
Variance Application: VAR 25-1414
LUHO Hearing Date: November 17, 2025

Case Reviewer: Chris Grandlienard, AICP
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Development Services Department

Applicant: Todd Pressman, Pressman & Assoc. Inc. Zoning: CG

Location: 17324 North 41 Highway Lutz; Folio: 15377.0000

Request Summary:
The applicant is requesting multiple landscape buffer variances to accommodate the existing site layout and building 
placement, which were impacted by prior FDOT right-of-way taking and longstanding nonconforming conditions.
Requested Variances:
LDC Section: LDC Requirement: Variance: Result:

6.06.04.C.

If an off-street vehicular use area is not 
fully screened from an adjacent right-of-
way by a building or structure, an eight-

foot-wide landscaped buffer must be 
installed between the area and the 

right-of-way, unless stricter 
requirements in sections 6.06.06 or 

6.06.06 C apply.

8 feet
0-foot landscape buffer to 
north property line along 
Dennison Road.

6.06.04.E.

A six-foot-wide landscaped buffer is 
required between an off-street vehicular 

use area and any non-road-facing 
property boundary, unless stricter 

standards in sections 6.06.06 or 6.06.06 
C apply, or if the adjacent property 

already provides the necessary buffer 
and screening.

6 feet 0-foot landscape buffer to 
west property line. 

Findings:

A legal nonconforming status was approved for this parcel in 2024, DNC 24-0414, for a 3,022-
square-foot commercial building at 17324 US Hwy 41, Lutz, FL, due to a 1994 FDOT Order of Taking 
that reduced the front yard setback to the east to 0.70 feet, confirming the structure existed in its 
current layout since 1988.

Zoning Administrator Sign Off: 

DISCLAIMER:
The variance(s) listed above is based on the information provided in the application by the applicant.  Additional 
variances may be needed after the site has applied for development permits.  The granting of these variances does not 
obviate the applicant or property owner from attaining all additional required approvals including but not limited to:  
subdivision or site development approvals and building permit approvals.
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Allow a 0’ buffer along the west property line where a 6’ buffer is required
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The site is contrained along with a property taking in 2001 with the widening of HWY 41, OR 
Book 11107, Page 1200.  Approximately 1/2 of the area along the west property line would meet 
the 6’ buffer requirement. The site is small and, again, constrained by the allowable commercial 
use that hanldes and manages a lot of vehicles and vehicular movements.

1/2 of the buffer would be provided & improved and recognizing the constraint of the site 
illuminates how this site should be enjoyed as other properties do and would cause difficulty of 
vehicular movements. 

1/2 of the buffer would be provided and that area would be improved.

This will ensure safe and secure vehicular movements on the property of a property that can 
contain a CG zoning use and busy vehicular movements. 

While an addition onto the building has been made, and that might appear to be a triggering self 
created hardship, the hardship is the required buffer areas mandated by code that constraints 
and reduces the area for vehicular movements of an existing and operating site. 

It is clear that substantial justice will be gained by ensuring safe and responsible vehicular 
movements and the result will be a public benefit of the site working safely. 
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DEVELOPMENT SERVICES
PO Box 1110, Tampa, FL 33601-1110
(813) 272-5600

HCFLGOV.NET

BOARD OF COUNTY
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Donna Cameron Cepeda
Harry Cohen

Ken Hagan
Pat Kemp

Gwendolyn "Gwen" Myers
Michael Owen
Joshua Wostal

COUNTY ADMINISTRATOR
Bonnie M. Wise

COUNTY ATTORNEY
Christine M. Beck

COUNTY INTERNAL AUDITOR
Peggy Caskey

  
DEPUTY COUNTY ADMINISTRATOR

Gregory S. Horwedel

Charles M. Short
17324 N US Hwy. 41
Lutz, FL 33549

NONCONFORMING STRUCTURE REVIEW

DNC 24-0414

Folio Number: 15377.0000

1.0 REQUEST

1.1 A determination of legal nonconforming structure status for a 3,022-square-foot, buildingon property located at 17324 
US Hwy 41 Lutz, FL 33549. The parcel is identified as Folio Number 15377.0000 and is zoned CG (Commercial 
General). 

2.0 DETERMINATION

2.1 Legal nonconforming structure status is APPROVED for the 3,022-square-foot, building; specifically:

i. A front yard setback of 0.70 feet from the east property line is certified as legally nonconforming. 

ii. The legal nonconforming structure shall be subject to the requirements of LDC Section 11.03.04.

      _____            ______      5/7/24_______________

Israel Monsanto, Executive Planner Date
Community Development Division
Development Services Department

In accordance with Land Development Code Section 11.01.03, nonconformity determinations may be appealed to the Land 
Use Hearing Officer within thirty (30) calendar days of the date of this decision. Questions related to this determination should 
be directed to Chris Grandlienard at (813) 276-8372 or grandlienardc@hillsboroughcounty.org.

 



DNC 24-0414 

 
ATTACHMENTS: 
 
1. Survey and Site Plan Submitted by Applicant, received February 7, 2024 
2. Neighbor’s Affidavit 
3. 1989 Hillsborough County property card 
4. Current (2023) Hillsborough County property card 
5. Current Property Deed, recorded February 19, 2020 
6. Order of Taking, recorded February 23, 1994 
7. 1991 Hillsborough County Aerial Map 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



DNC 24-0414 

 
FINDINGS 
 
 

1. The subject parcel is zoned CG (Commercial - General) and has a 3,022-square-foot, commercial building according to 
the survey submitted by the applicant on February 7, 2024. (Attachment 1) The parcel fronts North US Highway 41 to the 
east and Dennison Road to the north; therefore, the parcel is a  corner lot with two front yards and two side yards. 
 

2. Per LDC Section 6.01.01, for CG districts, required minimum setbacks for principal structures are as follows: front yard,  
30 feet; and side yard, per buffer requirements. 
 

3. The survey submitted by the applicant shows the commercial building is setback 0.70 feet from the northeast corner (front) 
property line and 55 feet from the north (front) property line. (Attachment 1) 
 

4. All other setbacks of the principal structure and accessory structures meet minimum required yard widths. (Attachment 1) 
 

5. Per LDC Section 11.03.04.B.1, structures existing prior to July 26, 1989, shall be deemed pre-existing and may be certified 
as legally nonconforming by the Administrator. 
 

6. According to an informed individual’s affidavit, Frank Sufka, the commercial building has been in its current layout since 
it was built (1988). US Highway 41 was widened 20 years ago.  (Attachment 2) 

 
7. The building was constructed in 1988 according to the 2023 Hillsborough County property card. (Attachment 4)  The 

building footprint shown on a 1989 Hillsborough County Property Appraiser’s property card (Attachment 3) matches the 
building footprint shown on a 2023 Hillsborough County Property Appraiser’s property card (Attachment 4) and the 
structure layout shown in the 2023 survey submitted by the applicant (Attachment 1). The overall length of the commercial 
building has not changed (100 ft).  
 

8. The parcel’s legal description shown in the current deed Inst. #: 2020057165 (Attachment 5) states the legal description 
with “Less additional right of way identified as Parcel 132 taken by State of Florida Department of Transportation by 
Order of Taking recorded in Official Records Book 11107, Page 1200, Hillsborough County, Florida.” The Order of Taking 
from 1994, Book 11107 PG 1200 (Attachment 6) confirms the taking of 4,688 square feet of the subject parcel for use by 
the Florida Department of Transportation for widening of US Highway 41.  
 

9. A 1991 Hillsborough County Aerial (earliest found for the area) shows that the building most likely met the 30-foot front 
yard requirement along US Highway 41 prior to the Order of Taking. (Attachment 7) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



DNC 24-0414 

 
SUMMARY 
 

1. Per LDC Section 11.03.04.B, structures existing prior to July 26, 1989, shall be deemed pre-existing and may be certified 
as legally nonconforming by the Administrator. The evidence submitted by the applicant and found by staff demonstrates 
that the commercial building structure layout and placement have existed on the subject property from 1988 to today with 
its current setbacks from the east (front) property line.  
 

2. An Order of Taking from 1994, confirms the taking of 4,688 square feet of the subject parcel for use by the Florida 
Department of Transportation for widening of US Highway 41 causing the nonconformity. This is further evident by 
a 1991 Aerial Map which shows that the structure was likely meeting the front yard setback requirement. 
 

3. The property’s record cards indicate that the commercial building’s footprint has not changed in respect to the eastern side. 
The building layout and location have been maintained since prior to July 26, 1989 with respect to its eastern side.  
 

4. Based on these findings, staff finds the commercial building may be certified as a legally nonconforming structure. 
 

5. No other determination of non-conformity for any other structure on the parcel has been requested as part of this review. 
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My neighbor's property has always had the same location to US 41.  20 years ago, the highway was widened.



Attachment #
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Note: This section shows Market Value, Assessed Value, Exemptions, and Taxable Value for taxing districts. Because of changes in
Florida Law, it is possible to have different assessed and taxable values on the same property. For example, the additional $25,000
Homestead Exemption and the non-homestead CAP do not apply to public schools, and the Low Income Senior Exemption only applies
to countywide and certain municipal millages.

Bob Henriquez
Hillsborough County Property Appraiser

https://www.hcpafl.org/
15th Floor County Ctr.

601 E. Kennedy Blvd, Tampa, Florida 33602-4932
Ph: (813) 272-6100

Folio: 015377-0000
Owner Information
Owner Name SHORT PROPERTIES LLC

Mailing Address 17324 N HIGHWAY 41
LUTZ, FL  33549-4569

Site Address 17324 N 41 HWY, LUTZ
PIN U-24-27-18-ZZZ-000000-63440.0
Folio 015377-0000
Prior PIN
Prior Folio 000000-0000
Tax District U - UNINCORPORATED
Property Use 2753 AUTO REPAIR C
Plat Book/Page /
Neighborhood 215008.00 | Crenshaw Lake Rd Area
Subdivision ZZZ | UNPLATTED

Value Summary
Taxing District Market Value Assessed Value Exemptions Taxable Value
County $521,070 $521,070 $0 $521,070
Public Schools $521,070 $521,070 $0 $521,070
Municipal $521,070 $521,070 $0 $521,070
Other Districts $521,070 $521,070 $0 $521,070

Sales Information
Book / Page Instrument Month Year Type Inst Qualified or

Unqualified
Vacant or Improved Price

2020057165 01 2020 WD Qualified Improved $450,000
2020057164 01 2020 PR Unqualified Improved $100

22114 / 0941 2013333984 08 2013 QC Unqualified Improved $100
22048 / 0104 2013292456 07 2013 PR Unqualified Improved $100
7786 / 1727 95131759 06 1995 WD Unqualified Improved $17,900
5941 / 1471 90069736 04 1990 WD Unqualified Improved $125,000
4988 / 1948 86278678 12 1986 QC Unqualified Vacant $100
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Building Information
Building 1
Type 65  | AUTO

SERVICE/REPAIR
GARAGE

Year Built 1988
Building 1 Construction Details
Element Code Construction Detail
Class S Metal Frame
Exterior Wall 12 Metal
Roof Structure 10 Steel Frame
Roof Cover 9 Metal
Interior Walls 1 Masonry or Minimum
Interior Flooring 2 Concrete Finished
Heat/AC 0 None
Plumbing 3 Typical
Condition 3 Average
Stories 1.0
Units 1.0
Wall Height 20.00

Building 1 subarea
Area Type Gross Area Heated Area Depreciated Value

BAS 2,400 2,400 $161,626
BAS 800 800 $53,875
BOF 600 600 $64,650
CAN 416 $8,418
CAN 96 $1,953

Totals 4,312 3,800 $290,522

Extra Features
OB/XF
Code

Description Building Year On
Roll

Length Width Units Value

0060 CONCRETE PAVEMENT 1 1988 0 0 8,586.00 $25,196
0260 FENCE CL6 1 1992 0 0 138.00 $1,311
0280 FENCE WOOD 1 2001 0 0 182.00 $728
0651 SHED NOT PERMANENTLY AFFIXED 1 2020 0 0 2.00 $0

Land Information
Use Code Description Zone Front Depth Land Type Total Land

Units
Land Value

COF2 Comm Class 6 CG 0.0 0.0 SF | SQUARE FEET 24,644.00 $203,313

Legal Description
TRACT BEG 151.4 FT E OF NW COR OF S 1/2 OF SE 1/4 OF NW 1/4 AND RUN S 8 DEG 23 MIN E 164.07 FT N 87 DEG 08 MIN E
186.2 FT TO WLY R/W LINE N 8 DEG 23 MIN W ALONG R/W 155 FT AND W 186 FT TO BEG LESS N 25 FT FOR RD & LESS
ADD'L R/W BEG AT SW COR OF SD TR THN S 87 DEG 37 MIN 58 SEC W 35.16 FT N 07 DEG 51 MIN 15 SEC W 49.80 FT N 04
DEG W 29.98 FT N 11 DEG 15 SEC W 33.75 FT N 51 DEG 26 MIN 58 SEC W 28.95 FT E 55.54 FT & S 07 DEG 51 MIN 15 SEC E
129.74 FT TO POB
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