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Land Use Application Summary Report 
Application 
Number:  SU 22-0610 Adjacent Zoning and Land Uses: 

Request: 
Special Use Permit for a 
Wireless Communication 
Facility 

North: PD, Single Family Residential 

East: AR, Fencing Contractor’s Office, Landscape 
Contractor’s Nursery 

Comp Plan: RES-2 South: AR, Water Treatment Plant 
Service 
Area: Urban West: AR, Single Family Residential 



APPLICATION:   SU 22-0610 
LUHO HEARING DATE: , 2022   CASE REVIEWER:  Colleen Marshall, AICP, CFM 

Request Details: 

Pursuant to Land Development Code Section 6.11.29, the request is for a Special Use Permit for a proposed Wireless 
Communications Facility with 186-foot-high monopole antenna tower that will be located within an existing mini-
warehouse facility at the southwest corner of Lithia Springs Road and Lithia-Pinecrest Road. 

Staff Findings: 

The host parcel is 15.043 acres in size and zoned PD (Planned Development) 16-0913, which has been most
recently modified by MM 22-0569. The project is located at the southwest corner of Lithia Springs Road and
Lithia Pinecrest Road.  The host parcel is currently developed with a self-storage mini-warehouse facility with
accessory RV/boat storage.

Per LDC Section 6.11.29.C, wireless communication facilities shall be permitted in Planned Development (PD)
districts approved after October 1, 2005, only if expressly allowed as a specifically identified use by the
conditions of approval.  In such cases, the location of the facility, height of the antenna support structure and
design and/or camouflage requirements shall be addressed by the PD site plan and conditions.  PD 16-0913 was
recently modified by MM 22-0569 to expressly allow for a wireless communication facility with a 186-foot-tall
monopole tower with external antennas.  Through MM 22-0569, the location of the facility and tower, height of
the tower, and a waiver to the camouflaging requirement were approved to allow for a 186-foot-tall monopole
tower with external antennas in the location as shown on the site plan.

The proposed wireless communication facility location with a 186-foot-tall monopole tower with external
antennas exceeds the minimum required setbacks as required in LDC Section 6.11.29.D.2.  The proposed tower
setbacks are 485.8 feet to the northern property boundary, 152.2 feet to the southern property boundary, 558.6
feet to the eastern property boundary and 410.3 feet to the western property boundary.  Residential development
exists to the north and west of the subject property, however, the closest dwellings to the proposed tower are
located over 600 feet to the north and west of the subject tower location.  The subject property is currently
developed with a self-storage mini-warehouse facility with accessory RV/Boat storage.  The existing warehouse
storage buildings provide additional screening of the proposed communication tower facility compound.  A large
wetland area exists to the south between the proposed facility and the water treatment plant to the south of the
subject property.  PD condition 3 requires a 25-foot buffer with Type B screening along the north and east
property boundaries and a 50-foot buffer with Type B screening along the west property boundary which have
already been provided on site when the property was developed for the mini-storage warehouse facility.  Staff
finds no compatibility issues related to this request.

The applicant has submitted documentation indicating the need for the facility at a height of 186 feet for the
desired coverage area and capacity needs, and that no other existing facilities are available for co-location.
Pursuant to LDC Section 6.11.29.E, an outside expert has reviewed the support material submitted by the
applicant.  The consultant indicated in their report that there are no viable tower structures, public structures or
other appropriate support structures in the area that would allow Verizon to collocate and meet the needs of its
network in this area. The consultant also reviewed and analyzed the report and coverage maps provided by
Verizon’s RF engineer and is in agreement with the applicant’s findings.

Per LDC Section 6.11.29.G, a letter of intent committing the antenna tower to shared use for co-location has been
submitted.  Notice to other potential users was sent on May 28, 2021, and June 11, 2021.

No objections have been received by staff from review agencies.  No transportation impacts are anticipated of
the proposed tower and very few trips per peak hour is expected.

Based on the above findings, staff finds the request to be approvable subject to conditions.



APPLICATION:   SU 22-0610 
LUHO HEARING DATE:  2022   CASE REVIEWER:  Colleen Marshall, AICP, CFM 

Exhibits: 

Exhibit 1:  Map 
Exhibit 2: Zoning Map  
Exhibit 3: Future Land Use Map  
Exhibit 4: Proposed Site Plan (22-0610) 

Recommended Conditions: 

Approval – Approval of the request, subject to the conditions listed below, is based on the general site plan submitted on 
August 19, 2022. 

1. The permitted Special Use Permit shall be limited to a wireless communication facility with a 186-foot-tall
monopole tower with external antennas.  No camouflaging of the tower is required as approved by MM 22-
0569 (PD 16-0913).

2. The facility shall be developed in accordance with the site plan submitted on August 19, 2022, the conditions
contained herein and all applicable rules, regulations, and ordinances of Hillsborough County.

3. The facility compound shall be located as shown on the site plan. The antenna tower shall have minimum
setbacks of 485.8 feet from the north parcel boundary, 410.3 feet from the west parcel boundary, 558.6 feet
from the east parcel boundary and 152.2 feet from the south parcel boundary.

4. The following minimum buffer and screening requirements shall apply as required by MM 22-0569:

South (Hillsborough County Public Works): 0’ buffer and no screening.
North (Lithia Springs Road): 25’ buffer with Type B screening.
East (Lithia Pinecrest Road): 25’ buffer with landscaping as required by MM 22-0569 Condition 3.
West (single-family residential): 50’ buffer with Type B screening.
Natural existing vegetation, except hazardous trees and non-native invasive species, may be used in
lieu of required trees, subject to final approval of Natural Resources staff.

5. Prior to the issuance of development permits, the permit holder shall file a letter of intent with the Office of
the County Clerk and Administrator committing the owner of the subject facility and successors to allow
shared use of the antennae support structure subject to the collocation criteria found in the Land Development
Code, or to allow a replacement antennae support structure to be erected provided the replacement is
physically and contractually feasible and the cost of modifying or replacing the structure is borne by the
collocating company as provided by the Land Development Code.

6. Prior to the issuance of development permits, the permit holder shall provide proof that necessary permits
from other regulatory agencies, including but not limited to the Hillsborough County Aviation Authority,
Federal Aviation Administration and the Federal Communications Commission, have been secured.

7. The subject facility and antennae tower shall be demolished and removed at no expense to Hillsborough
County if the facility is not commercially operated for any one-year period.

8. If the notes and/or graphics on the site plan are in conflict with specific zoning conditions and/or 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.



APPLICATION:   SU 22-0610 
LUHO HEARING DATE: 2022   CASE REVIEWER:  Colleen Marshall, AICP, CFM

Staff's Recommendation: Approvable, subject to conditions 

Zoning  
Administrator  
Sign-off: T

Mon Sep 12 2022 12:01:52
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Unincorporated Hillsborough County Rezoning 

Hearing Date: 
November 21, 2022

Report Prepared:
November 9, 2022

Petition: SU 22-0610

5241 Lithia Springs Road

Southwest corner of Lithia Springs Rd and Lithia 
Pinecrest Rd

Summary Data:

Comprehensive Plan Finding: CONSISTENT

Adopted Future Land Use: Residential-2 (2 du/ga; 0.25 FAR)

Service Area: Urban

Community Plan: Southshore

Requested Rezoning: Special Use to permit a 186-foot monopole 
wireless communication tower

Parcel Size (Approx.): 15.04 ± acres (655,273.08 square feet)

Street Functional
Classification:   

Lithia Springs Road – County Collector
Lithia Pinecrest Road – County Arterial

Locational Criteria: Not applicable 

Evacuation Zone: None

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Context 
 

 The subject site is located on approximately 15.04 acres at the southwest corner of Lithia 
Springs Road and Lithia Pinecrest Road. The site is in the Urban Service Area and within 
the limits of the Southshore Community Plan. The site is currently developed with self-
storage buildings and accessory RV/Boat storage.  
 

 The parcel has a Future Land Use designation of Residential-2 (RES-2), with typical uses 
such as residential, suburban scale neighborhood commercial, office uses, multi-purpose 
projects, and mixed-use development.  Additionally, suburban level neighborhood 
commercial, office and multi-purpose projects serving the non-urban areas may be 
permitted, subject to the Goals, Objectives, and Policies of the Land Use Element and 
applicable development regulations and conforming to established locational criteria for 
such land use. 
 

 Future land use designations in the area include Natural Preservation (N), 
Agricultural/Rural (AR), Public/Quasi Public (P/QP), and Residential Planned-2 (RP-2). 
The predominate zoning district in the vicinity of the subject site is Agricultural Rural (AR) 
and Planned Development (PD). Surrounding uses include single family residential to the 
north and west, a water treatment plant to the south, and a service yard for a commercial 
fencing company to the east. 

 
 The subject site is currently zoned as Planned Development (PD 16-0913) and a recent 

Major Modification 22-0569 to the site approved a 186-foot monopole wireless 
communication tower. This special use is to evaluate the monopole communication tower 
application.  

 
 

Compliance with Comprehensive Plan: 
The following Goals, Objectives and Policies apply to rezoning request and are used as a basis 
for a consistency finding. 
 
Future Land Use Element 
 
Urban Service Area 
 
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 1.4: 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. 
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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 9.2: 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 

 
Telecommunications Facilities 
 
Objective 46:  To ensure that telecommunications facilities are located in a manner that is 
compatible (as defined in Policy 1.4) with surrounding land uses and compliant with State and 
Federal law. 
 
Policy 46.1: Telecommunications facilities and towers should comply with applicable Land 
Development Code regulations including but not limited to setbacks, buffering, screening and 
camouflaging.  
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Policy 46.2: Hillsborough County shall comply with State and Federal laws relating to the location 
of telecommunications facilities.  
 
Livable Communities Element  
 
Southshore Areawide Community Plan  
 
Economic Development Objective 
 
The community desires to pursue economic development activities in the following areas:  
 
2. Future Conversion of Land  
 
a. Recognize that agriculture is allowed and encouraged within the Urban Service Boundary, but 
that the viable use of the land should be solely determined by the property owner. Outside the 
Urban Service Boundary agriculture and related uses are the preferred use of the property. 
 
Staff Analysis of Goals, Objectives, and Policies: 
The subject site is located on approximately 15.04 acres at the southwest corner of Lithia 
Springs Road and Lithia Pinecrest Road. The site is in the Urban Service Area and within 
the limits of the Southshore Areawide Systems Community Plan. The applicant requests a 
Special Use to allow a 186’ monopole wireless communication tower.  
 
The subject site is in the Residential-2 (RES-2) Future Land Use Category. According to 
Appendix A of the Future Land Use Element (FLUE), the intent of this category is “to 
designate areas that are best suited for non-urban density residential development 
requiring a limited level of urban services, included in appropriate locations, lots large 
enough to safely accommodate private wells and septic tanks or a combination of septic 
tanks and public water.  Some areas, because of environmental or soil conditions, would 
be appropriate for only public water and sewer in this designation.”  RES-2 is to located to 
the north, south and west of the site. To the east is Agricultural Rural 1/5 (AR 1/5) and 
Natural Preservation (N). Residential Planned-2 (RP-2) is located southeast of the site.  
 
This Special Use is associated with Rezoning MM 22-0569 which allowed for the proposed 
use and evaluated the height, location, design and camouflage and setback requirements 
of the proposed communication tower at that stage. This Special Use is primarily to verify 
compliance with other requirements in LDC Sec. 6.11.29 that is related to necessary 
documentation as per the code. Planning Commission staff have confirmed with 
Development Services Staff that the necessary information was submitted and reviewed 
and is compliant. The proposed special use is therefore consistent with FLUE Objective 9 
and Policy 9.2 that require all new development to adhere to a local, state and federal land 
development regulations.  
 
The applicant requested a waiver to camouflaging which was evaluated at the rezoning 
stage for MM 22-0569 and found consistent by Planning Commission staff. The subject site 
is located at the border of the rural area, where there are low density residential dwellings 
and large areas of natural, undeveloped land. The monopole tower is proposed to be at the 
rear of the commercial development and surrounded to the south by a heavily wooded 
area. Therefore, the proposal is consistent with Objective 16, Policy 16.1, Policy 16.2 and 
16.3 of the Future Land Use Element (FLUE).   
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The proposed monopole communication tower will be placed within the southwestern 
portion of the site at the rear of the development. Surrounding uses include single family 
residential to the north and west, a water treatment plant to the south, and a service yard 
for a commercial fencing company to the east. The applicant is exceeding all setback and 
buffer requirements as per the Land Development Code, consistent Objective 46 and its 
associated policies 46.1 and 46.2 of the FLUE.   
 
The proposed special use is also consistent with the Southshore Areawide Systems 
Community Plan that recognizes that the viable use of land be recognized by the property 
owner.  
 
Overall, the proposed Special Use would allow for development that is consistent with the 
Goals, Objectives and Policies of the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, and that is compatible with the existing and planned 
development pattern found in the surrounding area. 
 
Recommendation 
Based upon the above considerations, Planning Commission staff finds the proposed Special Use 
CONSISTENT with the Future of Hillsborough Comprehensive Plan for Unincorporated 
Hillsborough County, subject to the conditions proposed by the Development Services 
Department.   
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