6 by the 
Comprehensive Plan and located in the Urban Service Area and the 
Riverview Community Planning Area.  

 
2. The Planned Development (PD) is currently approved for 125 hotel rooms 

with a maximum square footage of 68,880 square feet and a maximum 
height of 74 feet (6 stories). 

 
3. The Major Modification requests to increase the maximum square footage 

of the hotel from 68,880 square feet to 81,000 square feet with no 
increase in the number of hotel rooms.  Additionally, the applicant 
requests to reduce the required parking for the hotel from 138 spaces to 
125 spaces.  
 

4. The applicant’s representative testified that the increase in square footage 
for the hotel is due to a change in the type of hotel as it will be developed 
as an extended stay hotel.   
 

5. The reduction in the required number of parking spaces is requested 
through a Planned Development Variation to Land Development Code 
(LDC) Section 6.05.00.  The applicant based the reduction in parking 
spaces from 138 to 125 on the Institute of Transportation Engineer’s 
Manual which states that hotel parking is 0.99 spaces per room.  Given 
the number of hotel rooms (125), the applicant is requesting to provide 
125 parking spaces. 
 
County Transportation staff reviewed the reduction request and asked the 
applicant to also provide the LDC required amount of bicycle parking 
spaces for the 138 rooms which equates to 6 bicycle parking spaces.  The 
applicant agreed to a zoning condition for the bicycle parking spaces. 
 
The PD Variation meets LDC Section 5.03.06.C(b) as the request is in 
harmony with the purpose and intent of the parking standards and the 
reduction in spaces is minimal such that it will not substantially interfere 
with adjacent property owners.  
 

6. The Planning Commission found the request meets Objective 1 and Policy 
1.2 regarding compatibility with the surrounding area.  Staff cited 
numerous policies that shows consistency with the modification and stated 
that the project is compatible with the surrounding area.  Staff found the 
modification consistent with the Comprehensive Plan. 
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7. The PD has been modified previously and the applicant and County staff 
have revised the zoning conditions to reflect the intended use of the hotel 
more accurately. 

 
8. The Major Modification request is consistent with the Comprehensive Plan 

and Land Development Code and compatible with the surrounding area.  
 

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

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

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

SUMMARY 
 

The Planned Development (PD) is currently approved for 125 hotel rooms with a 
maximum square footage of 68,880 square feet and a maximum height of 74 feet 
(6 stories). 
 
The Major Modification requests to increase the maximum square footage of the 
hotel from 68,880 square feet to 81,000 square feet with no increase in the 
number of hotel rooms.  Additionally, the applicant requests to reduce the 
required parking for the hotel from 138 spaces to 125 spaces. 
 
The reduction in the required number of parking spaces is requested through a 
Planned Development Variation to Land Development Code (LDC) Section 
6.05.00.  The applicant based the reduction in parking spaces from 138 to 125 on 
the Institute of Transportation Engineer’s Manual which states that hotel parking 
is 0.99 spaces per room.  Given the number of hotel rooms (125), the applicant is 
requesting to provide 125 parking spaces.  County Transportation staff reviewed 
the reduction request and asked the applicant to also provide the LDC required 
amount of bicycle parking spaces for the 138 rooms which equates to 6 bicycle 
parking spaces.  The applicant agreed to a zoning condition for the bicycle 
parking spaces. The PD Variation meets LDC Section 5.03.06.C(b) as the 
request is in harmony with the purpose and intent of the parking standards and 
the reduction in spaces is minimal such that it will not substantially interfere with 
adjacent property owners.  
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The request is consistent with the Comprehensive Plan and Land Development 
Code and compatible with the surrounding area.

RECOMMENDATION

Based on the foregoing, this recommendation is for APPROVAL of the Major 
Modification to Planned Development 06-0848 as indicated by the Findings of 
Fact and Conclusions of Law stated above subject to the zoning conditions 
prepared by the Development Services Department.  

October 9, 2023
Susan M. Finch, AICP    Date
Land Use Hearing Officer
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Context 
 
 The approximately 5.6± acre site is located Northeast of I-75 and Gibsonton Drive. The site is 

in the Urban Service Area and within the limits of the Riverview Community Plan. 
 

 The subject site is located in the Community Mixed Use-12 (CMU-12) Future Land Use 
Category.  Typical allowable uses in the CMU-12 include residential, community scale retail 
commercial, office, research corporate park uses, light industrial, multi-purpose and clustered 
residential and/or mixed-use projects at appropriate locations. Suburban Mixed Use-6 (SMU-
6) allows for residential, suburban scale neighborhood commercial, office uses, research 
corporate park uses, light industrial multi-purpose and clustered residential and/or mixed use 
projects at appropriate locations. Projects that are 10 acres or greater within the CMU-12 
Future Land Use classification and properties 20 acres or greater in the Suburban Mixed Use-
6 (SMU-6) Future Land Use must demonstrate a mix of land uses in accordance with Policy 
19.1.  

 
 The CMU-12 Future Land Use category is located to the north, west, and northwest of the 

subject site. SMU-6 Future Land Use is located to the east, southeast, and northeast. Public 
/Quasi-Public Future Land Use is found to the south.  

 Much of the area contains Planned Development zoning developed with various uses such 
as multi-family residential housing, and retail commercial.   

 The applicant is requesting a Major Modification to Planned Development (06-0848) to allow 
an increase in building size from 68,880 sq.ft. to 81,000 sq.ft. with no change to the number 
of rooms for the hotel site.   

Compliance with Comprehensive Plan: 
The following Goals, Objectives, and Policies apply to this rezoning request and are used as a 
basis for a consistency finding. 
 
FUTURE LAND USE ELEMENT 
 
Urban Service Area (USA)  
  
Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area 
with the goal that at least 80% of all population growth will occur within the USA during the 
planning horizon of this Plan.  Within the Urban Service Area, Hillsborough County will not impede 
agriculture. Building permit activity and other similar measures will be used to evaluate this 
objective. 
 
Policy 1.2:  Minimum Density All new residential or mixed-use land use categories within the 
USA shall have a density of 4 du/ga or greater unless environmental features or existing 
development patterns do not support those densities.  
 
Within the USA and in categories allowing 4 units per acre or greater, new development or 
redevelopment shall occur at a density of at least 75% of the allowable density of the land use 
category, unless the development meets the criteria of Policy 1.3.   
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Policy 1.4:  Compatibility is defined as the characteristics of different uses or activities or design 
which allow them to be located near or adjacent to each other in harmony. Some elements 
affecting compatibility include the following: height, scale, mass and bulk of structures, pedestrian 
or vehicular traffic, circulation, access and parking impacts, landscaping, lighting, noise, odor and 
architecture. Compatibility does not mean “the same as.” Rather, it refers to the sensitivity of 
development proposals in maintaining the character of existing development. 
 
Policy 7.3:  The land use category boundaries may be considered for interpretation as flexible 
boundaries in accordance with the Flex Provision as follows:  

 Through application of the flex provision, the land use category boundaries shall be 
deemed to extend beyond the precise line to include property adjoining or separated by a 
man made or natural feature from the existing boundary line.    

 The line may be relocated a maximum of 500 feet from the existing land use boundary of 
the adopted Land Use Plan Map. Right-of-Way is not included in the measurement of the 
500 foot flex. 

 No new flexes can be extended from an existing flexed area.  
 All flexes must be parallel to the land use category line.   
 Flexes are not permitted in the Rural Area or in areas specified in Community Plans. 
 Flexes are also not permitted from the Urban Service Area into the Rural Area.  All flexes 

in the Rural Area approved prior to July 2007 are recognized and are not to be considered 
non-conforming.    

 Flexes to increase residential density are not permitted in the Coastal High Hazard Area. 
Flexes are not permitted from a municipality into the unincorporated county.   

 A flex must be requested as part of planned development or site plan oriented rezoning 
application. Major Modification to approved zoning that changes the intensity, density or 
the range of uses will require that the previous flex request be re-evaluated for consistency 
and a new flex request may be required. 

 Applicants requesting a flex must provide written justification that they meet the criteria for 
a flex as outlined below.   

 The Board of County Commissioners may flex the plan category boundary to recognize 
or grant a zoning district which is not permitted in the land use category but lies within the 
distance of a conforming land use category, as described above.  Prior to the 
determination by the Board of County Commissioner, the staff of the Planning Commission 
shall make a recommendation on the consistency of the request with the Comprehensive 
Plan. 

 
Objective 8: The Future Land Use Map will include Land Use Categories which outline the 
maximum level of intensity or density and range of permitted land uses allowed and planned for 
an area.   A table of the land use categories and description of each category can be found in 
Appendix A. 
 
Policy 8.8: For projects whose boundaries encompass more than one land use category, density 
and intensity calculations will allow for the blending of those categories across the entire project.  
All portions of the project must be contiguous to qualify for blending. Blending of densities and 
intensities is not permitted across improved public roadways or between the Urban Service Area 
(USA) and Rural Service Area (RSA) boundary.  The combined total number of dwelling units 
and/or FAR possible under all the land use categories within the project will be used as a ceiling 
for review purposes.  This provides maximum design flexibility for those projects, because the 
location or clustering of those units on the project site need not conform to the land use category 
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boundary on the site as long as the maximum number of dwelling units permitted for the entire 
project are not exceeded. 
 
Relationship to Land Development Regulations 
 
Objective 9: All existing and future land development regulations shall be made consistent with 
the Comprehensive Plan, and all development approvals shall be consistent with those 
development regulations as per the timeframe provided for within Chapter 163, Florida Statutes. 
Whenever feasible and consistent with Comprehensive Plan policies, land development 
regulations shall be designed to provide flexible, alternative solutions to problems.  
 
Policy 9.1: Each land use plan category shall have a set of zoning districts that may be permitted 
within that land use plan category, and development shall not be approved for zoning that is 
inconsistent with the plan. 
 
Policy 9.2: Developments must meet or exceed the requirements of all land development 
regulations as established and adopted by Hillsborough County, the state of Florida and the 
federal government unless such requirements have been previously waived by those 
governmental bodies. 
 
Neighborhood/Community Development 

 
Objective 16:  Neighborhood Protection The neighborhood is a functional unit of community 
development.  There is a need to protect existing neighborhoods and communities and those that 
will emerge in the future. To preserve, protect and enhance neighborhoods and communities, all 
new development must conform to the following policies. 
 
Policy 16.1:   Established and planned neighborhoods and communities shall be protected by 
restricting incompatible land uses through mechanisms such as:   

a) locational criteria for the placement of non-residential uses as identified in this Plan,  
b) limiting commercial development in residential land use categories to neighborhood scale;   
c) requiring buffer areas and screening devices between unlike land uses; 

 
Policy 16.2: Gradual transitions of intensities between different land uses shall be provided for 
as new development is proposed and approved, through the use of professional site planning, 
buffering and screening techniques and control of specific land uses. 
 
Policy 16.3: Development and redevelopment shall be integrated with the adjacent land uses 
through: 

a) the creation of like uses; or 
b) creation of complementary uses; or 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections 

 
Policy 16.5:  Development of higher intensity non-residential land uses that are adjacent to 
established neighborhoods shall be restricted to collectors and arterials and to locations external 
to established and developing neighborhoods.   
 
Mixed Use Land Use Categories  
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Objective 19: All development in the mixed use categories shall be integrated and interconnected 
to each other.   
 
Policy 19.1: Larger new projects proposed in all mixed use plan categories shall be required to 
develop with a minimum of 2 land uses in accordance with the following:    
 

 Requirements for 2 land uses will apply to properties 10 acres or greater in the RMU-35, 
UMU-20, and CMU-12 land use categories, and to properties 20 acres or greater in the 
SMU-6 and NMU-4 land use categories.   

 
 At least 10% of the total building square footage in the project shall be used for uses other 

than the primary use.   
 

 The mix of uses may be horizontally integrated (located in separate building). Horizontal 
integration may also be achieved by utilizing off-site uses of a different type located within 
¼ mile of the project, on the same side of the street of a collector or arterial roadway 
connected by a continuous pedestrian sidewalk.   

 
 The land uses that may be included in a mixed use project include: retail commercial, 

office, light industrial, residential, residential support uses, and civic uses provided that the 
use is permitted in the land use category.    

 
 These requirements do not apply within ½ of a mile of an identified Community Activity 

Centers (if other mixed use standards have been adopted for that area or when the project 
is exclusively industrial). 

 
Policy 19.3: Incentives for Mixed Use 
The following incentives are available to encourage mixed use and vertically integrated mixed use 
projects within the Urban Service Area:   

 Parking structures shall not count towards the FAR for projects that include 3 or more land 
uses or vertically integrate two land uses.   

 Projects that either include 3 or more land uses or vertically integrate two land uses may 
utilize a density bonus to the next higher land use category or the following FAR bonus:  

 Property with a Future Land Use Category of 35 units per acre and/or 1.00 FAR and higher 
and within the USA – may increase up to 50 units and/or an additional .50 FAR  

 Property within a Future Land Use Category of 9 units per acre and/or .5 FAR and higher 
and within the  USA – Increase in FAR by .25  

 Property within  a Future Land Use Category of 4 units per acre and/or .25 FAR and higher 
and within the USA – Increase in  FAR by .10 

 
Community Design Component 
 
2.1 Mixed Use Development 
 
GOAL 1:  Plan a pattern of compact, livable and walkable neighborhoods and communities within 
the urban service area which are supported by locally-oriented employment, goods and services.  
 
OBJECTIVE 1-2:  Promote a variety of uses in order to create vitality and bring many activities of 
daily life within walking distances of homes. 
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LIVABLE COMMUNITIES ELEMENT 
 
Riverview Community Plan 
 
Goal 1 Achieve better design and densities that are compatible with Riverview's vision.  
 

 Develop Riverview district-specific design guidelines and standards.  
The standards shall build on recognizable themes and design elements that are 
reflective of historic landmarks, architecture and heritage of Riverview. The mixed-use, 
residential, non-residential and roadway design standards shall include elements such 
as those listed.  
 

 Mixed Use-Commercial-Residential 
o Enhance the ability to walk or bike between adjoining commercial areas. 

 Transportation: 
o Develop distinctive roadway design and landscape standards for new 

developments and redevelopment projects that complement the community’s 
uniqueness as well as encourage buffers to parking areas, water retention 
areas and sidewalks. Techniques may include landscaping, berming and 
median enhancements. 

 
Goal 2 Reflect the vision of Riverview using the Riverview District Concept Map. The Riverview 

District Concept Map will illustrate the unique qualities and land uses related to distinct 
geographic areas identified as "districts". (See Figure 10) 
 
The following specific districts are incorporated into the Riverview District Concept Map. 
Require future development and redevelopment to comply with the adopted Riverview 
District Concept Map.  
 
4. Mixed Use – Focus and direct development toward walkable mixed-use town 
center locations throughout the community while respecting existing land use. 
 
5. Residential – Encourage attractive residential development that complements the 
surrounding character and promotes housing diversity. 

 
Goal 4 Provide safe, attractive, efficient multi-modal transportation, including vehicular, 
bicycle/pedestrian and transit.  
 
Goal 7 Encourage economic development by supporting local business while attracting a variety 
of new uses and services, particularly high technology businesses. 
 
Goal 9 Attract, locate and support appropriate industry and employment with state-of-the-art 
infrastructure. 
 
Goal 11 Interconnect districts and public places with concepts for walkability, particularly schools 
and parks. 
 

 Collaborate with private sector developers, government agencies and non-profit 
organizations to provide safe roadway, sidewalk and pathway connections, biking and 
equestrian linkages and other pedestrian amenities. 
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 Provide sidewalks, pathways and/or trails wide enough (wider than 5 feet) for people 
to easily pass each other or travel side-by-side. 

 
Staff Analysis of Goals, Objectives, and Policies: 
 
The approximately 5.6 acre site is located Northeast of I-75 and Gibsonton Drive. The site 
is in the Urban Service Area and within the limits of the Riverview Community Plan. The 
applicant is requesting a Major Modification to Planned Development (06-0848) to allow an 
increase in building size from 68,880 sq.ft. to 81,000 sq.ft. with no change to the number 
of rooms for the hotel site.   
 
The subject site has 4.59 acres designated Community Mixed Use-12 (CMU-12) and 1.01 
acres Suburban Mixed Use-6 (SMU-6) Future Land Use Category.  Projects that are 10 acres 
or greater within the CMU-12 Future Land Use classification and properties 20 acres or 
greater in the Suburban Mixed Use-6 (SMU-6) Future Land Use must demonstrate a mix of 
land uses in accordance with Policy 19.1-3. This property is part of a larger PD that meets 
the acreage threshold for the both the CMU-12 and SMU-6 Future Land Use categories. The 
CMU-12 Future Land Use category is located to the north, west, and northwest of the 
subject site. SMU-6 Future Land Use is located to the east, southeast, and northeast. Public 
/Quasi-Public Future Land Use is found to south.  
 
Objective 1 and FLUE Policies 1.2, 1.3 and 1.4 as it provides growth in the Urban Service 
Area. The proposed major modification is compatible with the development pattern in the 
area as required in Policy 1.4. Much of the area contains Planned Development zoning 
developed with various uses such as multi-family residential housing, and retail 
commercial. Objective 8 enables the Future Land Use Map (FLUM) and Policy 8.1 mandates 
the range of acceptable land uses in each classification in the FLUM. Policy 8.2 requires 
all development to be compliant with the Future Land Use Element of the Comprehensive 
Plan and the proposed development does meet the intent of the FLU category. 

The proposed Planned Development is consistent with the Neighborhood Protection 
policies under FLUE Objective 16.  Specifically, FLUE Policy 16.1 focuses on the protection 
of neighborhoods through locational criteria for non-residential uses. FLUE Policy 16.2 
calls for gradual transitions of intensities between land uses.  The proposed development 
is consistent with this policy direction, as the non-residential land uses are proposed on 
to the end of the cul-de-sac and is closer to Interstate-75 serving as a buffer for the multi-
family residential to the east.  This arrangement of uses is also consistent with FLUE Policy 
16.5, which seeks to focus more intensive development along arterials and collector 
roadways, and to areas outside of existing and developing neighborhoods.   
 
The property is subject to Commercial Locational Criteria pursuant to FLUE Policy 22.2. 
The nearest qualifying intersection is Interstate-75 and Gibsonton Drive.  The maximum 
building square footage permitted for neighborhood serving commercial uses per 
quadrant is 175,000 square feet for the SMU-6 Future Land Use category.  The property 
occupies the northeast quadrant of the intersection and is within the required distance of 
the intersection. Therefore, the subject site meets Commercial Locational Criteria.   
 
Due to the expected intensity of CMU-12 Future Land Use categories, locational criteria is 
not required for non-residential uses.  However, commercial locational criteria is required 
for non-residential development within the SMU-6 Future Land Use category, the property 
is part of a 39.96 acre mixed use PD which overall meets commercial locational criteria. 
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The site is located within the limits of the Riverview Community Plan, specifically within 
the Residential District. The proposed development would not support the vision of the 
Riverview Community Plan by developing a mix of commercial uses on the southern 
portion of the site. Goal 4 calls for internal and external pedestrian connections for 
providing a safe and efficient multi-modal system within Riverview. The Community Plan 
also envisions connecting pedestrians with public places such as parks (Goal 11). The 
proposed project is consistent with the Riverview. 
 
Overall, the proposed  Major Modification would provide for a development pattern that is 
comparable to the mixed-use development pattern within the surrounding area and meets 
the intent or the vision of the Riverview Community Plan. 
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed Planned 
Development CONSISTENT with the Unincorporated Hillsborough County Comprehensive Plan. 
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·1· · · · · · HEARING MASTER:· All right.· Nothing at this time.

·2· Thank you so much.

·3· · · · · · Then, with that, we'll close Rezoning 23-0109 and go

·4· to the next case.

·5· · · · · · MS. HEINRICH:· Our next item is Item D.4, Major Mod

·6· application 23-0414.· The applicant is requesting a major

·7· modification to PD 06-0848.· Tim Lampkin with Development

·8· Services will provide staff findings.· And you should have

·9· received a revised staff report.· In that report, it is amending

10· the cover page to include a parking variation; amending

11· condition 18 to make it specific to only apply to the area of

12· the major modification; and to add an underline to a missing new

13· condition, number 1.7.

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

15· · · · · · Is the applicant here?· Good evening.

16· · · · · · MR. REALI:· Good evening.· For the record, Kevin Reali

17· with the Stearns Weaver Miller law firm, 401 East Jackson

18· Street.· The request this evening, as pointed out, is just a

19· portion of the PD.· You can see the -- the thick gray line is

20· the boundary of the PD, and then the darker black line is the

21· boundary for the major modification which covers roughly five

22· and a half acres, generally located in the southwest portion of

23· the PD in the -- in the northeast quadrant of the intersection

24· with Gibsonton Drive and 75.

25· · · · · · Future Land Use map, note that the PD itself has a mix
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·1· of CMU-12 and SMU-6.· And then the zoning map which shows a

·2· large PD in the area surrounded with the red line and then a mix

·3· of various uses -- residential, nonresidential, commercial --

·4· both north and south of Gibsonton Drive.· This portion of the

·5· area north of Gibsonton is not in the PD.

·6· · · · · · And so really this application is the story of two --

·7· two different processes.· The request that we have is very

·8· straightforward.· It's to increase the hotel floor area -- the

·9· hotel is already a permitted use in this area of the PD -- from

10· 68,880 square feet to 81,000 square feet, with no change in the

11· number of rooms.· And that's simply to change the hotel type to

12· a extended stay hotel.· So there's a -- the applicant is

13· intending to develop with that type of hotel, and the rooms are

14· bit bigger, and so they need a little bit more square footage.

15· · · · · · And then along with that request, there's a variation

16· to the number of required parking spaces which is proposed at

17· one per room, consistent with the ITE.· I'll go over that a

18· little bit later.

19· · · · · · So that's the limit of the request here.· And then

20· there are some other changes noted in the conditions.· And in

21· working with staff, the Planning Commission staff and

22· transportation staff, in particular, were very patient with us.

23· It took us a long time to get through.· This PD had three prior

24· PRS applications.· And so, this being the fourth modification,

25· it was difficult to clean up the entitlements and the
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·1· transportation conditions to reflect the current conditions

·2· today.· And, by working with staff, we were able to get there.

·3· · · · · · So I'm going to go over the -- the cleanup request

·4· briefly.· It's touched on in the staff reports, but, really, I

·5· just want to mention it.· And if you have questions, we'll

·6· answer them, but we don't need to go into the depth that we went

·7· in with staff to -- to get here today.

·8· · · · · · So to deal with entitlements, we use Policy 19.3 for

·9· mixed-use bonus in the existing flex approval which was part of

10· the existing -- the existing approval.· And then with

11· transportation staff, you can see circled here in red, it says

12· last parcel to develop.· And then we have this -- this future

13· right-of-way area here circled.· And what's happening here is

14· FDOT and transportation staff want this Old Gibsonton Drive,

15· this roadway here, to eventually connect through the PD.· And

16· there are conditions in place to make that happen, but as

17· development progresses, the opportunity to locate that

18· right-of-way gets smaller and smaller.· And as that happens, we

19· have to show where that right-of-way is gonna be to ensure that

20· future access spacing can be met and future design can actually

21· be established because none of that is known here.

22· · · · · · And so, in the prior version, it's a little confusing,

23· but this -- this larger area here was the last parcel to be

24· developed, and it gave a range of areas that the right-of-way

25· could be located.· And what we've worked out with transportation
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·1· staff is the right-of-way is gonna be somewhere in here which

·2· is -- it's almost exact.· There's some extra feet there, but

·3· it's pretty close.· It's gonna be designed in that area.· And

·4· then this area here will be the last parcel to be developed.

·5· · · · · · You'll notice all the arrows added to the plan.· There

·6· wasn't enough space here to have all these access points.· And

·7· so what will happen eventually is the access will come in

·8· through this future right-of-way, and then these parcels will

·9· have cross access so that access spacing is properly achieved.

10· · · · · · Oh, and I'll also note on that page there, there are

11· existing waivers.· We're not changing any of the waivers.· So

12· the -- the Development Services staff noted no waivers.· There

13· are existing waivers; we're just not changing them, and some of

14· them are not applicable to the property.

15· · · · · · As noted, Planning Commission staff worked with us on

16· the entitlements.· And then once we got to a final place with

17· them, staff found the request consistent, noted compatibility

18· with the development pattern and with neighborhood protection

19· policies and commercial-locational criteria.· And then, of

20· course, the flex and the 19.3 bonus that I already mentioned.

21· · · · · · Transportation staff, I already noted the issues with

22· the right-of-way, the second point, but there are other

23· transportation parts of the application.· With no change in

24· rooms, the way the ITE measures a hotel's impact to the

25· transportation network is by room count, not by the size of the
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·1· development.· So with no changes to the room count, there are no

·2· changes in trip generations.· There's no study with this

·3· application and no projected change in daily trips.

·4· · · · · · And then transportation staff reviewed our request for

·5· the one space per room parking count.· We submitted data

·6· consistent with the ITE.· ITE calculates the parking rate at

·7· about one per room, and that's with, you know, the complete

·8· study.· There's actually a high level of confidence -- I'm going

·9· from memory here, but something around 95 percent confidence

10· that it's closer to 0.8 per room.· But that's not what the

11· applicant was after anyway, so we're happy to use the 0.99

12· number which is what was submitted.· And transportation staff

13· supported that request with a condition to add some bicycle

14· parking.

15· · · · · · Zoning staff concurred with the consistency mentioned

16· by the Planning Commission and the approvals that the

17· transportation staff that, you know, there really wasn't too

18· much to work through with compatibility or site design with

19· zoning staff.· It was really more working with Planning

20· Commission and Transportation.

21· · · · · · And, with that, we do have a transportation engineer

22· and civil engineer here if there are any questions.· Oh, I

23· should -- I should note, while at the meeting today, I got a

24· call from the counsel for the landowner to the west asking about

25· the stormwater permitting for the roadway and stormwater
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·1· retention for that right-of-way that I had pointed out.· And I

·2· said that I would mention it on the record.

·3· · · · · · The way the conditions are written, it's not clear who

·4· will construct that road.· It's possible that the County would

·5· ask for the right-of-way and construct it if development happens

·6· in a certain way.· And if it happens in another way, then the

·7· applicant may be on the hook to -- or I should have said the

·8· landowner, not necessarily the applicant -- may be on the hook

·9· to build that road.

10· · · · · · But whatever gets built and whoever builds it, it'll

11· have to comply with swift mud and provide the appropriate amount

12· of drainage, et cetera.· So to alleviate the concern with

13· stormwater, we would just say that the future permitting will

14· require that that roadway have adequate stormwater capacity.

15· · · · · · With that, we'll answer any questions.· And I have a

16· packet to submit to the record, basically which is zoning

17· history and this presentation in case there are questions or

18· questions we didn't anticipate here at Board of County

19· Commissioners.

20· · · · · · HEARING MASTER:· No questions at this time.· I read

21· all of the backup so I understand the request.· So thank you for

22· that.

23· · · · · · MR. REALI:· Okay.· Thank you.

24· · · · · · HEARING MASTER:· All right.· Development Services.

25· Good evening.
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·1· · · · · · MR. LAMPKIN:· Good evening.· Tim Lampkin, Development

·2· Services, for Major Modification 23-0414.· The subject site is

·3· currently undeveloped.· It's located in the northeast quadrant

·4· of Interstate 75 and Gibsonton Drive.· The site is surrounded on

·5· the north and the east by other properties within the same PD.

·6· The property to the west that was mentioned is subject to

·7· PD 99-0735, which is approved for up to 159 dry boat storage

·8· spaces, 100 RV storage spaces, some 1300 residential units,

·9· office, retail, RV maintenance, and a 70-room hotel.

10· · · · · · South of the subject site is a right-of-way for

11· Interstate 75 North and Gibsonton Road.· Directly south across

12· Gibsonton is commercial zoned property developed with an office

13· building.· The applicant's request is to expand the hotel's

14· buildable square footage to allow up to 81,000 square feet

15· through the use of comprehensive plan Policy 19.1, mixed-use

16· bonus, with no change, as the applicant stated, in the number of

17· rooms within the hotel, while maintaining the number of hotel

18· rooms at 125 and to reduce the parking spaces required for the

19· hotel use from 138 to 125 pursuant to the PD variation for

20· parking.

21· · · · · · The applicant does not request any variation to the

22· land development codes part 6.0.6.00.· The applicant submitted

23· any additional -- on top of the ones that have already been

24· approved -- the applicant submitted a PD variation for a

25· reduction in the required parking rate for the project's hotel
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·1· uses.· The land development code, as the applicant stated,

·2· requires 1.1 parking spaces per hotel room.· As such, 138

·3· parking spaces would normally be required.· The applicant

·4· proposed a parking rate of one space per room, for 125.· Per LDC

·5· section 6.05.02.P.1, which permits the administrator to reduce

·6· the number of required parking spaces by 5 percent in exchange

·7· for provisions such as bicycle parking.

·8· · · · · · Given the above, staff has proposed a condition which

·9· would permit the developer to construct 125 parking spaces to

10· serve the proposed hotel uses, provided they also construct six

11· bicycle spaces, meeting LDC requirements.

12· · · · · · The uses proposed are unchanged, as was stated, and

13· still remain compatible.· Based upon the adjacent zonings, the

14· uses identified in the report, staff finds proposed PD zoning

15· district compatible with the existing surrounding zoning

16· districts and established development pattern in the area.· The

17· subject site will comply with and conform with other applicable

18· policies and regulations.· And the proposed development would

19· allow for development that's consistent with the County's

20· comprehensive plan.

21· · · · · · Based upon the above, staff finds the request

22· approvable.· Do you have any questions?

23· · · · · · HEARING MASTER:· Not at this time.· Thank you so much.

24· · · · · · MR. BALL:· Okay.· Thank you.

25· · · · · · HEARING MASTER:· Planning Commission.
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·1· · · · · · MS. MASSEY:· Jillian Massey, Planning Commission

·2· staff.· The subject property is in the community mixed-use-12

·3· and suburban mixed-use-6 Future Land Use categories.· It's in

·4· the urban service area and within the limits of the Riverview

·5· Community Plan.

·6· · · · · · Objective 1 in Future Land Use Element 1.2, 1.3, and

·7· 1.4, as it provides growth in the urban service area -- these

·8· policies discuss growth in the urban service area.· The proposed

·9· major modification is compatible with the development pattern in

10· the area as required in Policy 1.4.· Much of the area contains

11· plan development zoning developed with various uses such as

12· multifamily residential housing and retail commercial.

13· Objective 8 enables the Future Land Use map and Policy 8.1

14· mandates the range of acceptable land uses in each

15· classification.· Policy 8.2 requires all development to be

16· compliant with the Future Land Use Element of the comprehensive

17· plan, and the proposed development does meet the intent of the

18· Future Land Use category.

19· · · · · · The proposed plan development is consistent with the

20· neighborhood protection policies under the Future Land Use

21· Element Objective 16.· Specifically, Future Land Use Element

22· Policy 16.1 focuses on the protection of neighborhoods through

23· locational criteria for nonresidential uses.· Policy 16.2 calls

24· for the gradual transition of intensities between land uses.

25· The proposed development is consistent with this policy
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·1· direction, as the nonresidential land uses are proposed at the

·2· end of the cul-de-sac and is closer to Interstate 75, serving as

·3· a buffer for the multifamily residential to the east.

·4· · · · · · This arrangement of uses is also consistent with

·5· Policy 16.5, which seeks to focus more intensive development

·6· along arterials and clogged roadways into areas outside of

·7· existing and developing neighborhoods.

·8· · · · · · The property is subject to commercial-locational

·9· criteria pursuant to Future Land Use Element Policy 22.2.· The

10· maximum building square footage permitted for the neighborhood

11· serving commercial uses per quadrant is 175,000 square feet in

12· the suburban mixed-use-6 Future Land Use category.· The property

13· occupies the northeast quadrant of the intersection and is

14· within the required distance of the intersection.

15· · · · · · The site is located within the limits of the Riverview

16· Community Plan in the residential district.· Although the

17· proposed development would not support the vision of the

18· residential district by developing a mix of commercial uses on

19· the southern portion of the site, Goal 4 calls for internal and

20· external pedestrian connections for providing a safe and

21· efficient multi-modal system within Riverview.· That Community

22· Plan also envisions connecting pedestrians with public places

23· such as parks, and, overall, the proposed project is consistent

24· with the intent of the Community Plan.

25· · · · · · And based on these considerations, Planning Commission
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·1· staff finds the proposed development consistent with the

·2· Unincorporated Hillsborough County Comprehensive Plan subject to

·3· the conditions proposed by the Development Services Department.

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

·5· · · · · · Is there anyone in the room or online that would like

·6· to speak in support?· Anyone in favor?· Seeing no one.· Anyone

·7· in opposition?· No one.

·8· · · · · · Ms. Heinrich.

·9· · · · · · MS. HEINRICH:· Yes ma'am?

10· · · · · · HEARING MASTER:· Anything else?

11· · · · · · MS. HEINRICH:· No, ma'am.

12· · · · · · HEARING MASTER:· Okay.· Thank you.

13· · · · · · Sir, you have the last word if you'd like it.

14· · · · · · MR. REALI:· Again, Kevin Reali, for the record.· Let

15· me just say we have support from all of the different staff

16· departments and request approval.· Thank you.

17· · · · · · HEARING MASTER:· All right.· Thank you so much.  I

18· appreciate it.

19· · · · · · And, with that, we'll close Major Modification 23-0414

20· and go to the last case.

21· · · · · · MS. HEINRICH:· Our next item is Item D.5, Major Mod

22· application 23-0578.· The applicant is requesting a major

23· modification to PD 04-1476.· Sam Ball with Development Services

24· has reviewed this and will provide staff findings after the

25· applicant's presentation.
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS
·

· · ------------------------------X
· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·

· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · BEFORE:· · · · PAMELA JO HATLEY
· · · · · · · · · · · · · · ·Land Use Hearing Master
·

· · · · · · · DATE:· · · · · Monday, August 21, 2023

· · · · · · · TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · ·Concluding at 8:43 p.m.
·

·

·

·

· · · · · · · · · LOCATION:· ·Hillsborough County BOCC
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · Tampa, Florida 33601

·

·

·

· · Reported by:
· · Diane DeMarsh, AAERT No. 1654
·

·
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·1· · · · · · Item A.5, Major Mod Application 23-0281.· This

·2· application is out of order to be heard and is being continued

·3· to September 18, 2023 ZHM hearing.

·4· · · · · · Item A.6, PD 0287.· This application is out of order

·5· to be heard is being and is being continued to the

·6· September 18, 2023 ZHM hearing.

·7· · · · · · Itme A.7, PD 23-0369.· This application is out of

·8· order to be heard and is being continued to the

·9· September 18, 2023 ZHM hearing.

10· · · · · · Item A.8, PD 23-0406.· This application is out of

11· order to be heard and is being continued to the October 16, 2023

12· ZHM hearing.

13· · · · · · Item A.9, Major Mod Application 23-0407.· This

14· application is being continued by Staff to the

15· September 18, 2023 ZHM hearing.

16· · · · · · Item A.10, Major Mod 23-0414.· This application is

17· being continued by the applicant to the September 18, 2023 ZHM

18· hearing.

19· · · · · · Item A.11, PD 23-0472.· This application is out of

20· order to be heard and is being continued to the

21· September 18, 2023 ZHM hearing.

22· · · · · · Item A.12, PD 23-0516.· This application is being

23· withdrawn from the ZHM process.

24· · · · · · Item A.13, PD 23-0517.· This application is out order

25· to be heard and is being continued to the September 18, 2023 ZHM
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · ·BOARD OF COUNTY COMMISSIONERS
·

· · ------------------------------X
· · · · · · · · · · · · · · · · · )
· · IN RE:· · · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ZONE HEARING MASTER· · · · · ·)
· · HEARINGS· · · · · · · · · · · )
· · · · · · · · · · · · · · · · · )
· · ------------------------------X
·
· · · · · · · · · · ·ZONING HEARING MASTER HEARING
· · · · · · · · TRANSCRIPT OF TESTIMONY AND PROCEEDINGS

·

· · · · · · · BEFORE:· · · · PAMELA JO HATLEY
· · · · · · · · ·  · ·Land Use Hearing Master
·

· · · · · · · DATE:·

· · · · · · · TIME:·
· · · · · · · · · · · · ·

  · ·

  · · Monday, July 24, 
2023

  · · Commencing at 6:00 
p.m.

Concluding at 9:  p.
·

·

·

·

· · · · · · · Reported via Cisco Webex Videoconference by:
· · · · · · · · · Samantha Kozlowski, Digital Reporter
·

·

·

·

·

·

·
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·1· order to be heard and is being continued to the August 21, 2023

·2· ZHM hearing.

·3· · · · · · Item A.10, Major Modification 23-0281.· This

·4· application is out of order to be heard and is being continued

·5· to the August 21, 2023 ZHM hearing.

·6· · · · · · Item A.11 PD 23-0287.· This application is out of

·7· order to be heard and is being continued to the August 21, 2023

·8· ZHM hearing.

·9· · · · · · Item A.12, Standard Rezoning 23-0324.· This

10· application is out of order to be heard and is being continued

11· to the August 21, 2023 ZHM hearing.

12· · · · · · Item A.13, PD 23-0369.· This application is out of

13· order to be heard and is being continued to the August 21, 2023

14· ZHM hearing.

15· · · · · · Item A.14 PD 23-0406.· This application is out of

16· order to be heard and is being continued to the August 21, 2023

17· ZHM hearing.

18· · · · · · Item A.15, Major Modification, 23-0407.· This

19· application is out of order to be heard and is being continued

20· to the August 21, 2023 ZHM hearing.

21· · · · · · Item A.16, PD 23-0408.· This application has been

22· continued by the applicant to the August 21, 2023 ZHM hearing.

23· · · · · · Item A.17, Major Mod 23-0414.· This application is

24· being continued by Staff to the August 21, 2023 ZHM hearing.

25· · · · · · Item A.18, PD Application 23-0422.· This application
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APPLICATION # SUBMITTED BY EXHIBITS SUBMITTED HRG. MASTER 
YES OR NO 

RZ 23-0203 Susan Swift 1. Applicant Presentation Packet No 

RZ 23-0082 Michelle Heinrich 1. Revised Staff Report – Email No 

RZ 23-0082 Todd Pressman 2. Applicant Presentation Packet No 

RZ 23-0552 Michelle Heinrich 1. Revised Staff Report – Email No 

RZ 23-0552 Jonathan Hoke 2. Opposition Presentation Packet No 

RZ 23-0552 Gretchen Hoke 3. Opposition Presentation Packet No 

RZ 23-0571 Michelle Heinrich 1. Revised Staff Report – Email No 

RZ 23-0571 Ruth Londono 2. Applicant Presentation Packet No 

RZ 23-0573 Michelle Heinrich 1. Revised Staff Report – Email No 

RZ 23-0573 Isabelle Albert 2. Applicant Presentation Packet Yes (Copy) 

RZ 23-0640 Michelle Heinrich 1. Revised Staff Report – Email No 

RZ 23-0792 Aleathea Hoskins 1. Opposition Presentation Packet No 

RZ 23-0792 Tu Mai 2. Applicant Presentation Packet No 

RZ 23-0846 Michelle Heinrich 1. Revised Staff Report – Email No 

RZ 23-0846 Kami Corbett 2. Applicant Presentation Packet No 

RZ 23-0059 Mark Bentley 1. Applicant Presentation Packet Yes (Copy) 

RZ 23-0109 Michelle Heinrich 1. Revised Staff Report – Email No 

 23-0414 Michelle Heinrich 1. Revised Staff Report- Email No 

 23-0414 Kevin Reali 2. Applicant Presentation Packet No 

 23-0578 Michelle Heinrich 1. Revised Staff Report – Email No 

 23-0578 Alexandra Schaler 2. Applicant Presentation Packet No 
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SEPTEMBER 18, 2023 – ZONING HEARING MASTER 
 
 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, September 18, 2023, at 6:00 p.m., in the 
Boardroom, Frederick B. Karl County Center, Tampa, Florida, and held 
virtually. 

Susan Finch, ZHM, called the meeting to order at 6:00 p.m., led in the 
pledge of allegiance to the flag, and introduced Development Services (DS). 
A. WITHDRAWALS AND CONTINUANCES 

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

Susan Finch, ZHM, overview of ZHM process. 

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

Susan Finch, ZHM, Oath. 
B. REMANDS 
B.1. RZ 23-0203 

Michelle Heinrich, DS, called RZ 23-0203. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0203. 
C. REZONING STANDARD (RZ-STD): 
C.1. RZ 23-0082 

Michelle Heinrich, DS, called RZ 23-0082. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0082. 
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C.2. RZ 23-0552 

Michelle Heinrich, DS, called RZ 23-0552. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0552. 
C.3. RZ 23-0571 

Michelle Heinrich, DS, called RZ 23-0571. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0571. 
C.4. RZ 23-0573 

Michelle Heinrich, DS, called RZ 23-0573. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0573. 
C.5. RZ 23-0640 

Michelle Heinrich, DS, called RZ 23-0640. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0640. 
C.6. RZ 23-0792 

Michelle Heinrich, DS, called RZ 23-0792. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0792. 
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C.7. RZ 23-00846 

Michelle Heinrich, DS, called RZ 23-0846. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0846. 
D. REZONING-PLANNED DEVELOPMENT (RZ-PD) & MAJOR MODIFICATION (MM): 
D.1. RZ 23-0059 

Michelle Heinrich, DS, called RZ 23-0059. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0059. 
D.2. RZ 23-0109 

Michelle Heinrich, DS, called RZ 23-0109. 

Testimony provided. 

Susan Finch, ZHM, closed RZ 23-0109. 
D.3. RZ 23-0369 

Michelle Heinrich, DS, called RZ 23-0369. 

Testimony presented. 

Susan Finch, ZHM, continued RZ 23-0369 to November 13, 2023, ZHM. 
D.4. MM 23-0414 

Michelle Heinrich, DS, called MM 23-0414. 

Testimony provided. 

Susan Finch, ZHM, closed MM 23-0414. 
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D.5. MM 23-0578 

Michelle Heinrich, DS, called MM 23-0578. 

Testimony provided. 

Susan Finch, ZHM, closed MM 23-0578. 
ADJOURNMENT 

Susan Finch, ZHM, adjourned meeting at 10:54 p.m. 



PD Modification Application:
MM 23-0414
Zoning Hearing Master Date: 09/18/23

BOCC Land Use Meeting Date: 11/07/23

Page 1 of 21
Template created: 8-17-21

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Riverview Investment Group, LLC

FLU Category: SMU-6, CMU-12

Service Area: Urban

Site Acreage: +/- 5.6 acres 

Community 
Plan Area: Riverview

Overlay: None

Introduction Summary:
PD 06-0848 was approved in 2006 to allow (1) maximum of 351 MF residential units on 30.36 acres; (2) a maximum 
of 60,980-square-feet (“sf”) for Commercial Neighborhood zoning uses on 5.6 acres; (3) a maximum of 10,890-
square-feet of Business Professional Office uses; and (4) a maximum of 32,670-square-feet, 150 room hotel in 3 
acres, with a maximum height of 60 feet (5 stories). 

MM 07-1378 approved an increase to the square footage of the hotel use from 32,670 sf to 65,340 sf. 
PRS 08-0816 modified transportation conditions and increased the maximum square feet for the hotel from 65,340 
sf to 68,880 sf, reduced the number of hotel rooms from 150 to 125 rooms, and increased the max. height of the 
hotel from 60 feet (5stories) to 74 feet (6 stories). 
PRS 19-0778 modified certain transportation conditions, without changing the entitlements.

The applicant is requesting a major modification to the previously approved Plan Development (06-0848), as 
modified, generally as follows: 

(1) to expand the hotel’s square footage from 68,880 sf to 81,000 sf, through the use of Comprehensive Plan
Policy 19.3 mixed-use bonus, with no change in the number of rooms within the hotel; and
(2) to reduce the required parking spaces for the hotel from 138 to 125 spaces.

Existing Approval(s): Proposed Modification(s):
1. Maximum of 68,880 sf hotel 1. Increase hotel to 81,000 sf

2. 138 hotel parking spaces 2. Reduce the hotel parking spaces to 125.

3. Maximum hotel height of 74 feet (6 stories) 3. No change.

Additional Information:

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

Waiver(s) to the Land Development Code: None requested. 
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Planning Commission Recommendation: 
Consistent 

Development Services Recommendation: 
Approvable, subject to proposed conditions 

 
2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

 
Context of Surrounding Area: 
 
The subject property is located in the northeastern corner of Interstate 75 and Gibsonton Dr. The PD is approved for 
Multifamily and Commercial Neighborhood Uses. Existing land uses within the area include the multi-family residential 
development within the same overall PD, located to the immediate north of the portion of the site subject of this 
request.  
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.2 Future Land Use Map 

Subject Site Future Land Use Category: SMU-6, CMU-12 

Maximum Density/F.A.R.: SMU-6: 6 du per ac. /0.35 FAR 
CMU-12: 12 du per ac. / 0.5 FAR 

Typical Uses: 

SMU-6: Typical uses include residential, suburban commercial, offices, 
research parks, light industrial, multi-purpose, clustered residential, mixed-
use. 
CMU-12: Typical uses include residential, community retail commercial, 
offices, research park, light industrial, multi-purpose, clustered residential, 
mixed-use. 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Immediate Area Map 

 
Adjacent Zonings and Uses 

Location: Zoning: 

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District: 

Allowable Use: Existing Use: 

North PD 06-0848  351 MF 
 residential units Multi-family residential Multi-family residential 

South Commercial 
General (CG) Maximum 0.27 FAR 

Uses allowed per Sec. 
2.02.02 including 

commercial, offices. 
Office building  

East  PD 06-0848 Max. 60,980 sf CN;  
Max. 10,890 sf BPO 

Neighborhood 
commercial/Office, 

Professional 

Commercial strip center 
 

West PD 99-0735 Maximum 0.50 FAR 

159 Dry Boat Storage, Max. 
100 RV storage, 1,300 sf 

res., office, & retail for boat 
& RV maintenance, and 70-

room hotel. 

Vacant and boat ramp 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

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

PRS 19-0778 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

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

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No  

Natural Resources  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

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

Credit        
 Wellhead Protection Area                       
 Surface Water Resource Protection Area  

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

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

See “Transportation 
Summary Report”  

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No  

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No  

Impact/Mobility Fees 
Hotel               
(Per room (Mobility and Parks)) 
(Per 1,000 s.f. (Fire))                         
Mobility: $4,168 *0 = $0  
Parks: $1,327 * 0 = $0 
Fire: $313 * 12.12 = $3,793.56 
 
Urban Mobility, South Fire - Hotel Expansion from 68,880 to 81,000 (12,120 sq ft) - no additional rooms 
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Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission  

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

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility  
The subject site is currently undeveloped and located at the northeastern quadrant of Interstate 75 and Gibsonton Drive. 
The site is surrounded on the north and east by other properties within the same PD. To the immediate west of the 
subject site is PD 99-0735, which is approved for up to 159 Dry Boat Storage spaces, 100 RV storage spaces, 1,300 sf 
residential, office, and retail for boat and RV maintenance, and a 70-room hotel. South of the subject site is right-of-way 
for Interstate 75 North and Gibsonton Road. Directly south across Gibsonton Road is commercial zoned property 
developed with an office building. Further south past the Commercial General is single-family residential and southeast 
across Gibsonton Drive are mobile homes. The site is located in the Urban Service Area and within the limits of the 
Riverview Community Plan. 
 
The applicant’s request is to expand the hotel buildable square footage to allow up to 81,000 square feet, through the 
use of a Comprehensive Plan Policy 19.3 mixed-use bonus, with no change in the number of rooms within the hotel, and 
to reduce the parking spaces required for the hotel use from 138 to 125 pursuant to a PD Variation for Parking. The 
nonresidential square footage for Commercial Neighborhood uses is nominally increased from 60,707 to 60,980. To 
address these increases and account for the additional hotel square footage. Staff notes that despite this increase, there 
will be no corresponding increase to the number of hotel rooms.   
 
The scale of the proposed development only increases the square footage of the hotel while maintaining the number of 
hotel rooms at 125. The applicant states, “The hotel floor area increase is requested to accommodate larger extended 
stay hotel type rooms. The parking reduction is sought to reflect current market conditions and is supported by the 
Institute of Transportation Engineer’s Parking Manual.” 
 
The applicant does not request any variations to Land Development Code Parts 6.06.00 (Landscaping/Buffering).  The 
applicant is required to have a 20 ft. buffer with Type “B” screening adjacent to the multi-family development located to 
the north of the hotel, which the applicant is providing, as shown on the site plan. This was also previously provided and 
is not a change.  
 
Transportation PD Variation for Parking  
The applicant submitted a PD Variation, requesting a reduction in the required parking rate for the project’s hotel uses.  
The Land Development Code requires 1.1 parking spaces per hotel room.  As such, the project’s 125 rooms would require 
138 parking spaces.  The applicant is proposing parking at a rate of 1.0 spaces per room (or 125 rooms).  LDC Sec 
6.05.02.P.1. permits the Administrator to reduce the number of required automobile parking spaces by 5% in exchange 
for the provisions of bicycle parking meeting the locational/design criteria specified in the LDC.  As such, staff believes it 
is appropriate that the first 5% of the requested reduction is offset by the provision of bicycle parking spaces (138 x .05 
equals 6.9, which rounds down to 6).  Given the above, staff has proposed a condition which would permit the developer 
to construct 125 parking spaces to serve the proposed hotel uses, provided they also construct 6 bicycle parking spaces 
meeting LDC requirements. 
 
The Institute of Transportation Engineer’s provides data for hotel rooms trip generation using the number of hotel rooms 
as the independent variable.  Given that the number of rooms is not changing (only the size of facility overall), there is 
no resultant increase in the maximum trip generation potential of the subject project. 
 
The uses proposed are unchanged and remain compatible. Based on the adjacent zonings and uses identified above in 
the report, staff finds the proposed PD zoning district compatible with the existing zoning districts and development 
pattern in the area. The subject site will comply with and conform to all other applicable policies and regulations, 
including but not limited to, the Hillsborough County Land Development Code. The proposed Planned Development 
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would allow for development that is consistent with the Goals, Objectives, and Policies of the Unincorporated 
Hillsborough County Comprehensive Plan. 
 
5.2 Recommendation      
Based on the above, staff finds the request approvable. 
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6.0 PROPOSED CONDITIONS  
 

 Prior to PD Site Plan Certification, the developer shall revise the Site Plan to: 
o Under “Proposed Uses” update “352” to “351” Multifamily Units; 
o Under “Available Entitlement Calculation” update Total Units from “352” to “351”; 
o Under “Utilized Entitlement Calculation, Residential Density” update “352” to “351”; 
o Show the proper intersection configuration (i.e. the raised directional median) at the intersection of 

Gibsonton Dr. and Alafia Preserve Ave.); 
o Modify the label reading “PROPOSED 54' FUTURE PUBLIC R/W TO BE DEDICATED FROM LAST PARCEL TO 

DEVELOP PER CONDITIONS OF APPROVAL. FUTURE R/W AND EXISTING DRIVEWAYS SHALL MEET THE 
SPACING REQUIREMENTS OF LDC SECTION 6.04.07 FOR TYPE II ACCESS CONNECTIONS.” to instead read 
“PROPOSED 54' PUBLIC RIGHT-OF-WAY DEDICATION AND CONVEYANCE – SEE CONDITIONS OF 
APPROVAL.” 

 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
August 28, 2023.  
 

1. The multi-use development shall be limited as follows: 
 

1.1 The project shall be permitted a maximum of 351 multi-family residential units on 30.36 
acres; and shall be subject to the Residential Multi-family Conventional-12 (RMC-12) 
zoning district development standards, except as referenced herein. 

 
Minimum Front Yard Set-back:   25 feet 
Minimum Set-back:     20 feet along western property boundary 
        40 feet from ELAPP property 
        50 feet from Alafia River 
Maximum height:     60 feet (5 stories) 
 
1.2 The 2:1 additional setback for buildings over 20 feet in height shall not apply to the western  
and northern property boundaries. 

 
1.2 1.3 The project shall be permitted a maximum of 60,707 60,980 square feet of building area 

for Commercial Neighborhood (CN) zoning district uses on 5.6 acres. The project will be 
subject to the Commercial Neighborhood (CN) zoning district development standards, except 
as referenced herein. Maximum impervious surface for the commercial neighborhood portion 
of the project shall be 75% and said area shall be developed in accordance with the concept 
plan and building elevation on Sheet 2 of the Certified Site Plan. 

 
1.3 1.4 The project shall be permitted a maximum of 10,890 square feet of Business Professional 

Office (BP-0) zoning district uses on 1.0 acres. The project will be subject to the Business 
Professional Office zoning district development standards, except as referenced herein. The 
maximum height shall be 40 feet. Building(s) shall be architecturally finished on all sides and 
all development shall be residential in appearance including a pitched roof. 

 
1.4 1.5 The project shall be permitted a maximum 68,880 81,000 square foot hotel containing a 

maximum of 125 rooms on 3.0 acres. The project will be subject to the Commercial General 
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(CG) zoning district development standards, except as referenced herein. Maximum building 
height shall be 74 feet (6 stories). 

 
1.5 1.6 Building envelops shall be as generally located on the site plan. No residential dwelling 

buildings shall be placed parallel with the Alafia River frontage. 
 

1.6 1.7 Location of order boxes for the drive-through facility shall be a minimum of 120 feet from 
the Residential Multi-family property line internal to the mixed use project as shown on the 
General Site Plan. Additionally, a solid fence or wall shall not be required to be placed between 
the site used for a drive-through facility and the Multi-family property. Buffering and 
Screening requirements for the vehicular use areas shall be in accordance with LDC Section 
6.06.00. 

 
2. The project may be permitted a maximum of 351 multi-family dwelling units, a 68,880 81,000 square 

foot hotel, 60,707  60,980 square feet of Commercial Neighborhood and 10,890 square feet of 
Business Professional Office uses, subject to formal delineation of on-site conservation areas, 
preservation areas and water bodies and final calculation of maximum density/intensity (FAR) 
permitted by the Comprehensive Plan in accordance with the Environmentally Sensitive Lands Credits 
requirement of the Comprehensive Plan. If the maximum number of units and/or maximum square 
footage for the project as permitted herein exceeds the maximum density/intensity (FAR) permitted 
by the Comprehensive Plan, per the Environmentally Sensitive Lands Credits requirement, the 
number of dwelling units and/or square footage allowed in the project shall decrease as necessary to 
conform to the Comprehensive Plan. 

 
3. Cross access shall be provided between all outparcels and Alafia Preserve Avenue the major internal 

roadway. Direct access from any outparcel onto Gibsonton Drive shall be prohibited. 
 

4. The applicant shall show the ability to provide cross access to the western property as shown on the 
site plan. If any of the adjacent properties are developed by the same developer/owner, then cross 
access must be provided. 

 
5. A temporary access easement shall remain over vacated portions of Ida Street until such time as a 

permanent easement is approved by Hillsborough County. A permanent paved easement approved by 
Hillsborough County shall provide access from the site to the western portion of the ELAPP preserve. 

 
6. The following conditions are required access improvements to Gibsonton Drive: 

 
6.1 The Gibsonton Drive and Fem Hill Drive is currently signalized. The applicant shall be 

required to lengthen the existing eastbound left tum lane. The total distance is subject to FOOT 
FDOT    approval. 

 
6.2 The project driveway at Gibsonton Drive Alafia Preserve Avenue will be modified to left-

in/right- in/right-out. [THIS CONDITION HAS BEEN SATIFIED]. 
 

6.3 The site currently has access to abuts, but does not have access to, the FOOT FDOT frontage 
road that runs along Gibsonton Drive. FOOT FDOT has indicated that the portion of the 
frontage road east of the proposed 54-foot-wide public right-of-way and continuing to the Fern 
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Hill Drive Ext. access may will be restricted/modified removed in the future, once a new 
public roadway segment is constructed within the referenced right-of-way. Nothing herein this 
condition shall be construed as requiring the developer of the subject PD to construct such 
public roadway facility.  

 
7. Gibsonton Drive and Fem Fern Hill Drive has been signalized. As a result, the connection from Old 

Gibsonton Drive to Fem Hill Drive due to its proximity to the intersection will be closed in the future. 
Old Gibsonton Drive (i.e., the frontage road) currently provides primary access to parcels located west of 
the subject property referred to as Folio Numbers 076326-0000 and 076327-0000, which are jointly 
zoned as Planned Development 99-0735 (the "Adjacent Properties"). To accommodate future access 
from the Adjacent Properties to Gibsonton Drive via a public right-of-way, the Developer shall make 
the following dedications: 

 
7.1 Upon completion of the Fern Hill Drive Extension to Alafia Preserve Avenue Developer shall 

dedicate and convey Fem Hill Drive and Alafia Preserve Avenue to Hillsborough County, as 
such roadways have been designed, approved, and constructed, together with necessary 
drainage easements. The dedication of Fern Hill Drive extension and Alafia Preserve Avenue 
shall occur within 90 days of the completion of the Fern Hill Drive Extension. The Developer 
shall be allowed future driveway connections to such roadways consistent with Hillsborough 
County Access Management regulations; and 

 
Dedication shall occur upon the earlier of the following: 
 
a. prior to final approval of the Construction Plan of the parcel labeled “Last Parcel to 

Develop” as depicted on the Site Plan, 
 

b. within ninety (90) days from Developer's receipt of written notice from 
Hillsborough County that a site construction plan application has been submitted 
to Hillsborough County requesting approval to develop either of the Adjacent 
Properties, or 

 
c. September 12, 2025. 

 
The Developer shall be allowed future driveway connections to such roadways consistent 
with Hillsborough County Access Management regulations. 

 
7.2 To provide the alternative connection for Old Gibsonton Dr. (i.e., the frontage road) to the 

Fem Hill Drive Extensions Extension via Alafia Preserve Avenue, the Developer shall dedicate 
and convey a fifty-four (54) foot right-of-way within the parcel labeled "Last Parcel to Develop" 
as depicted on the Site Plan, to Hillsborough County connecting Alafia Preserve Avenue to 
Old Gibsonton Drive. 
 
Dedication and conveyance shall occur upon the earlier of the following: 

 
a. prior to final approval of the Construction Plan of the "Last Parcel to Develop" as 

depicted on the Site Plan, or 
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b. within ninety (90) days from Developer's receipt of written notice from 
Hillsborough County that a site construction plan application has been submitted to 
Hillsborough County requesting approval to develop either of the Adjacent 
Properties. 

 
The dedicated right-of-way shall be located within the area labelled “Proposed Location 
of Future ROW” on as generally shown on the Site Plan at the discretion of Developer 
consistent with applicable transportation technical and access management standards. 
Developer shall have no obligation to construct any roadway improvements within the 
dedicated right-of-way but shall be allowed driveway connections consistent with 
Hillsborough County Access Management regulations. 

 
8. Prior to or concurrent with the next increment of development, The the developer will provide a 

bus bay, and transit accessory pad including, shelter, seating, trash receptacle, and bicycle rack 
for existing transit stop on Gibsonton Drive. The location of these improvements shall be subject 
to review and approval by Hillsborough Area Regional Transit Authority. 

 
9. Notwithstanding anything on the Site Plan to the contrary, bicycle and pedestrian access may be 

permitted anywhere along the PD boundaries. 
 

10. Construction access shall be limited to those locations shown on PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each 
site/construction plan submittal which indicates same. 

 
11. Parking shall be provided in accordance with Section 6.05 of the Hillsborough County Land 

Development Code.  Notwithstanding the above, the project’s hotel uses shall be permitted to 
provide parking at a rate of 1.0 parking space per room.  Additionally, the developer will be 
required to construct 6 bicycle parking spaces which meet the location and design criteria found 
within Sec. 6.05.02.P. of the LDC.  

 
9. 12. Approval of this rezoning petition by Hillsborough County does not constitute a guarantee 

that the Environmental Protection Commission approvals/permits necessary for the development 
as proposed will be issued, does not itself serve to justify any impacts to wetlands, and does not 

grant any implied or vested right to environmental approvals. 
 

10. 13. Prior to submittal of the preliminary plan for the Site Development Review process, the 
significant mature trees on the properties shall be identified and the developer shall consult with 
the Natural Resources Team for design input that would minimize the impact and removal of the 
significant mature trees. The locations of the significant mature trees and the design efforts to 
avoid the removal of these trees (i.e., building locations, vehicular use areas, and stormwater pond 
adjustments) are to be displayed on the submitted preliminary plan. 

 
11. 14. A compatibility plan, as required by the County's Upland Wildlife Habitat Ordinance, 

addressing issues related to how the development will ensure compatibility with the Alafia Scrub 
Nature Preserve, such as access, prescribed fire, and landscaping shall be submitted prior to 
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Construction Site Development Review approval. 
 

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

 
13. 16. The Development of the project shall proceed in strict accordance with the terms and conditions 

contained in the Development Order, the General Site Plan, the land use conditions contained 
herein, and all applicable rules, regulations, and ordinances of Hillsborough County. 

 
14. 17. Within 90 days of approval by the Hillsborough County Board of County Commissioners, 

the applicant shall submit to the Development Services Department a revised General 
Development Plan for certification which conforms the notes and graphic of the plan to the 
conditions outlined above and the Land Development Code (LDC). Subsequent to certification 
of the plan, if it is determined the certified plan does not accurately reflect the conditions of 
approval or requirements of the LDC, said plan will be deemed invalid and certification of the 
revised plan will be required. 

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

J. Brian Grady
Mon Sep 11 2023 08:05:32  

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

8.1 Approved Site Plan (Full) 

 



APPLICATION NUMBER: MM 23-0414 
ZHM HEARING DATE: September 18, 2023 
BOCC LUM MEETING DATE: November 7, 2023                   Case Reviewer: Tim Lampkin, AICP   

  

Page 20 of 21 

 

 

8.0  SITE PLANS (FULL) 

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

TO: ZONING TECHNICIAN, Development Services Department DATE: 09/09/2023 
Revised: 9/11/2023 

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

PLANNING SECTOR/AREA: South/ RV PETITION NO: MM 23-0414 
 

 

 

  This agency has no objection. 
 

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

  This agency objects, based on the listed or attached grounds. 
 
 
NEW AND REVISED CONDITIONS OF APPROVAL 
 
Revised Conditions 
 
1. The multi-use development shall be limited as follows: 
 

1.1 The project shall be permitted a maximum of 351 multi-family residential units on 30.36 acres; 
and shall be subject to the Residential Multi-family Conventional-12 (RMC-12) zoning district 
development standards, except as referenced herein. 

 
 Minimum Front Yard Set-back:    25 feet 

Minimum Set-back:      20 feet along western property boundary 
40 feet from ELAPP property 
50 feet from Alafia River 

Maximum height:      60 feet (5 stories) 
 
The 2:1 additional setback for buildings over 20 feet in height shall not apply to the western 
and northern property boundaries. 

 
1.2 The project shall be permitted a maximum of 60,707 square feet of building area for 

Commercial Neighborhood (CN) zoning district uses on 5.6 acres. The project will be subject 
to the Commercial Neighborhood (CN) zoning district development standards, except as 
referenced herein. Maximum impervious surface for the commercial neighborhood portion of 
the project shall be 75% and said area shall be developed in accordance with the concept plan 
and building elevation on Sheet 2 of the Certified Site Plan. 

 
 

1.4 The project shall be permitted a maximum 68,88081,000 square foot hotel containing a 
maximum of 125 rooms on 3.0 acres. The project will be subject to the Commercial General 
(CG) zoning district development standards, except as referenced herein.  Maximum building 
height shall be 74 feet (6 stories). 

 
 

  This agency has no comments. 
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3. Cross access shall be provided between all outparcels and Alafia Preserve Ave.the major internal 

roadway. Direct access from any outparcel onto Gibsonton Drive shall be prohibited. 
 
[Transportation Review Section staff is proposing to modify this condition for clarity.] 
 
 
6. The following conditions are address required access improvements to Gibsonton Drive: 
 

6.1 The Gibsonton Drive and Fem Hill Drive is currently signalized. The applicant shall be 
required to lengthen the existing eastbound left tum lane. The total distance is subject to FOOT 
FDOT approval. 

 
6.2 The project driveway at Gibsonton Drive Alafia Preserve Avenue will be modified to left-

in/right- in/right-out.  [THIS CONDITION HAS BEEN SATISFIED]. 
 

6.3 The site currently has access to abuts, but does not have access to, the FOOT FDOT frontage 
road that runs along Gibsonton Drive. FOOT FDOT has indicated that the portion of the 
frontage road east of the proposed 54-foot-wide public right-of-way and continuing to the Fern 
Hill Dr. Ext. access may will be restricted/modified removed in the future, once a new public 
roadway segment is constructed within the referenced right-of-way.  Nothing herein this 
condition shall be construed as requiring the developer of the subject PD to construct such 
public roadway facility. 

 
[Transportation Review Section staff is proposing to modify this condition for clarity, to better reflect the 
FDOT and County’s intentions/status of area improvements, and more accurately describe the planned future 
configuration of transportation facilities within the area.] 
 
 
7. Gibsonton Drive and Fern Hill Drive has been signalized. As a result, the connection from Old 

Gibsonton Drive to Fern Hill Drive due to its proximity to the intersection will be closed in the future. 
Old Gibsonton Drive (i.e. the frontage road) currently provides primary access to parcels located west 
of the subject property referred to as Folio Numbers 076326-0000 and 076327-0000, which are jointly 
zoned as Planned Development 99-0735 (the “Adjacent Properties”). To accommodate future access 
from the Adjacent Properties to Gibsonton Drive via a public right-of-way, the Developer shall make 
the following dedications: 

 
7.1 Upon completion of the Fern Hill Drive Extension to Alafia Preserve Avenue, 

Developer shall dedicate and convey Fern Hill Drive and Alafia Preserve Avenue to 
Hillsborough County, as such roadways have been designed, approved, and 
constructed, together with necessary drainage easements. The dedication of Fern Hill 
Drive extension and Alafia Preserve Avenue shall occur within 90 days of the 
completion of the Fern Hill Drive Extension. The Developer shall be allowed future 
driveway connections to such roadways consistent with Hillsborough County Access 
Management regulations; and 

 
Dedication and conveyance shall occur upon the earlier of the following: 

 
a. prior to final approval of the Construction Plan of the “Last Parcel to 

Develop” as depicted on the Site Plan; or, 
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b. within ninety (90) days from Developer’s receipt of written notice from 

Hillsborough County that a site construction plan application has been 
submitted to Hillsborough County requesting approval to develop either of 
the Adjacent Properties; or, 

 
c. September 12, 2025. 

 
The Developer shall be allowed future driveway connections to such roadways 
consistent with Hillsborough County Access Management regulations. 

 
7.2 To provide the alternative connection for Old Gibsonton Dr. (i.e. the frontage road) to 

the Fern Hill Drive ExtentionsExtension via Alafia Preserve Avenue, the Developer 
shall dedicate and convey a fifty-four (54) foot right-of-way within the parcel labeled 
“Last Parcel to Develop” as depicted on the Site Plan, to Hillsborough County 
connecting Alafia Preserve Avenue to Old Gibsonton Drive. 

 
   Dedication and conveyance shall occur upon the earlier of the following: 
 

a. prior to final approval of the Construction Plan of the “Last Parcel to 
Develop” as depicted on the Site Plan, or 

 
b. within ninety (90) days from Developer’s receipt of written notice from 

Hillsborough County that a site construction plan application has been 
submitted to Hillsborough County requesting approval to develop either of 
the Adjacent Properties. 

 
The dedicated right-of-way shall be located within the area labeled “Proposed Location 
of Future ROW” onas generally shown on the Site Plan, at the discretion of Developer 
consistent with applicable transportation technical and access management standards. 
Developer shall have no obligation to construct any roadway improvements within the 
dedicated right-of-way but shall be allowed driveway connections consistent with 
Hillsborough County Access Management regulations. 

 
 
[Transportation Review Section staff is proposing to modify this condition for clarity, to comport with the 
applicant’s request, and to provide certainty for how and when these facilities will be provided.] 
 
 
8. Prior to concurrent with the next increment of development, The the developer will provide a bus bay 

and , transit accessory pad including:, shelter, seating, trash receptacle, and bicycle rack for the existing 
transit stop on Gibsonton Drive. The location of these improvements shall be subject to review and 
approval by Hillsborough Area Regional Transit Authority. 

 
 
[Transportation Review Section staff is proposing to modify this condition for clarity, to make it clear when 
the required improvements are expected to be constructed, and to reflect the language of required transit 
improvements and appurtenances pursuant to Sections 6.02.17 and 6.03.09 of the LDC.] 
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New Conditions 

 Notwithstanding anything on the Site Plan to the contrary, bicycle and pedestrian access may be 
permitted anywhere along the PD boundaries. 
 

 Construction access shall be limited to those locations shown on PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each site/construction 
plan submittal which indicates same. 

 
 Parking shall be provided in accordance with Section 6.05 of the Hillsborough County Land 

Development Code.  Notwithstanding the above, the project’s hotel uses shall be permitted to 
provide parking at a rate of 1.0 parking space per room.  Additionally, the developer will be required 
to construct 6 bicycle parking spaces which meet the location and design criteria found within Sec. 
6.05.02.P. of the LDC.  

 
 
Other Conditions 

 Prior to PD Site Plan Certification, the developer shall revise the Site Plan to: 
o Show the proper intersection configuration (i.e. the raised directional median) at the 

intersection of Gibsonton Dr. and Alafia Preserve Ave.); 
 

o Modify the label reading “PROPOSED 54' FUTURE PUBLIC R/W TO BE DEDICATED 
FROM LAST PARCEL TO DEVELOP PER CONDITIONS OF APPROVAL. FUTURE R/W 
AND EXISTING DRIVEWAYS SHALL MEET THE SPACING REQUIREMENTS OF 
LDC SECTION 6.04.07 FOR TYPE II ACCESS CONNECTIONS.” to instead read 
“PROPOSED 54' PUBLIC RIGHT-OF-WAY DEDICATION AND CONVEYANCE – SEE 
CONDITIONS OF APPROVAL.” 

 
 
PROJECT OVERVIEW AND TRIP GENERATION 
The applicant is requesting a Major Modification to a +/- 5.6 ac. portion of a +/- 39.96 ac. previously approved 
Planned Development (PD) #06-0848, and as most recently modified via PRS 19-0778.  The existing PD is 
approved for 351 multi-family single-family dwelling units, 60,707 s.f. of Commercial Neighborhood (CN) 
uses, and 10,890 s.f. of Business Professional Office (BPO) uses, and a 68,880 s.f. hotel with a maximum of 
125 rooms.  The applicant is proposing to increase the allowable square-footage of hotel uses from 68,880 to 
81,000 s.f.  Staff notes that despite this increase, there will be no corresponding increase to the number of 
hotel rooms.   
 
The Institute of Transportation Engineer’s provides data for hotel rooms trip generation using the number of 
hotel rooms as the independent variable.  Given that the number of rooms is not changing (only the size of 
facility overall), there is no resultant increase in the maximum trip generation potential of the subject project. 
 
Given the above, and that there are no changes in proposed access configurations, staff did not require a trip 
generation and site access analysis to process this request, consistent with the Development Review 
Procedures Manual (DRPM).  Staff prepared the below analysis, comparing trips potentially generally by 
development under the approved and proposed zoning, utilized a generalized worst-case scenario.  Data 
provided below is based on information from the Institute of Transportation Engineer’s Trip Generation 
Manual, 11th Edition.   
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Existing Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
60,980 s.f. Shopping Plaza (40-150k) 
(ITE LUC 821) 5,762 215 587 

352 Multi-Family Dwelling Units 
(ITE LUC 220) 2,332 132 172 

10,890 Medical Office Uses 
(ITE LUC 720) 392 33 41 

125 Room Hotel  
(ITE LUC 310) 998 55 65 

Subtotal: 9,484 435 865 

 
 
Proposed Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
60,980 s.f. Shopping Plaza (40-150k) 
(ITE LUC 821) 5,762 215 587 

352 Multi-Family Dwelling Units 
(ITE LUC 220) 2,332 132 172 

10,890 Medical Office Uses 
(ITE LUC 720) 392 33 41 

125 Room Hotel  
(ITE LUC 310) 998 55 65 

Subtotal: 9,484 435 865 

 
 
Difference: 

 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 

 No Change No 
Change 

No 
Change 

 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  

Alafia Preserve Ave. is a 2-lane, undivided, privately maintained, substandard, local roadway.  The roadway 
is characterized by 11-foot-wide travel lanes in average condition.  The roadway lies within a +/- 55-foot 
wide right-of-way.  There are +/- 5-foot-wide sidewalks along portions of the roadway.  There are +/- 5-
foot-wide bicycle facilities along portions of the roadway.  
 
The Fern Hill Dr. Ext. is a 2-lane, divided, privately maintained, substandard, local roadway.  The roadway 
is characterized by 15-foot-wide travel lanes in above average condition.  The roadway lies within a +/- 100-
foot-wide right-of-way.  There are +/- 6-foot-wide sidewalks along both sides of the roadway.  There are no 
bicycle facilities along this segment of the roadway.  
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SITE ACCESS AND CIRCULATION 

No changes to existing approved access or circulation are proposed.  
 
 
CHANGES TO RIGHT-OF-WAY DEDICATION REQUIREMENTS  

Staff notes that the project is currently in volition of its PD zoning conditions (see existing condition 7.1), 
due to Alafia Preserve Ave. and newly constructed Fern Hill Rd. extension not having been dedicated and 
conveyed to the County in accordance with current requirements.  The applicant has proposed modifications 
which will cure that violation.  Specifically, the applicant is proposing to modify the conditions to provides 
flexibility in the timing and location of the 54-foot-wide right-of-way dedication and conveyance area (i.e. 
for the lands needed to accommodate the new north/south public roadway necessary to allow for removal of 
certain portions of the existing frontage road).  They are also proposing modifications to the condition 
governing the timing of the requirement to dedication and convey Alafia Preserve Ave. and Fern Hill Dr.  
Staff has reviewed these condition changes with the County Engineer and supports the proposed revisions 
offered by staff, hereinabove.  Staff notes that conversations between the County and applicant regarding 
what data, analysis, and/or improvements may be required to both the Fern Hill Dr. Ext. and Alafia Preserve 
Ave., prior to the County being able to accept those facilities for ownership and maintenance, are ongoing. 

 
 
REQUESTED PD VARIATION – PARKING 

The applicant submitted a PD Variation, requesting a reduction in the required parking rate for the project’s 
hotel uses.  The Land Development Code requires 1.1 parking spaces per hotel room.  As such, the proejct’s 
125 rooms would require 138 parking spaces.  The applicant is proposing parking at a rate of 1.0 spaces per 
room (or 125 rooms).   
 
The 5th Edition of the Institute of Transportation Engineer’s Parking Generation Manual provides data 
indicating a range of rates between 0.43 and 1.47 of the 22 hotels studied.  They also provide an 85th 
Percentile rate of 0.99 parking spaces per room, with a 95% confidence interval of 0.83 on the high end. 
 
Staff has reviewed the ITE data and recommends approval the request, subject to conditions.  LDC Sec 
6.05.02.P.1. permits the Administrator to reduce the number of required automobile parking spaces by 5% 
in exchange for the provisions of bicycle parking meeting the locational/design criteria specified in the 
LDC.  As such, staff believes it is appropriate that the first 5% of the requested reduction is offset by the 
provision of bicycle parking spaces (138 x .05 = 6.9, which rounds down to 6).  Given the above, staff has 
proposed a condition which would permit the developer to construct 125 parking spaces to serve the 
proposed hotel uses, provided they also construct 6 bicycle parking spaces meeting LDC requirements. 
 
 

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
LOS information for adjacent roadway segments are provided below. 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Gibsonton Dr. I-75 US 301 D C 

Source: Hillsborough County 2020 Level of Service Report. 



Transportation Comment Sheet

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

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

Gibsonton Dr. County Arterial
Rural

4 Lanes
Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Alafia Preserve Ave. Private
2 Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other TBD

Fern Hill Dr. Ext. Private
2 Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Project Trip Generation Not applicable for this request
Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips

Existing 9,484 435 865
Proposed 9,484 435 865
Difference (+/ ) No Change No Change No Change
*Trips reported are based on net new external trips unless otherwise noted.

Connectivity and Cross Access Not applicable for this request

Project Boundary Primary Access Additional
Connectivity/Access Cross Access Finding

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

Design Exception/Administrative Variance Not applicable for this request
Road Name/Nature of Request Type Finding

Choose an item. Choose an item.
Choose an item. Choose an item.

Notes:



Transportation Comment Sheet

4.0 Additional Site Information & Agency Comments Summary

Transportation Objections Conditions
Requested

Additional
Information/Comments

Design Exception/Adm. Variance Requested
Off Site Improvements Provided

Yes N/A
No

Yes
No
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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Riverview Investment Group, LLC

FLU Category: SMU-6, CMU-12

Service Area: Urban

Site Acreage: +/- 5.6 acres 

Community 
Plan Area: Riverview

Overlay: None

Introduction Summary:
PD 06-0848 was approved in 2006 to allow (1) maximum of 351 MF residential units on 30.36 acres; (2) a maximum 
of 60,980-square-feet (“sf”) for Commercial Neighborhood zoning uses on 5.6 acres; (3) a maximum of 10,890-
square-feet of Business Professional Office uses; and (4) a maximum of 32,670-square-feet, 150 room hotel in 3 
acres, with a maximum height of 60 feet (5 stories). 

MM 07-1378 approved an increase to the square footage of the hotel use from 32,670 sf to 65,340 sf.
PRS 08-0816 modified transportation conditions and increased the maximum square feet for the hotel from 65,340 
sf to 68,880 sf, reduced the number of hotel rooms from 150 to 125 rooms, and increased the max. height of the 
hotel from 60 feet (5stories) to 74 feet (6 stories). 
PRS 19-0778 modified certain transportation conditions, without changing the entitlements.

The applicant is requesting a major modification to the previously approved Plan Development (06-0848), as 
modified, generally as follows: 

(1) to expand the hotel’s square footage from 68,880 sf to 81,000 sf, through the use of Comprehensive Plan 
Policy 19.3 mixed-use bonus, with no change in the number of rooms within the hotel; and 
(2) to reduce the required parking spaces for the hotel from 138 to 125 spaces.

Existing Approval(s): Proposed Modification(s):
1. Maximum of 68,880 sf hotel 1. Increase hotel to 81,000 sf

2. 138 hotel parking spaces 2. Reduce the hotel parking spaces to 125. 

3. Maximum hotel height of 74 feet (6 stories) 3. No change.  

Additional Information:

PD Variation(s): LDC Part 6.05.00 (Parking/Loading)

Waiver(s) to the Land Development Code: None requested. 
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Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to proposed conditions

2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Context of Surrounding Area:

The subject property is located in the northeastern corner of Interstate 75 and Gibsonton Dr. The PD is approved for 
Multifamily and Commercial Neighborhood Uses. Existing land uses within the area include the multi-family residential 
development within the same overall PD, located to the immediate north of the portion of the site subject of this 
request. 
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map

Subject Site Future Land Use Category: SMU-6, CMU-12

Maximum Density/F.A.R.: SMU-6: 6 du per ac. /0.35 FAR
CMU-12: 12 du per ac. / 0.5 FAR

Typical Uses:

SMU-6: Typical uses include residential, suburban commercial, offices, 
research parks, light industrial, multi-purpose, clustered residential, mixed-
use.
CMU-12: Typical uses include residential, community retail commercial, 
offices, research park, light industrial, multi-purpose, clustered residential, 
mixed-use.
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

Adjacent Zonings and Uses

Location: Zoning:

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District:

Allowable Use: Existing Use:

North PD 06-0848 351 MF
residential units Multi-family residential Multi-family residential

South Commercial 
General (CG) Maximum 0.27 FAR

Uses allowed per Sec. 
2.02.02 including 

commercial, offices.
Office building

East PD 06-0848 Max. 60,980 sf CN; 
Max. 10,890 sf BPO

Neighborhood 
commercial/Office, 

Professional

Commercial strip center

West PD 99-0735 Maximum 0.50 FAR

159 Dry Boat Storage, Max. 
100 RV storage, 1,300 sf 

res., office, & retail for boat 
& RV maintenance, and 70-

room hotel.

Vacant and boat ramp
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2.0 LAND USE MAP SET AND SUMMARY DATA

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

PRS 19-0778
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2.0 LAND USE MAP SET AND SUMMARY DATA

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

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No  

Natural Resources  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

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

Credit        
 Wellhead Protection Area                       
 Surface Water Resource Protection Area  

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

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

See “Transportation 
Summary Report”  

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No  

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No  

Impact/Mobility Fees 
Hotel               
(Per room (Mobility and Parks)) 
(Per 1,000 s.f. (Fire))                         
Mobility: $4,168 *0 = $0  
Parks: $1,327 * 0 = $0 
Fire: $313 * 12.12 = $3,793.56 
 
Urban Mobility, South Fire - Hotel Expansion from 68,880 to 81,000 (12,120 sq ft) - no additional rooms 
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Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission  

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

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility  
The subject site is currently undeveloped and located at the northeastern quadrant of Interstate 75 and Gibsonton Drive. 
The site is surrounded on the north and east by other properties within the same PD. To the immediate west of the 
subject site is PD 99-0735, which is approved for up to 159 Dry Boat Storage spaces, 100 RV storage spaces, 1,300 sf 
residential, office, and retail for boat and RV maintenance, and a 70-room hotel. South of the subject site is right-of-way 
for Interstate 75 North and Gibsonton Road. Directly south across Gibsonton Road is commercial zoned property 
developed with an office building. Further south past the Commercial General is single-family residential and southeast 
across Gibsonton Drive are mobile homes. The site is located in the Urban Service Area and within the limits of the 
Riverview Community Plan. 
 
The applicant’s request is to expand the hotel buildable square footage to allow up to 81,000 square feet, through the 
use of a Comprehensive Plan Policy 19.3 mixed-use bonus, with no change in the number of rooms within the hotel, and 
to reduce the parking spaces required for the hotel use from 138 to 125 pursuant to a PD Variation for Parking. The 
nonresidential square footage for Commercial Neighborhood uses is nominally increased from 60,707 to 60,980. To 
address these increases and account for the additional hotel square footage. Staff notes that despite this increase, there 
will be no corresponding increase to the number of hotel rooms.   
 
The scale of the proposed development only increases the square footage of the hotel while maintaining the number of 
hotel rooms at 125. The applicant states, “The hotel floor area increase is requested to accommodate larger extended 
stay hotel type rooms. The parking reduction is sought to reflect current market conditions and is supported by the 
Institute of Transportation Engineer’s Parking Manual.” 
 
The applicant does not request any variations to Land Development Code Parts 6.06.00 (Landscaping/Buffering).  The 
applicant is required to have a 20 ft. buffer with Type “B” screening adjacent to the multi-family development located to 
the north of the hotel, which the applicant is providing, as shown on the site plan. This was also previously provided and 
is not a change.  
 
Transportation PD Variation for Parking  
The applicant submitted a PD Variation, requesting a reduction in the required parking rate for the project’s hotel uses.  
The Land Development Code requires 1.1 parking spaces per hotel room.  As such, the project’s 125 rooms would require 
138 parking spaces.  The applicant is proposing parking at a rate of 1.0 spaces per room (or 125 rooms).  LDC Sec 
6.05.02.P.1. permits the Administrator to reduce the number of required automobile parking spaces by 5% in exchange 
for the provisions of bicycle parking meeting the locational/design criteria specified in the LDC.  As such, staff believes it 
is appropriate that the first 5% of the requested reduction is offset by the provision of bicycle parking spaces (138 x .05 
equals 6.9, which rounds down to 6).  Given the above, staff has proposed a condition which would permit the developer 
to construct 125 parking spaces to serve the proposed hotel uses, provided they also construct 6 bicycle parking spaces 
meeting LDC requirements. 
 
The Institute of Transportation Engineer’s provides data for hotel rooms trip generation using the number of hotel rooms 
as the independent variable.  Given that the number of rooms is not changing (only the size of facility overall), there is 
no resultant increase in the maximum trip generation potential of the subject project. 
 
The uses proposed are unchanged and remain compatible. Based on the adjacent zonings and uses identified above in 
the report, staff finds the proposed PD zoning district compatible with the existing zoning districts and development 
pattern in the area. The subject site will comply with and conform to all other applicable policies and regulations, 
including but not limited to, the Hillsborough County Land Development Code. The proposed Planned Development 
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would allow for development that is consistent with the Goals, Objectives, and Policies of the Unincorporated 
Hillsborough County Comprehensive Plan. 
 
5.2 Recommendation      
Based on the above, staff finds the request approvable. 
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6.0 PROPOSED CONDITIONS  
 

 Prior to PD Site Plan Certification, the developer shall revise the Site Plan to: 
o Under “Proposed Uses” update “352” to “351” Multifamily Units; 
o Under “Available Entitlement Calculation” update Total Units from “352” to “351”; 
o Under “Utilized Entitlement Calculation, Residential Density” update “352” to “351”; 
o Show the proper intersection configuration (i.e. the raised directional median) at the intersection of 

Gibsonton Dr. and Alafia Preserve Ave.); 
o Modify the label reading “PROPOSED 54' FUTURE PUBLIC R/W TO BE DEDICATED FROM LAST PARCEL TO 

DEVELOP PER CONDITIONS OF APPROVAL. FUTURE R/W AND EXISTING DRIVEWAYS SHALL MEET THE 
SPACING REQUIREMENTS OF LDC SECTION 6.04.07 FOR TYPE II ACCESS CONNECTIONS.” to instead read 
“PROPOSED 54' PUBLIC RIGHT-OF-WAY DEDICATION AND CONVEYANCE – SEE CONDITIONS OF 
APPROVAL.” 

 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
August 28, 2023.  
 

1. The multi-use development shall be limited as follows: 
 

1.1 The project shall be permitted a maximum of 351 multi-family residential units on 30.36 
acres; and shall be subject to the Residential Multi-family Conventional-12 (RMC-12) 
zoning district development standards, except as referenced herein. 

 
Minimum Front Yard Set-back:   25 feet 
Minimum Set-back:     20 feet along western property boundary 
        40 feet from ELAPP property 
        50 feet from Alafia River 
Maximum height:     60 feet (5 stories) 
 
1.2 The 2:1 additional setback for buildings over 20 feet in height shall not apply to the western  
and northern property boundaries. 

 
1.2 1.3 The project shall be permitted a maximum of 60,707 60,980 square feet of building area 

for Commercial Neighborhood (CN) zoning district uses on 5.6 acres. The project will be 
subject to the Commercial Neighborhood (CN) zoning district development standards, except 
as referenced herein. Maximum impervious surface for the commercial neighborhood portion 
of the project shall be 75% and said area shall be developed in accordance with the concept 
plan and building elevation on Sheet 2 of the Certified Site Plan. 

 
1.3 1.4 The project shall be permitted a maximum of 10,890 square feet of Business Professional 

Office (BP-0) zoning district uses on 1.0 acres. The project will be subject to the Business 
Professional Office zoning district development standards, except as referenced herein. The 
maximum height shall be 40 feet. Building(s) shall be architecturally finished on all sides and 
all development shall be residential in appearance including a pitched roof. 

 
1.4 1.5 The project shall be permitted a maximum 68,880 81,000 square foot hotel containing a 

maximum of 125 rooms on 3.0 acres. The project will be subject to the Commercial General 
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(CG) zoning district development standards, except as referenced herein. Maximum building 
height shall be 74 feet (6 stories). 

 
1.5 1.6 Building envelops shall be as generally located on the site plan. No residential dwelling 

buildings shall be placed parallel with the Alafia River frontage. 
 

1.6 1.7 Location of order boxes for the drive-through facility shall be a minimum of 120 feet from 
the Residential Multi-family property line internal to the mixed use project as shown on the 
General Site Plan. Additionally, a solid fence or wall shall not be required to be placed between 
the site used for a drive-through facility and the Multi-family property. Buffering and 
Screening requirements for the vehicular use areas shall be in accordance with LDC Section 
6.06.00. 

 
2. The project may be permitted a maximum of 351 multi-family dwelling units, a 68,880 81,000 square 

foot hotel, 60,707  60,980 square feet of Commercial Neighborhood and 10,890 square feet of 
Business Professional Office uses, subject to formal delineation of on-site conservation areas, 
preservation areas and water bodies and final calculation of maximum density/intensity (FAR) 
permitted by the Comprehensive Plan in accordance with the Environmentally Sensitive Lands Credits 
requirement of the Comprehensive Plan. If the maximum number of units and/or maximum square 
footage for the project as permitted herein exceeds the maximum density/intensity (FAR) permitted 
by the Comprehensive Plan, per the Environmentally Sensitive Lands Credits requirement, the 
number of dwelling units and/or square footage allowed in the project shall decrease as necessary to 
conform to the Comprehensive Plan. 

 
3. Cross access shall be provided between all outparcels and Alafia Preserve Avenue the major internal 

roadway. Direct access from any outparcel onto Gibsonton Drive shall be prohibited. 
 

4. The applicant shall show the ability to provide cross access to the western property as shown on the 
site plan. If any of the adjacent properties are developed by the same developer/owner, then cross 
access must be provided. 

 
5. A temporary access easement shall remain over vacated portions of Ida Street until such time as a 

permanent easement is approved by Hillsborough County. A permanent paved easement approved by 
Hillsborough County shall provide access from the site to the western portion of the ELAPP preserve. 

 
6. The following conditions are required access improvements to Gibsonton Drive: 

 
6.1 The Gibsonton Drive and Fem Hill Drive is currently signalized. The applicant shall be 

required to lengthen the existing eastbound left tum lane. The total distance is subject to FOOT 
FDOT    approval. 

 
6.2 The project driveway at Gibsonton Drive Alafia Preserve Avenue will be modified to left-

in/right- in/right-out. [THIS CONDITION HAS BEEN SATIFIED]. 
 

6.3 The site currently has access to abuts, but does not have access to, the FOOT FDOT frontage 
road that runs along Gibsonton Drive. FOOT FDOT has indicated that the portion of the 
frontage road east of the proposed 54-foot-wide public right-of-way and continuing to the Fern 
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Hill Drive Ext. access may will be restricted/modified removed in the future, once a new 
public roadway segment is constructed within the referenced right-of-way. Nothing herein this 
condition shall be construed as requiring the developer of the subject PD to construct such 
public roadway facility.  

 
7. Gibsonton Drive and Fem Fern Hill Drive has been signalized. As a result, the connection from Old 

Gibsonton Drive to Fem Hill Drive due to its proximity to the intersection will be closed in the future. 
Old Gibsonton Drive (i.e., the frontage road) currently provides primary access to parcels located west of 
the subject property referred to as Folio Numbers 076326-0000 and 076327-0000, which are jointly 
zoned as Planned Development 99-0735 (the "Adjacent Properties"). To accommodate future access 
from the Adjacent Properties to Gibsonton Drive via a public right-of-way, the Developer shall make 
the following dedications: 

 
7.1 Upon completion of the Fern Hill Drive Extension to Alafia Preserve Avenue Developer shall 

dedicate and convey Fem Hill Drive and Alafia Preserve Avenue to Hillsborough County, as 
such roadways have been designed, approved, and constructed, together with necessary 
drainage easements. The dedication of Fern Hill Drive extension and Alafia Preserve Avenue 
shall occur within 90 days of the completion of the Fern Hill Drive Extension. The Developer 
shall be allowed future driveway connections to such roadways consistent with Hillsborough 
County Access Management regulations; and 

 
Dedication shall occur upon the earlier of the following: 
 
a. prior to final approval of the Construction Plan of the parcel labeled “Last Parcel to 

Develop” as depicted on the Site Plan, 
 

b. within ninety (90) days from Developer's receipt of written notice from 
Hillsborough County that a site construction plan application has been submitted 
to Hillsborough County requesting approval to develop either of the Adjacent 
Properties, or 

 
c. September 12, 2025. 

 
The Developer shall be allowed future driveway connections to such roadways consistent 
with Hillsborough County Access Management regulations. 

 
7.2 To provide the alternative connection for Old Gibsonton Dr. (i.e., the frontage road) to the 

Fem Hill Drive Extensions Extension via Alafia Preserve Avenue, the Developer shall dedicate 
and convey a fifty-four (54) foot right-of-way within the parcel labeled "Last Parcel to Develop" 
as depicted on the Site Plan, to Hillsborough County connecting Alafia Preserve Avenue to 
Old Gibsonton Drive. 
 
Dedication and conveyance shall occur upon the earlier of the following: 

 
a. prior to final approval of the Construction Plan of the "Last Parcel to Develop" as 

depicted on the Site Plan, or 
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b. within ninety (90) days from Developer's receipt of written notice from 
Hillsborough County that a site construction plan application has been submitted to 
Hillsborough County requesting approval to develop either of the Adjacent 
Properties. 

 
The dedicated right-of-way shall be located within the area labelled “Proposed Location 
of Future ROW” on as generally shown on the Site Plan at the discretion of Developer 
consistent with applicable transportation technical and access management standards. 
Developer shall have no obligation to construct any roadway improvements within the 
dedicated right-of-way but shall be allowed driveway connections consistent with 
Hillsborough County Access Management regulations. 

 
8. Prior to or concurrent with the next increment of development, The the developer will provide a 

bus bay, and transit accessory pad including, shelter, seating, trash receptacle, and bicycle rack 
for existing transit stop on Gibsonton Drive. The location of these improvements shall be subject 
to review and approval by Hillsborough Area Regional Transit Authority. 

 
9. Notwithstanding anything on the Site Plan to the contrary, bicycle and pedestrian access may be 

permitted anywhere along the PD boundaries. 
 

10. Construction access shall be limited to those locations shown on PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each 
site/construction plan submittal which indicates same. 

 
11. Parking shall be provided in accordance with Section 6.05 of the Hillsborough County Land 

Development Code.  Notwithstanding the above, the project’s hotel uses shall be permitted to 
provide parking at a rate of 1.0 parking space per room.  Additionally, the developer will be 
required to construct 6 bicycle parking spaces which meet the location and design criteria found 
within Sec. 6.05.02.P. of the LDC.  

 
9. 12. Approval of this rezoning petition by Hillsborough County does not constitute a guarantee 

that the Environmental Protection Commission approvals/permits necessary for the development 
as proposed will be issued, does not itself serve to justify any impacts to wetlands, and does not 

grant any implied or vested right to environmental approvals. 
 

10. 13. Prior to submittal of the preliminary plan for the Site Development Review process, the 
significant mature trees on the properties shall be identified and the developer shall consult with 
the Natural Resources Team for design input that would minimize the impact and removal of the 
significant mature trees. The locations of the significant mature trees and the design efforts to 
avoid the removal of these trees (i.e., building locations, vehicular use areas, and stormwater pond 
adjustments) are to be displayed on the submitted preliminary plan. 

 
11. 14. A compatibility plan, as required by the County's Upland Wildlife Habitat Ordinance, 

addressing issues related to how the development will ensure compatibility with the Alafia Scrub 
Nature Preserve, such as access, prescribed fire, and landscaping shall be submitted prior to 
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Construction Site Development Review approval. 
 

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

 
13. 16. The Development of the project shall proceed in strict accordance with the terms and conditions 

contained in the Development Order, the General Site Plan, the land use conditions contained 
herein, and all applicable rules, regulations, and ordinances of Hillsborough County. 

 
14. 17. Within 90 days of approval by the Hillsborough County Board of County Commissioners, 

the applicant shall submit to the Development Services Department a revised General 
Development Plan for certification which conforms the notes and graphic of the plan to the 
conditions outlined above and the Land Development Code (LDC). Subsequent to certification 
of the plan, if it is determined the certified plan does not accurately reflect the conditions of 
approval or requirements of the LDC, said plan will be deemed invalid and certification of the 
revised plan will be required. 

 
18.       In accordance with LDC Section 5.03.07.C, the certified PD general site plan for the 5.6-acre area             
            subject to MM 23-0414 shall expire for the internal transportation network and external access points,    
            as well as for any conditions related to the internal transportation network and external access points, if  
            site construction plans, or equivalent thereof, have not been approved for all or part of the subject  
            Planned Development within 5 years of the effective  date of the PD unless an extension is granted as  
            provided in the LDC.  Upon expiration, re-certification of the PD General Site Plan shall be required in  
            accordance with provisions set forth in LDC Section 5.03.07.C 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPLICATION NUMBER: MM 23-0414 
ZHM HEARING DATE: September 18, 2023 
BOCC LUM MEETING DATE: November 7, 2023                   Case Reviewer: Tim Lampkin, AICP   

  

Page 17 of 21 

 
  

Zoning Administrator Sign Off:  

J. Brian Grady
Mon Sep 11 2023 08:05:32  

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

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

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

TO: ZONING TECHNICIAN, Development Services Department DATE: 09/09/2023 
Revised: 9/11/2023 

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

PLANNING SECTOR/AREA: South/ RV PETITION NO: MM 23-0414 
 

 

 

  This agency has no objection. 
 

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

  This agency objects, based on the listed or attached grounds. 
 
 
NEW AND REVISED CONDITIONS OF APPROVAL 
 
Revised Conditions 
 
1. The multi-use development shall be limited as follows: 
 

1.1 The project shall be permitted a maximum of 351 multi-family residential units on 30.36 acres; 
and shall be subject to the Residential Multi-family Conventional-12 (RMC-12) zoning district 
development standards, except as referenced herein. 

 
 Minimum Front Yard Set-back:    25 feet 

Minimum Set-back:      20 feet along western property boundary 
40 feet from ELAPP property 
50 feet from Alafia River 

Maximum height:      60 feet (5 stories) 
 
The 2:1 additional setback for buildings over 20 feet in height shall not apply to the western 
and northern property boundaries. 

 
1.2 The project shall be permitted a maximum of 60,707 square feet of building area for 

Commercial Neighborhood (CN) zoning district uses on 5.6 acres. The project will be subject 
to the Commercial Neighborhood (CN) zoning district development standards, except as 
referenced herein. Maximum impervious surface for the commercial neighborhood portion of 
the project shall be 75% and said area shall be developed in accordance with the concept plan 
and building elevation on Sheet 2 of the Certified Site Plan. 

 
 

1.4 The project shall be permitted a maximum 68,88081,000 square foot hotel containing a 
maximum of 125 rooms on 3.0 acres. The project will be subject to the Commercial General 
(CG) zoning district development standards, except as referenced herein.  Maximum building 
height shall be 74 feet (6 stories). 

 
 

  This agency has no comments. 
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3. Cross access shall be provided between all outparcels and Alafia Preserve Ave.the major internal 

roadway. Direct access from any outparcel onto Gibsonton Drive shall be prohibited. 
 
[Transportation Review Section staff is proposing to modify this condition for clarity.] 
 
 
6. The following conditions are address required access improvements to Gibsonton Drive: 
 

6.1 The Gibsonton Drive and Fem Hill Drive is currently signalized. The applicant shall be 
required to lengthen the existing eastbound left tum lane. The total distance is subject to FOOT 
FDOT approval. 

 
6.2 The project driveway at Gibsonton Drive Alafia Preserve Avenue will be modified to left-

in/right- in/right-out.  [THIS CONDITION HAS BEEN SATISFIED]. 
 

6.3 The site currently has access to abuts, but does not have access to, the FOOT FDOT frontage 
road that runs along Gibsonton Drive. FOOT FDOT has indicated that the portion of the 
frontage road east of the proposed 54-foot-wide public right-of-way and continuing to the Fern 
Hill Dr. Ext. access may will be restricted/modified removed in the future, once a new public 
roadway segment is constructed within the referenced right-of-way.  Nothing herein this 
condition shall be construed as requiring the developer of the subject PD to construct such 
public roadway facility. 

 
[Transportation Review Section staff is proposing to modify this condition for clarity, to better reflect the 
FDOT and County’s intentions/status of area improvements, and more accurately describe the planned future 
configuration of transportation facilities within the area.] 
 
 
7. Gibsonton Drive and Fern Hill Drive has been signalized. As a result, the connection from Old 

Gibsonton Drive to Fern Hill Drive due to its proximity to the intersection will be closed in the future. 
Old Gibsonton Drive (i.e. the frontage road) currently provides primary access to parcels located west 
of the subject property referred to as Folio Numbers 076326-0000 and 076327-0000, which are jointly 
zoned as Planned Development 99-0735 (the “Adjacent Properties”). To accommodate future access 
from the Adjacent Properties to Gibsonton Drive via a public right-of-way, the Developer shall make 
the following dedications: 

 
7.1 Upon completion of the Fern Hill Drive Extension to Alafia Preserve Avenue, 

Developer shall dedicate and convey Fern Hill Drive and Alafia Preserve Avenue to 
Hillsborough County, as such roadways have been designed, approved, and 
constructed, together with necessary drainage easements. The dedication of Fern Hill 
Drive extension and Alafia Preserve Avenue shall occur within 90 days of the 
completion of the Fern Hill Drive Extension. The Developer shall be allowed future 
driveway connections to such roadways consistent with Hillsborough County Access 
Management regulations; and 

 
Dedication and conveyance shall occur upon the earlier of the following: 

 
a. prior to final approval of the Construction Plan of the “Last Parcel to 

Develop” as depicted on the Site Plan; or, 
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b. within ninety (90) days from Developer’s receipt of written notice from 

Hillsborough County that a site construction plan application has been 
submitted to Hillsborough County requesting approval to develop either of 
the Adjacent Properties; or, 

 
c. September 12, 2025. 

 
The Developer shall be allowed future driveway connections to such roadways 
consistent with Hillsborough County Access Management regulations. 

 
7.2 To provide the alternative connection for Old Gibsonton Dr. (i.e. the frontage road) to 

the Fern Hill Drive ExtentionsExtension via Alafia Preserve Avenue, the Developer 
shall dedicate and convey a fifty-four (54) foot right-of-way within the parcel labeled 
“Last Parcel to Develop” as depicted on the Site Plan, to Hillsborough County 
connecting Alafia Preserve Avenue to Old Gibsonton Drive. 

 
   Dedication and conveyance shall occur upon the earlier of the following: 
 

a. prior to final approval of the Construction Plan of the “Last Parcel to 
Develop” as depicted on the Site Plan, or 

 
b. within ninety (90) days from Developer’s receipt of written notice from 

Hillsborough County that a site construction plan application has been 
submitted to Hillsborough County requesting approval to develop either of 
the Adjacent Properties. 

 
The dedicated right-of-way shall be located within the area labeled “Proposed Location 
of Future ROW” onas generally shown on the Site Plan, at the discretion of Developer 
consistent with applicable transportation technical and access management standards. 
Developer shall have no obligation to construct any roadway improvements within the 
dedicated right-of-way but shall be allowed driveway connections consistent with 
Hillsborough County Access Management regulations. 

 
 
[Transportation Review Section staff is proposing to modify this condition for clarity, to comport with the 
applicant’s request, and to provide certainty for how and when these facilities will be provided.] 
 
 
8. Prior to concurrent with the next increment of development, The the developer will provide a bus bay 

and , transit accessory pad including:, shelter, seating, trash receptacle, and bicycle rack for the existing 
transit stop on Gibsonton Drive. The location of these improvements shall be subject to review and 
approval by Hillsborough Area Regional Transit Authority. 

 
 
[Transportation Review Section staff is proposing to modify this condition for clarity, to make it clear when 
the required improvements are expected to be constructed, and to reflect the language of required transit 
improvements and appurtenances pursuant to Sections 6.02.17 and 6.03.09 of the LDC.] 
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New Conditions 

 Notwithstanding anything on the Site Plan to the contrary, bicycle and pedestrian access may be 
permitted anywhere along the PD boundaries. 
 

 Construction access shall be limited to those locations shown on PD site plan which are also 
proposed vehicular access connections.  The developer shall include a note in each site/construction 
plan submittal which indicates same. 

 
 Parking shall be provided in accordance with Section 6.05 of the Hillsborough County Land 

Development Code.  Notwithstanding the above, the project’s hotel uses shall be permitted to 
provide parking at a rate of 1.0 parking space per room.  Additionally, the developer will be required 
to construct 6 bicycle parking spaces which meet the location and design criteria found within Sec. 
6.05.02.P. of the LDC.  

 
 
Other Conditions 

 Prior to PD Site Plan Certification, the developer shall revise the Site Plan to: 
o Show the proper intersection configuration (i.e. the raised directional median) at the 

intersection of Gibsonton Dr. and Alafia Preserve Ave.); 
 

o Modify the label reading “PROPOSED 54' FUTURE PUBLIC R/W TO BE DEDICATED 
FROM LAST PARCEL TO DEVELOP PER CONDITIONS OF APPROVAL. FUTURE R/W 
AND EXISTING DRIVEWAYS SHALL MEET THE SPACING REQUIREMENTS OF 
LDC SECTION 6.04.07 FOR TYPE II ACCESS CONNECTIONS.” to instead read 
“PROPOSED 54' PUBLIC RIGHT-OF-WAY DEDICATION AND CONVEYANCE – SEE 
CONDITIONS OF APPROVAL.” 

 
 
PROJECT OVERVIEW AND TRIP GENERATION 
The applicant is requesting a Major Modification to a +/- 5.6 ac. portion of a +/- 39.96 ac. previously approved 
Planned Development (PD) #06-0848, and as most recently modified via PRS 19-0778.  The existing PD is 
approved for 351 multi-family single-family dwelling units, 60,707 s.f. of Commercial Neighborhood (CN) 
uses, and 10,890 s.f. of Business Professional Office (BPO) uses, and a 68,880 s.f. hotel with a maximum of 
125 rooms.  The applicant is proposing to increase the allowable square-footage of hotel uses from 68,880 to 
81,000 s.f.  Staff notes that despite this increase, there will be no corresponding increase to the number of 
hotel rooms.   
 
The Institute of Transportation Engineer’s provides data for hotel rooms trip generation using the number of 
hotel rooms as the independent variable.  Given that the number of rooms is not changing (only the size of 
facility overall), there is no resultant increase in the maximum trip generation potential of the subject project. 
 
Given the above, and that there are no changes in proposed access configurations, staff did not require a trip 
generation and site access analysis to process this request, consistent with the Development Review 
Procedures Manual (DRPM).  Staff prepared the below analysis, comparing trips potentially generally by 
development under the approved and proposed zoning, utilized a generalized worst-case scenario.  Data 
provided below is based on information from the Institute of Transportation Engineer’s Trip Generation 
Manual, 11th Edition.   
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Existing Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
60,980 s.f. Shopping Plaza (40-150k) 
(ITE LUC 821) 5,762 215 587 

352 Multi-Family Dwelling Units 
(ITE LUC 220) 2,332 132 172 

10,890 Medical Office Uses 
(ITE LUC 720) 392 33 41 

125 Room Hotel  
(ITE LUC 310) 998 55 65 

Subtotal: 9,484 435 865 

 
 
Proposed Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
60,980 s.f. Shopping Plaza (40-150k) 
(ITE LUC 821) 5,762 215 587 

352 Multi-Family Dwelling Units 
(ITE LUC 220) 2,332 132 172 

10,890 Medical Office Uses 
(ITE LUC 720) 392 33 41 

125 Room Hotel  
(ITE LUC 310) 998 55 65 

Subtotal: 9,484 435 865 

 
 
Difference: 

 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 

 No Change No 
Change 

No 
Change 

 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  

Alafia Preserve Ave. is a 2-lane, undivided, privately maintained, substandard, local roadway.  The roadway 
is characterized by 11-foot-wide travel lanes in average condition.  The roadway lies within a +/- 55-foot 
wide right-of-way.  There are +/- 5-foot-wide sidewalks along portions of the roadway.  There are +/- 5-
foot-wide bicycle facilities along portions of the roadway.  
 
The Fern Hill Dr. Ext. is a 2-lane, divided, privately maintained, substandard, local roadway.  The roadway 
is characterized by 15-foot-wide travel lanes in above average condition.  The roadway lies within a +/- 100-
foot-wide right-of-way.  There are +/- 6-foot-wide sidewalks along both sides of the roadway.  There are no 
bicycle facilities along this segment of the roadway.  
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SITE ACCESS AND CIRCULATION 

No changes to existing approved access or circulation are proposed.  
 
 
CHANGES TO RIGHT-OF-WAY DEDICATION REQUIREMENTS  

Staff notes that the project is currently in volition of its PD zoning conditions (see existing condition 7.1), 
due to Alafia Preserve Ave. and newly constructed Fern Hill Rd. extension not having been dedicated and 
conveyed to the County in accordance with current requirements.  The applicant has proposed modifications 
which will cure that violation.  Specifically, the applicant is proposing to modify the conditions to provides 
flexibility in the timing and location of the 54-foot-wide right-of-way dedication and conveyance area (i.e. 
for the lands needed to accommodate the new north/south public roadway necessary to allow for removal of 
certain portions of the existing frontage road).  They are also proposing modifications to the condition 
governing the timing of the requirement to dedication and convey Alafia Preserve Ave. and Fern Hill Dr.  
Staff has reviewed these condition changes with the County Engineer and supports the proposed revisions 
offered by staff, hereinabove.  Staff notes that conversations between the County and applicant regarding 
what data, analysis, and/or improvements may be required to both the Fern Hill Dr. Ext. and Alafia Preserve 
Ave., prior to the County being able to accept those facilities for ownership and maintenance, are ongoing. 

 
 
REQUESTED PD VARIATION – PARKING 

The applicant submitted a PD Variation, requesting a reduction in the required parking rate for the project’s 
hotel uses.  The Land Development Code requires 1.1 parking spaces per hotel room.  As such, the proejct’s 
125 rooms would require 138 parking spaces.  The applicant is proposing parking at a rate of 1.0 spaces per 
room (or 125 rooms).   
 
The 5th Edition of the Institute of Transportation Engineer’s Parking Generation Manual provides data 
indicating a range of rates between 0.43 and 1.47 of the 22 hotels studied.  They also provide an 85th 
Percentile rate of 0.99 parking spaces per room, with a 95% confidence interval of 0.83 on the high end. 
 
Staff has reviewed the ITE data and recommends approval the request, subject to conditions.  LDC Sec 
6.05.02.P.1. permits the Administrator to reduce the number of required automobile parking spaces by 5% 
in exchange for the provisions of bicycle parking meeting the locational/design criteria specified in the 
LDC.  As such, staff believes it is appropriate that the first 5% of the requested reduction is offset by the 
provision of bicycle parking spaces (138 x .05 = 6.9, which rounds down to 6).  Given the above, staff has 
proposed a condition which would permit the developer to construct 125 parking spaces to serve the 
proposed hotel uses, provided they also construct 6 bicycle parking spaces meeting LDC requirements. 
 
 

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
LOS information for adjacent roadway segments are provided below. 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Gibsonton Dr. I-75 US 301 D C 

Source: Hillsborough County 2020 Level of Service Report. 



Transportation Comment Sheet

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

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

Gibsonton Dr. County Arterial
Rural

4 Lanes
Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Alafia Preserve Ave. Private
2 Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other TBD

Fern Hill Dr. Ext. Private
2 Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Choose an item.
Choose an item. Lanes

Substandard Road
Sufficient ROW Width

Corridor Preservation Plan
Site Access Improvements
Substandard Road Improvements
Other

Project Trip Generation Not applicable for this request
Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips

Existing 9,484 435 865
Proposed 9,484 435 865
Difference (+/ ) No Change No Change No Change
*Trips reported are based on net new external trips unless otherwise noted.

Connectivity and Cross Access Not applicable for this request

Project Boundary Primary Access Additional
Connectivity/Access Cross Access Finding

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

Design Exception/Administrative Variance Not applicable for this request
Road Name/Nature of Request Type Finding

Choose an item. Choose an item.
Choose an item. Choose an item.

Notes:



Transportation Comment Sheet

4.0 Additional Site Information & Agency Comments Summary

Transportation Objections Conditions
Requested

Additional
Information/Comments

Design Exception/Adm. Variance Requested
Off Site Improvements Provided

Yes N/A
No

Yes
No
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