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Development Services Department 

1.0 APPLICATION SUMMARY  

Applicant: Todd Pressman 

 

FLU Category: Residential 1 (Res-1) 

Service Area: Rural 

Site Acreage: 8.57 +/- acres 
 Community Plan Area: Thonotosassa 

Overlay:  None 
Request: Rezone from Agricultural Single-

Family Conventional (ASC-1) 
and Agricultural Rural (AR) to 
Commercial Intensive 
Restricted (CI-R).  

 

Request Summary: 
The request is to rezone from the existing Agricultural Single-Family Conventional (ASC-1) and Agricultural Rural (AR) 
zoning districts to the proposed to Commercial Intensive Restricted (CI-R) zoning district with restrictions.  The 
proposed restriction addresses site-specific use of Open Storage restricted to “Trench Boxes” only.  
 
This rezoning request is concurrent with Comprehensive Plan Amendment (CPA) 24-03 which requested to change 
the Future Land Use of the site from Residential-1 to Light Industrial LI. The Planning Commission findings will be made 
on March 20, 2024 at the Planning Commission Public Hearing. Planning Commission’s staff report for this rezoning 
request is being filed prior to the March 20, 2024, Planning Commission Public Hearing. 
 

 

Zoning: Current Zoning: ASC-1 Current Zoning:  AR Proposed Zoning:  CI-R 

Uses Agricultural/ Single Family 
Conventional Agricultural Open Storage ( Trench Boxes Only) 

Acreage 4.47 +/- Acres (ac) 
(197,713 square feet (sq ft)) 

4.01 +/- Acres (ac) 
(174,676 sq ft) 

8.57 +/- ac 
(373,309 sq ft) 

Density / Intensity 1 dwelling unit (du) per 1 ac 1 du per 5 ac 0 (FAR)  
(0 sq ft) 

Mathematical 
Maximum* 4 dwelling units 0 dwelling units 0 sq ft 

* Mathematical Maximum entitlements may be reduced due to roads, stormwater and other improvements.  
 

Development 
Standards: Current Zoning: ASC-1 Current Zoning:  AR Proposed Zoning:  CI-R 

Density / Intensity 1 du per 1 ac 1 du per 5 ac 0 FAR 
(0 sq ft) 

Lot Size / 
Lot Width 1 Acre (43,560 sq ft) / 150’ 5 Acre (217,800 sq ft) / 

150’ 20,000 sq ft / 100’ 

Setbacks/Buffering 
and Screening 

50’ - Front (west) 
15’ – Sides (north & south) 

50’ – Rear (east) 

50’ - Front (west) 
25’ – Sides (north & south) 

50’ – Rear (east) 

30’ w/ Type C Buffering/Screening –  
Required along ALL property lines. 
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Height 50’ 50’ 110’ 
Additional Information:  
PD Variations  N/A 

Waiver(s) to the Land Development Code None 
 

Additional Information:  
Planning Commission Recommendation Inconsistent 

Development Services Department Recommendation Not Supportable 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

 
 Context of Surrounding Area: 
The site is surrounded by agricultural and residential type use properties. The adjacent properties are zoned AR and 
RSC-2 to north; AS-1 to the west; AR, AS-1 and RSC-3 to the south; and AR and AS-1 to the east. The subject site is 
located in the Res-1 FLU category and immediately surrounded by properties within the FLU Categories:  Agricultural 
Estate (to the north – west), and Res-4 (to the south).  
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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: Residential 1 (Res-1) 

Maximum Density/F.A.R.: 1 dwelling unit per Gross Acre (ga)/ 0.25 F.A.R. 

Typical Uses: 

Residential, suburban scale neighborhood commercial, office uses, multi-
purpose projects and mixed-use development. Nonresidential uses shall 
meet established locational criteria for specific land use. Agricultural uses 
may be permitted pursuant to policies in the agricultural objective areas of 
the Future Land Use Element. 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Immediate Area Map 

 
Adjacent Zonings and Uses 

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

North AR 1 du/ 5ac; 0.25 FAR 
Agricultural 

Single Family 
Residence Single-Family Residential 

(Conventional/Mobile Home) 

South 

Road N/A Road I-4 

AR 1 du/ 5ac; 0.25 FAR 
Agricultural 

Single Family 
Residence Single-Family Residential 

(Conventional/Mobile Home) 

AS-1 1 du/ 1 ac Single-Family 
Residential/Agricultural 

Single Family 
Residence 

RSC-4 1 du/ 10, 000 sq ft Single-Family Residential 
(Conventional Only) 

Single Family 
Residence 

West 
Road N/A Road N Kingsway Rd 

AS-1 1 du/ 1 ac Single-Family 
Residential/Agricultural 

Single Family 
Residence 

East AR 1 du/ 5ac; 0.25 FAR 
Agricultural 

Vacant 
 Single-Family Residential 

(Conventional/Mobile Home) 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)  

Not Applicable 
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5.0 IMPLEMENTATION RECOMMENDATIONS   

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY     
 

Environmental: Objections Conditions 
Requested 

Additional 
Information/Comments 

Environmental Protection Commission  ☐ Yes 
☒ No  

☐ Yes 
☒ No 

Review at time of 
development 

Natural Resources ☐ Yes 
☐ No 

☐ Yes 
☐ No 

No Comments 

Conservation & Environmental Lands Mgmt. ☐ Yes 
☒ No 

☐ Yes 
☐ No 

See Agency Report 

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:  Objections Conditions 
Requested 

Additional 
Information/Comments 

Transportation 
☐ Design Exception/Adm. Variance Requested  
☐ Off-site Improvements Provided   
☒ N/A 

 
☒ Yes 
☐ No 
☐ N/A 

 
☐ Yes 
☐ No 
☐ N/A 

 

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

☐ 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 

No Comments provided 

Impact/Mobility Fees 
N/A 

Comprehensive Plan:  Findings Conditions 
Requested 

Additional 
Information/Comments 

Planning Commission  
☒ Meets Locational Criteria       ☐N/A 
☐ Locational Criteria Waiver Requested 
☐ Minimum Density Met           ☐ N/A 

   
                 

☒ Inconsistent 
☐ Consistent 

☐ Yes 
☐ No 

See Agency Report 
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5.1  Compatibility 
The site is located in an area comprised of Agricultural and single-family type uses. The site is currently zoned Agricultural 
Single Family Conventional (ASC-1) and Agricultural Rural (AR). The surrounding properties are zoned: AR, along with 
Agricultural Single Family (AS-1) to the north; To the south across Interstate-4, A, AS-1 and RSC-4; to the East, vacant AR 
property; and to west across N Kingsway Road AS-1 zoned properties.  
 
The subject site is located along N. Kingsway Road, a designated scenic corridor, which may trigger additional buffering 
and tree plantings as required by Part 6.06.03.I of the Land Development Code. 
 
From a compatibility perspective the most potentially impacted parcel would be parcels zoned AR (north) and AS-1 
(east). The applicant proposed site-specific use of Open Storage restricted to “Trench Boxes” only. Therefore, given the 
adjacent zoning/development pattern, staff finds the site characteristics, requires buffering/screening/setbacks and the 
proposed use restrictions provide appropriate mitigation for any potential impacts of the proposed rezoning. 
 
The subject property is located within the Residential-1 (RES-1) Future Land Use category, which can be considered for 
a maximum density of up to 1 dwelling unit per gross acre and a maximum consideration of up to 0.25 Floor Area Ratio 
(FAR). The RES-1 Future Land Use category designates areas for rural residential uses. The site meets commercial location 
criteria; however, The Planning Commission staff found the request inconsistent due to other compatibility concerns.  
 
Transportation Review staff have objected to the intensification of the site due to concerns, as outlined in their attached 
agency comment that access to the site as operation/safety issues as also outlined in their agency comment. 
 
5.2 Recommendation 
Due to the objections from Transportation Review and Planning Commission review, for the reasons outlined in their 
attached agency comments of the subject parcel, staff finds the request is not supportable.   As noted, the applicant is 
proposing the following restrictions:  

1) Site-specific use of Open Storage restricted to storing “Trench Boxes” only. 
 
6.0  PROPOSED CONDITIONS: 
 N/A 
 

 
 
 

Zoning Administrator Sign Off:  

J. Brian Grady
Mon Mar 18 2024 13:15:13  

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 
 N/A 
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8.0 PROPOSED SITE PLAN (FULL) 

 

Not Applicable 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 
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Unincorporated Hillsborough County Rezoning  
 
Hearing Date:  
March 25, 2024 
 
Report Prepared:  
March 13, 2024 

 
Petition: RZ 24-0303 
 
1347 North Kingsway Road 
 
North of Interstate-4, east of Kingsway Road and 
Sligh Avenue 
 

Summary Data: 
 
Comprehensive Plan Finding 
 

 
INCONSISTENT 

 
Adopted Future Land Use 

 
Residential-1 (1 du/ga; 0.25 FAR) 
 

 
Service Area 
 

Rural Area 

 
Community Plan 
 

 
Thonotosassa 
 

 
Request 
 

 
Rezoning from Agricultural Single Family 
Conventional (ASC-1) and Agricultural Rural (AR) 
to Commercial Intensive-Restricted (CI-R) to allow 
only for the open storage of trench boxes. 
 

 
Parcel Size 
 

 
8.57 ± acres  
 

 
Street Functional 
Classification    
 

 
Interstate-4 – State Principal Arterial  
North Kingsway Road – County Collector 
Sligh Avenue – Local  
 

 
Locational Criteria 
 

 
Yes; meets 

 
Evacuation Zone 
 

 
None 
 

 
 

 
 

Plan Hillsborough 
planhillsborough.org 

planner@plancom.org 
813 – 272 – 5940 

601 E Kennedy Blvd 
18th floor  

Tampa, FL, 33602 

http://www.planhillsborough.org/
mailto:planner@plancom.org
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Context 
• The 8.57 ± acre subject site is located north of Interstate-4 and east of Kingsway Road 

and Sligh Avenue. 

• The site is located within the Rural Area and is within the limits of the Thonotosassa 
Community Plan. 

• The subject property is located within the Residential-1 (RES-1) Future Land Use 
category, which can be considered for a maximum density of up to 1 dwelling unit per 
gross acre and a maximum consideration of up to 0.25 Floor Area Ratio (FAR). The RES-
1 Future Land Use category designates areas for rural residential uses. Typical uses 
within RES-1 include but are not limited to, farms, ranches, residential uses, rural scale 
neighborhood commercial uses, offices, and multi-purpose projects. Commercial, office, 
and multi-purpose uses shall meet locational criteria for specific land use projects.  
 

• RES-1 extends to the east, west and north of the subject site. To the northwest across 
Kingsway Road consists of the Agricultural Estate (AE) and Residential-2 (RES-2) Future 
Land Use categories. Residential-4 (RES-4) and Public/Quasi-Public (P/QP) Future Land 
Use categories are to the south across Interstate-4. 

• The subject site consists of vacant land and a single-family home. Single-family uses 
extends to the immediate north and west.  

• The site is currently zone as Agricultural Single Family Conventional (ASC-1) and 
Agricultural Rural (AR). There are areas of AR, along with Agricultural Single Family (AS-
1), Residential Single Family Conventional (RSC02) and Planned Development (PD) 
zoning surrounding the subject site. To the south across Interstate-4 also consists of the 
Residential Single Family Conventional (RSC-3 and RSC-6) zoning districts. 

• The applicant is requesting a rezoning of Agricultural Single Family (ASC-1) and 
Agricultural Rural (AR) to Commercial Intensive-Restricted (CI-R) to allow for the open 
storage of trench boxes. 

Compliance with Comprehensive Plan: 
The following Goals, Objectives, and Policies apply to this rezoning request and are used as a 
basis for an inconsistency finding. 
 
FUTURE LAND USE ELEMENT 
 
Rural Area  
 
Rural areas will typically carry land use densities of 1 du/5 ga or lesser intense designations. The 
One Water Chapter outlines relevant language related to water, wastewater and septic in the 
Rural Area. Within the rural area there are existing developments that are characterized as 
suburban enclaves or rural communities. These are residential developments which have a more 
dense development pattern and character, usually 1 or 2 du/ga. These enclaves are recognized 
through the placement of land use categories that permit densities higher than 1 du/5 acres. New 
development of a character similar to the established community will be permitted to infill in a 
limited manner, but not be permitted to expand into areas designated with lower land use 
densities. Rural communities, such as Lutz, Keystone and Thonotosassa will specifically be 
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addressed through community-based planning efforts. These communities, and others like them, 
have historically served as centers for community activities within the rural environment.  
 
Objective 4: The Rural Area will provide areas for long term, agricultural uses and large lot, low 
density rural residential uses which can exist without the threat of urban or suburban 
encroachment, with the goal that no more than 20% of all population growth within the County will 
occur in the Rural Area. 
 
Policy 4.1: Rural Area Densities Within rural areas, densities shown on the Future Land Use Map 
will be no higher than 1 du/5 ga unless located within an area identified with a higher density land 
use category on the Future Land Use Map as a suburban enclave, planned village, a Planned 
Development pursuant to the PEC ½ category, or rural community which will carry higher 
densities. 
 
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 
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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. 
 
Agriculture-Retention  
 
Objective 30: Recognizing that the continued existence of agricultural activities is beneficial, the 
county will develop, in coordination with appropriate entities, economic incentives to encourage 
and expand agricultural activities. 
 
Policy 30.5: Agriculture related commercial uses more intensive or heavy than neighborhood 
serving commercial, may be considered in the rural land use categories, provided it meets 
applicable policies of the comprehensive plan. These uses are not subject to the locational criteria 
for neighborhood serving commercial uses. 
 
4.1 RURAL RESIDENTIAL CHARACTER  
 
Goal 7: Preserve existing rural uses as viable residential alternatives to urban and suburban 
areas. 
 
Objective 7-1: Support existing agricultural uses for their importance as a historical component 
of the community, their economic importance to the County and for the open space they provide.  
 
Community Design Component 
 
5.0 NEIGHBORHOOD LEVEL DESIGN  
5.1  COMPATIBILITY  
 
GOAL 12:  Design neighborhoods which are related to the predominant character of the 
surroundings. 
 
OBJECTIVE 12-1: New developments should recognize the existing community and be designed 
in a way that is compatible (as defined in FLUE policy 1.4) with the established character of the 
surrounding neighborhood. 
 
LIVABLE COMMUNITIES ELEMENT: Thonotosassa Community Plan 
  
Goals  

1. Community Control – Empower the residents, property owners and business owners in 
setting the direction and providing ongoing management of Thonotosassa’s future growth 
and development, toward a community that adds value and enhances quality of life. 

2. Sense of Community – Ensure that new development maintains and enhances 
Thonotosassa’s unique character and sense of place and provides a place for community 
activities and events. 

4. Diversity of People, Housing and Uses – Maintain the existing diversity of housing types 
and styles. Provide for commerce and jobs but protect the community identity and limit the 
location, type and size of new businesses to fit the surrounding area. 
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Comprehensive Plan Strategies 

• Form a Thonotosassa Community Advisory Committee to become an effective voice for 
the community. 

• Designate Main Street as Thonotosassa’s downtown, develop a central gathering place 
and make downtown a focal point of commercial and community activity. 

• Establish the community’s boundary and designate gateways. 
• Require minimum lot sizes of 1 acre for residential development within the Residential-1, 

Agricultural Estate, and Agricultural Rural Future Land Use categories. 
• Protect the area’s rural character. 
• Support agricultural uses throughout the community. 
• Retain the current boundaries of the Urban Service Area and continue to restrict central 

water and sewer services within the Rural Service Area. 
• Allow commercial uses along SR 578 south of Pruett Road to I-4. 

 
By June 2004, a proposal for transfer of development rights and purchase of development rights 
will be presented to the Thonotosassa Community Plan Steering Committee for further 
consideration by the Board of County Commissioners. 
 
Staff Analysis of Goals, Objectives, and Policies: 
The 8.57 ± acre subject site is located north of Interstate-4 and east of Kingsway Road and 
Sligh Avenue. The subject site is in the Rural Area and located within the limits of the 
Thonotosassa Community Plan. The subject site’s Future Land Use category is 
Residential-1 (RES-1). The applicant is requesting a rezoning of ASC-1 and AR to CI-R to 
only allow for the open storage of trench boxes.  

The Future Land Use Element permits new development within the Rural Area that is 
similar in character to the existing community. Objective 4 of the Future Land Use Element 
(FLUE) of the Comprehensive Plan notes that 20% of the growth in the region will occur 
within the Rural Service Area without the threat of urban or suburban encroachment. FLUE 
Policy 4.1 characterizes the Rural Area as low-density, large lot residential. The subject 
site is within the Rural Area and the proposed rezoning of the parcel from ASC-1 and AR 
to CI-R is not similar in character to the surrounding area. CI uses may not be considered 
in the RES-1 Future Land Use category, as this category only allows for neighborhood 
serving commercial uses. Per the Definitions Section of the Comprehensive Plan, 
neighborhood serving commercial uses include those uses permitted by the Commercial 
Neighborhood (CN) and Commercial General (CG) zoning districts, not the uses permitted 
by Commercial Intensive (CI) zoning.   

The intention of the rezoning is to allow only for the open storage of trench boxes. 
Objective 9 of the FLUE states that all existing and future land development regulations 
shall be made consistent with the Comprehensive Plan. Policies 9.1 and 9.2 allow for 
approving zoning that is consistent with the Comprehensive Plan and developments that 
meet the regulations established by Hillsborough County. This rezoning would not be 
consistent with Objective 9 and Policies 9.1 and 9.2 as the area is predominantly made up 
of residential and agriculture uses. 

The proposal does not meet the intent of FLUE Objective 16 and its accompanying policies 
16.1 ,16.2, 16.3 and 16.10 that require new development, infill and redevelopment to be 
compatible with the surrounding area in character, lot size and density. Goal 12 and 
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Objective 12-1 of the Community Design Component (CDC) in the FLUE requires new 
developments to recognize the existing community and be designed to relate to and be 
compatible with the predominant character of the surrounding area. In this case, the 
surrounding development pattern is mostly comprised of large rural residential lots. The 
proposed rezoning to allow the open storage of trench boxes does not align with the 
character of the surrounding area and present significant compatibility concerns given the 
rural residential nature of the area. 
 
The site does not meet the goals and accompanying strategies of the Thonotosassa 
Community Plan. The Community Control goal strives to empower the residents, property 
owners and business owners in setting the direction and providing ongoing management 
of Thonotosassa’s future growth and development, toward a community that adds value 
and enhances quality of life. The Sense of Community goal ensures that new development 
maintains and enhances Thonotosassa’s unique character and sense of place and 
provides a place for community activities and events. The rezoning to allow for a 
Commercial Intensive use does not complement the goals and strategies in this Plan.  
 
Overall, the proposed rezoning would allow for development that is inconsistent with the 
Goals, Objectives, and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed 
rezoning INCONSISTENT with the Unincorporated Hillsborough County Comprehensive Plan. 
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