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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: PSS, LLC

FLU Category: RES-9

Service Area: Urban

Site Acreage: 2.25 acres

Community 
Plan Area: Seffner Mango

Overlay: None

Introduction Summary:
This is a request to rezone a site from Planned Development (PD) and RDC-12 (Residential, Duplex Conventional) to a 
Planned Development to allow 16 multi-family dwellings and 3,500 square feet of Professional Office uses. A Personal 
Appearance case (PRS 26-0472) has been submitted and will run concurrently with this application to transfer the 
property currently zoned PD 20-0102 to the subject PD. 

Zoning: Existing Proposed
District(s) RDC-12 PD 20-0102 (partial) PD 26-0431

Typical General Use(s)
Single-Family and Two-

Family Residential 
(Conventional)

Retail Commercial Multi-Family and Office

Acreage ~1.61 acres ~0.64 acres
2.25 acres
1.7 for MF

0.55 for Office

Density/Intensity 12 DU/ AC 0 sf (parking area) 16 units for MF (9 u/a)
0.14 FAR (3,500 sf) for Office

Mathematical 
Maximum per FLU* 19 dwelling units 9,757.44 sf (0.35 FAR) 15 MF (9 u/a)

0.50 FAR (11,979 sf) for Office
*number represents a pre-development approximation 

Development 
Standards: Existing Proposed

District(s) RDC-12 PD 20-0102 PD 26-0431
Lot Size / Lot Width 3,500 sf / 40’ 10,000 sf / 75’ 7,000 sf / 70’

Setbacks/Buffering and 
Screening

Front: 20’
Side: 5’

Rear: 20’

Front: 30’
Side(east/west): 6’

Rear: 20’

Front(east): 55’
Side(north): 50’ & 20’ Type B Buffer

Side(south): 10’
Rear(west): 130’

Height 35’ 35’ (maximum 2-stories) 30’

Additional Information:
PD Variation(s) LDC Part 6.06.00 (Landscaping/Buffering)
Waiver(s) to the Land Development Code None requested as part of this application

Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to the proposed conditions
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

Context of Surrounding Area: 
Subject site is located in a transition zone between residential and commercial uses. Multi-family lies adjacent to the 
south, while commercial uses such a grocery store and a convenience store lie adjacent to the north. Dr. Martin 
Luther King Jr. Boulevard is located about 450 feet to the north and serves as the main roadway to access the 
property.  
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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- 9 (RES-9) 

Maximum Density/F.A.R.: 9.0 dwelling units per gross acre / 0.35-0.50 FAR 

Typical Uses: 
Agricultural, residential, neighborhood commercial, office uses, multi-
purpose projects and mixed-use development. 
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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 20-0102 0.35 FAR Commercial Retail Grocery Store 

South PD 05-0445 
(PRS 20-0641) 

11.6 dwelling units per 
acre Multi-Family Multi-Family Apartments 

East  ASC-1 1 dwelling unit per 
acre 

Agriculture/Single-Family 
Conventional Undeveloped 

West 
RDC-12 12 dwelling units per 

acre Multi-Family Undeveloped 

PD 05-0445 
(PRS 20-0641) 

11.6 dwelling units per 
acre Multi-Family Multi-Family Apartments 
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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)  
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT) 
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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 

No wetlands present 

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 Airport Height Restriction 190’ AMSL 

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 Staff 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 
Medical Office (10,000 s.f. or less)  
(Per 1,000 s.f.)                                       
Mobility: $21,860                                 
Fire: $158                  

Single Tenant Office    
(Per 1,000 s.f.)  
Mobility: $10,005  
Fire: $158    

General Office 
(Per 1,000 s.f.)     
Mobility: $8,336 
Fire: $158  

(Fee estimate is based on a 1,200 square foot, 
Multi-Family Units 1-2 story) 
Mobility: $6,661 * 16 units = $106,576 
Parks: $1,555 * 16 units = $24,880 
School: $3,891 * 16 units = $62,256 
Fire: $249 * 16 units  = $3,984 
Total Multi-Family (1-2 story)  = $197,696 

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 

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 
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5.0 IMPLEMENTATION RECOMMENDATIONS  
  
5.1 Compatibility  
 
Proposal seeks to allow the development of 3,500 square feet of Professional Service uses and 16 multi-family 
dwellings. The subject site is located between commercial uses to the north, which front Dr. Martin Luther King Jr. 
Boulevard and multi-family residential adjacent to the south. The development site plan orients the office uses 
towards the north side of the property and orients the multi-family uses towards the south side of the property.  
 
The development standards for the development will be limited to a FAR of 0.14 and a residential density of 9 dwelling 
units per acre. The maximum height of the project will be 30 feet, but an exemption from the 2:1 setback requirement 
for structures over 20 feet has been requested. The multi-family development to the south has a maximum building 
height of 35 feet and is not subject to the 2:1 setback.  Additionally, it is developed at 12 u/a due to a density bonus. 
Due to the location of the proposed multi-family and it being adjacent to the 2-story multi-family residential to the 
south, we do not see an issue with this exemption.  
 
The site is proposing to maintain an existing 20-foot Type B buffer along the south side of the shared access drive, that 
was established under the existing PD 20-0201 zoning district. To make use of the site more efficiently, the applicant 
has asked for a variance to allow a sidewalk to be located within this buffer area. As a condition to allow this, at least 
10 feet of buffer area will need to be provided uninterrupted to make space for required plantings.  
 
The proposed PD development has been deemed appropriate for the site and proposed uses serve as a transition from 
residential to commercial uses. Development Services does not foresee any compatibility concerns with the proposed 
Planned Development.  
 
5.2 Recommendation      
 
Based on the above considerations, staff finds the proposed Planned Development district, subject to the conditions, 
approvable.  
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6.0 PROPOSED CONDITIONS  
 
Requirements prior to Certification: 
1.  The label “Potential Building” shall be changed to “Conceptual Building” 
2. The label “Potential Vehicle Use Area" shall be changed to “Conceptual Vehicle Use Area” 
3. The label “Potential Multiple Family Dwelling Building” shall be changed to “Conceptual Multiple 

Family Dwelling Building” 
4. Add a note that parking shall be provided per the Hillsborough County Land Development Code 
 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
April 8, 2026. 
 
1.  Development of the project shall be limited to 3,500 square feet of Professional Service uses and 

sixteen (16) multi-family dwelling units. The building and use areas shall be located where generally 
depicted on the site development plan.  

 
2.  Development shall be in accordance with the following: 
 

Minimum front yard setback:  55 feet (east) 
Minimum side yard setback:   50 feet (north) & 10 feet (south) 
Minimum rear yard setback:  130 feet (west) 
Maximum building coverage:  75% 
Maximum building height:   30 feet* 

 *The 2:1 additional setback for building heights above 20 feet shall not apply.  
 
3. Buffering and screening shall be in accordance with the approved general site plan.  
 

3.1 A 5-foot side walk shall be permitted to run parallel within the 20-foot Type B buffer, granted 
at least 10 feet of buffer area is provided uninterrupted for required plantings.  

 
4. The project shall be permitted one full access connection to Lemon Ave. Additionally, the project will 

provide a vehicular and pedestrian cross access to folio#65689.0000 to the west and a shared access 
facility to the adjacent parcels to the north, as shown on the PD site plan.  

 
4.1 The shared access shall apply to the two drive aisle connections and the parking spaces adjacent 

to the northern boundary shown in the PD site plan. However, the adjacent parking taking 
access to the shared access facility shall not be used for the project to meet minimum 
requirements.  

 
5.  If PD 26-0431 is approved, the County Engineer will approve of Section 6.04.02.B. Administrative 

Variance (dated April 13, 2026), which was found approvable on April 13th, 2026. Approval of this 
Administrative Variance will permit reduction of the minimum access spacing (between the Lemon Ave. 
access and next connection to the north) such that a minimum spacing of +/- 30 feet is permitted.  

 
6. Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle and 

pedestrian access may be permitted anywhere along the project boundaries.  
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7. Construction access shall be limited to those locations shown on the 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. 

8. Natural Resources staff identified a number of significant trees on the site including potential Grand 
Oaks. Every effort must be made to avoid the removal of and design the site around these trees. The 
site plan may be modified from the Certified Site Plan to avoid tree removal. 

9. Approval of this petition by Hillsborough County does not constitute a guarantee that Natural 
Resources approvals/permits necessary for the development as proposed will be issued, does not itself 
serve to justify any impacts to trees, natural plant communities or wildlife habitat, and does not grant 
any implied or vested right to environmental approvals.

10. The construction and location of any proposed environmental impacts are not approved by this 
correspondence, but shall be reviewed by Natural Resources staff through the site and subdivision
development plan process pursuant to the Land Development Code.

11. If the notes and/or graphics on the site plan 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.

12. 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.

Zoning Administrator Sign Off: 

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 (See following pages) 
  
1.  The application includes a variance request to allow a 5-foot sidewalk to be located within the 20-foot buffer 

area, located along the southside of the shared access drive.  
 
Property Violation History 

Agency Number Violation Status 
Code Enforcement*    

 None current or pending    
 Violation(s)    

    
Building Code Compliance*    

 None current or pending    
 Violation(s)    

    
    
Natural Resources*    

 None current or pending    
 Violation(s)    

    
EPC*    

 None current or pending    
 Violation(s)    

    
*past 12 months from intake date 
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8.0 PROPOSED SITE PLAN (FULL) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 4/15/2026 

REVIEWER: Richard Perez, AICP, Executive Planner                         AGENCY/DEPT: Transportation 

PLANNING AREA: Seffner Mango  PETITION NO: PD 26-0431 

  
 

  This agency has no comments. 
 

  This agency has no objection. 
 

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

  This agency objects for the reasons set forth below. 
 

CONDITIONS OF APPROVAL 
1. The project shall be permitted one full access connection on Lemon Ave. Additionally, the project 

will provide a vehicular and pedestrian cross access to folio#65689.0000 to the west and a shared 
access facility to the adjacent parcels to the north, as shown on the PD site plan.  

a. The shared access shall apply to the two drive aisle connections and the parking spaces 
adjacent to the northern boundary shown in the PD site plan. However, the adjacent 
parking taking access to the shared access facility shall not be used for the project to meet 
minimum parking requirements. 

 
2. If PD 26-0431 is approved, the County Engineer will approve a Section 6.04.02.B. Administrative 

Variance (dated April 13, 2026), which was found approvable on April 13, 2026. Approval of this 
Administrative Variance will permit reduction of the minimum access spacing (between the Lemon 
Ave. access and next connection to the north) such that a minimum spacing of +/- 30 feet is 
permitted. 

 
3. Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle 

and pedestrian access may be permitted anywhere along the project boundaries. 
 

4. Construction access shall be limited to those locations shown on the 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. 
 

Other Conditions: 
Prior to certification, the following site plan revisions shall be made: 
 The label “Potential Building” shall be changed to “Conceptual Building”, 
 The label “Potential Vehicle Use Area" shall be changed to “Conceptual Vehicle Use Area”, 
 The label “Potential Multiple Family Dwelling Building” shall be changed to “Conceptual Multiple 

Family Dwelling Building”, and 
 Add a note that parking shall be provided per the Hillsborough County Land Development Code. 

 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting a rezoning a single parcel from Planned Development (PD) and Residential 
Duplex Conventional 12 (RDC-12) to Planned Development for +/- 2.25 acres.  The proposed PD is 
seeking approval for up to 16 multi-family dwelling units and 3,500 square feet of general office uses. 
 
The +/-0.47-acre portion of the site zoned PD 20-0102 is approved for access to the larger PD and the 
subject property.  The access connects folio#65688.0000 (Aldi Grocery Store) to Lemon Ave., allows for 



cross access to folio# 65728.0000 (Wa Wa Gas Station) and provides for cross access to the west. There is 
a concurrent Minor Modification request to remove the portion of the PD that is currently zoned PD 20-
0102. 
 
The future land use designation is Residential 9 (RES-9). 
 
As required by the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis.  Staff has prepared a comparison of the trips potentially generated under 
the existing and proposed zoning designations, utilizing a generalized worst-case scenario. The information 
below is largely based on data from the Institute of Transportation Engineer’s Trip Generation Manual, 
12th Edition.   
 

Approved Uses: 

Zoning, Land Use/Size (ITE LUC) 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
PD 20-0102: Access Drive 0 0 0 
RDC-12: 16-Unit Single Family Detached (210) 187 14 18 

Total Trips: 187 14 18 

Proposed Uses: 

Zoning, Land Use/Size (ITE LUC) 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
PD: 16-Units Multi-Family (220) 211 19 15 
PD: 3,500 sf General Office (712) 50 6 8 

   Total Trips: 261 25 23 

Trip Generation Difference: 

Zoning, Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
 Hour Trips 

AM PM 
Difference (+/-) +74 +9 +5 

 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

Lemon Ave. is a 2-lane, publicly maintained, local roadway characterized by +/- 20-feet of pavement, curb 
and gutter and a sidewalk on one side within a +/- 50-foot-wide right-of-way along the project’s frontage.   
 
SITE ACCESS AND CONNECTIVITY 

The PD proposes to utilize the existing single full access connection on Lemon Ave. The PD site plan also 
proposes to maintain existing shared access to the adjacent commercial properties to the north and a 
vehicular and pedestrian cross access to the west.  
 
Staff notes that there is an existing access easement between the subject property and the commercial 
properties to the north that include access to the row of parking immediately adjacent to the project access. 
 
The site access analysis submitted by the applicant’s traffic engineer finds that no site access improvements 
are warranted. 
 
REQUESTED ADMINISTRATIVE VARIANCE: LEMON AVE ACCESS SPACING 
The applicant’s Engineer of Record (EOR) submitted a Section 6.04.02.B. Administrative Variance 
Request (dated April 13, 2026) from the Section 6.04.07. LDC requirement, governing spacing for the 
proposed Lemon Ave. access.  Per the LDC, Lemon Ave. is a Class 7 roadway, which requires minimum 



connection spacing of 50 feet.  The applicant is proposing the driveway in a location which is +/- 30 feet 
from the next closest driveway access on Lemon Ave. to the north.  As such, the applicant is seeking a 
variance of +/-20 feet.  Based on factors presented in the Administrative Variance Request, the County 
Engineer found the request approvable on April 13, 2026.  If this rezoning is approved, the County Engineer 
will approve the above referenced Administrative Variance Request. 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

Level of Service (LOS) information for adjacent roadway sections is reported below.   

Lemon Ave. is not included in the County LOS Report. 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Dr. MLK Jr. Blvd. I-75 Highview Rd. D C 

Source: Hillsborough County 2024 Level of Service Report.   



From: Williams, Michael
To: Steven Henry
Cc: Anne Q. Pollack; Follin, Jared; Perez, Richard; Tirado, Sheida; De Leon, Eleonor; PW-CEIntake
Subject: FW: RE RZ-PD 26-0431 - Administrative Variance Review
Date: Monday, April 13, 2026 7:37:46 PM
Attachments: 26-0431 AVAdd 04-13-26.pdf

image001.png

Steve,
I have found the attached Section 6.04.02.B. Administrative Variance (AV) for PD 26-
0431 APPROVABLE.
 
Please note that it is you (or your client’s) responsibility to follow-up with my
administrative assistant, Eleonor De Leon (DeLeonE@hillsboroughcounty.org or 813-
307-1707) after the BOCC approves the PD zoning or PD zoning modification related to
below request.  This is to obtain a signed copy of the DE/AV. 
 
If the BOCC denies the PD zoning or PD zoning modification request, staff will request
that you withdraw the AV/DE.  In such instance, notwithstanding the above finding of
approvability, if you fail to withdraw the request, I will deny the AV/DE (since the finding
was predicated on a specific development program and site configuration which was not
approved).
 
Once I have signed the document, it is your responsibility to submit the signed AV/DE(s)
together with your initial plat/site/construction plan submittal.  If the project is already in
preliminary review, then you must submit the signed document before the review will be
allowed to progress.  Staff will require resubmittal of all plat/site/construction plan
submittals that do not include the appropriate signed AV/DE documentation.
 
Lastly, please note that it is critical to ensure you copy all related correspondence to
PW-CEIntake@hillsboroughcounty.org
 
Mike
 
Michael J. Williams, P.E.
Director, Development Review
County Engineer
Development Services Department

P: (813) 307-1851
M: (813) 614-2190
E: Williamsm@HillsboroughCounty.org
W: HCFLGov.net
 



Hillsborough County
601 E. Kennedy Blvd., Tampa, FL 33602
 

Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe
 
 
 
Please note: All correspondence to or from this office is subject to Florida’s Public Records law.

 
 
From: Tirado, Sheida <TiradoS@hcfl.gov> 
Sent: Monday, April 13, 2026 4:43 PM
To: Williams, Michael <WilliamsM@hcfl.gov>
Cc: Perez, Richard <PerezRL@hcfl.gov>
Subject: RE: RE RZ-PD 26-0431 - Administrative Variance Review

 
Hello Mike,
 
The attached AV is Approvable to me, please include the following people in your response:
 
shenry@lincks.com
apollack@trenam.com
follinj@hcfl.gov
perezrl@hcfl.gov
 
Best Regards,
 
Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services
 

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676
 
601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov
 
Facebook  |  X  |  YouTube  |  LinkedIn  |  Instagram  |  HCFL Stay Safe
 
Hillsborough County Florida

Please note: All correspondence to or from this office is subject to Florida’s
Public Records law.
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•
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Mr. Mike Williams 
April 13, 2026 
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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: April 27, 2026 

Report Prepared: April 16, 2026 

Case Number: PD 26-0431

Folio(s): 65729.0000

General Location: South of State Road 574 and
west of Lemon Avenue

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Residential-9 (9 du/ga; 0.35, 0.50 FAR)

Service Area Urban

Community Plan(s) Seffner-Mango

Rezoning Request Residential Duplex Conventional (RDC-12) and 
Planned Development (PD 20-0102) to PD to
allow 16 multi-family units and business 
professional office (BPO) uses

Parcel Size +/- 2.25 acres

Street Functional Classification State Road 574 – State Principle Arterial
Lemon Avenue – Local

Commercial Locational Criteria Meets

Evacuation Area N/A

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Staff Analysis of Goals, Objectives, and Policies: 
The 2.25± acre subject site is located south of State Road 574 (Dr. Martin Luther King Jr. Boulevard) and 
west of Lemon Avenue. The site lies within the Urban Service Area (USA) and is located within the 
boundaries of the Seffner-Mango Community Plan. The applicant is requesting a rezoning from Residential 
Duplex Conventional (RDC-12) and Planned Development (PD 20-0102) to a new PD rezoning to allow a 
mixed-use development consisting of 16 multi-family residential units and approximately 3,500 square 
feet of Business Professional Office (BPO) uses. 
 
The subject site is located within the Urban Service Area where, pursuant to Objective 1.1 of the Future 
Land Use Section (FLUS), a minimum of 80 percent of the County’s population growth is intended to be 
directed. The purpose of concentrating growth within the USA is to promote efficient provision of public 
facilities and services, encourage compact development patterns, and discourage urban sprawl. The 
proposed development is consistent with this growth management objective and represents an efficient 
use of existing infrastructure and services. 
 
The subject site is surrounded by the Residential-9 (RES-9) and Residential-6 (RES-6) Future Land Use (FLU) 
designations. The surrounding area exhibits a mix of uses, including commercial, office, and residential 
development. Properties to the north include established commercial uses such as Wawa and Citgo gas 
stations, and an Aldi grocery store, while properties to the south and southeast include a combination of 
single-family detached homes and multi-family residential developments. This mix of uses establishes a 
development pattern that supports limited mixed-use and transitional intensity development such as that 
proposed. 
 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-9 

 
PD 20-0102 + RDC-

12 
  

Vacant  

North Residential-9 + Public/Quasi 
Public PD  Light Commercial 

  

South Residential-9 PD + RDC-12  Multi-Family 
  

East Residential-6 ASC-1  
Vacant + Single-Family + 

Public/Quasi-Public 
 

 

West Residential-9 PD + RDC-12  
Multi-Family + Light 

Commercial  
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FLUS Goal 2 and Objective 2.1, along with their associated policies, establish the Future Land Use Map 
(FLUM) and define the range of allowable uses within each land use category. These categories are 
characterized by building type, residential density, functional use, and physical form, which together 
establish the overall character of development. The RES-9 Future Land Use designation allows for a variety 
of uses including residential, agricultural, office, neighborhood commercial, and mixed-use development. 
 
The RES-9 category permits a maximum density of 9 dwelling units per gross acre and allows office uses 
up to a Floor Area Ratio (FAR) of 0.50. Based on the total site area of 2.25 acres, the site could 
accommodate up to 20 dwelling units (2.25 acres x 9 du/ga = 20.25 = 20 du). With the proposed allocation 
of approximately 3,500 square feet (0.0803 acres equivalent) of office use, the remaining developable 
area supports up to 19 dwelling units at maximum density. The applicant proposes 16 multi-family units, 
which is below the maximum allowable density, and an FAR of approximately 0.17 for the office 
component, which is well below the maximum permitted intensity. Therefore, the proposed development 
is consistent with the density and intensity standards of the RES-9 category and complies with FLUS Goal 
2 and Objective 2.1. 
 
FLUS Policy 3.1.3 requires that new development be compatible with the surrounding area, emphasizing 
that compatibility does not require identical development, but rather sensitivity to the existing 
development pattern and character. Similarly, Objective 4.4 and Policy 4.4.1 emphasize neighborhood 
protection through compatible site design, buffering, and transitions between differing land uses and 
intensities. The proposed Planned Development demonstrates compatibility through several factors. First, 
the mix of multi-family residential and office uses reflects the existing pattern of residential and 
commercial development in the immediate area. Second, the scale and intensity of the development are 
limited and appropriate given the site’s size and context. Third, the site design incorporates buffering, 
setbacks, and orientation that provide transitions between the commercial uses to the north and 
residential uses to the south and east. Additionally, the presence of existing shared access and adjacent 
stormwater infrastructure further supports integration with surrounding development and minimizes 
potential impacts. The inclusion of office uses along a major corridor and residential uses internal to the 
site provides an appropriate land use transition and furthers compatibility. 
 
The Comprehensive Plan requires that all development comply with applicable Land Development 
Regulations (LDRs), as outlined in FLUS Policies 4.1.1, 4.1.2, and 4.1.6. At the time of this analysis, 
comments from Hillsborough County Development Services and the Transportation Division were not 
available; therefore, a full evaluation of compliance with technical standards such as access, 
transportation impacts, and site engineering will be addressed during the zoning and site development 
review process.  
 
FLUS Objective 3.2 and Policy 3.2.4 require that adopted Community Plans be consistent with the 
Comprehensive Plan and guide development within their respective planning areas. The subject site is 
located within the Seffner-Mango Community Plan. The plan promotes redevelopment and the 
enhancement of community character while maintaining a “hometown” atmosphere. Goal 3 of the 
Seffner-Mango Community Plan directs commercial and office development to major corridors such as 
U.S. 92 and Martin Luther King Jr. Boulevard. The subject property is located along Dr. Martin Luther King 
Jr. Boulevard, within the targeted corridor between Interstate 75 and County Road 579 (Mango Road), 
where office and limited commercial uses are encouraged. The proposed office component is consistent 
with this strategy, while the residential component complements the surrounding development pattern 
and supports the overall mix of uses in the area. The integration of residential and office uses on a 
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relatively small site reflects the plan’s intent to encourage context-sensitive development that enhances 
community character. 
 
The proposed Planned Development represents a logical and compatible development that is consistent 
with the established development pattern of the surrounding area. The proposed density and intensity 
fall within allowable limits, the mix of uses is appropriate for the site’s location along a major corridor, 
and the development supports the goals and policies of both the Comprehensive Plan and the Seffner-
Mango Community Plan. 
 
Overall, staff finds that the proposed Planned Development is compatible with the existing development 
pattern found within the surrounding area and supports the goals of the Seffner-Mango Community Plan. 
The proposed Planned Development would allow for development that is consistent with the Goals, 
Objectives and Policies of the Unincorporated Hillsborough County Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Planned Development CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development 
Services Department. 
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE SECTION 
 
Urban Service Area 
 
Objective 1.1: Direct at least 80% of new population growth into the USA and adopted Urban expansion 
areas through 2045. Building permit activity and other similar measures will be used to evaluate this 
objective.  
 
Land Use Categories  
  
Goal 2: Ensure that the character, compatibility and location of land uses optimize the combined potential 
for economic benefit, fiscal sustainability, protection of natural resources and maintaining viable 
agriculture. Ensure density and intensities are maintained through the Future Land Use Map. 
 
Objective 2.1: The Future Land Use Map is a regulatory tool governing the pattern of development in 
unincorporated Hillsborough County through the year 2045. 
 
Policy 2.1.1: The Future Land Use Map shall identify Future Land Use categories, summarized in Table 2.2 
and further described in Appendix A, that establish permitted land uses and maximum densities and 
intensities. 
  
Objective 2.2:  The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table 
2.2 of the Future Land Use Element.  
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Policy 2.2.1:  The character of each land use category is defined by building type, residential density, 
functional use, and the physical composition of the land.  The integration of these factors sets the general 
atmosphere and character of each land use category.  Each category has a range of potentially permissible 
uses which are not exhaustive, but are intended to be illustrative of the character of uses permitted within 
the land use designation.  Not all of those potential uses are routinely acceptable anywhere within that 
land use category.   
 
Community Context and Compatibility 
 
Policy 3.1.3: 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. 
 
Objective 3.2: Hillsborough County is comprised of many diverse communities and neighborhoods. The 
comprehensive plan is effective in providing an overall growth management strategy for development 
within the entire County. Strategies shall be developed that ensure the long-range viability of its 
communities through a community and special area studies planning effort. 
Relationship to Land Development Regulations 
 
Policy 3.2.4: The County shall assist the Hillsborough County City-County Planning Commission in 
developing community plans for each planning area that are consistent with and further the Goals, 
Objectives and Policies of the Comprehensive Plan. The community plans will be adopted as part of the 
Comprehensive Plan in the Livable Communities Element. These community specific policies will apply in 
guiding the development of the community. Additional policies regarding community planning and the 
adopted community plans can be found in the Livable Communities Element  
 
Development 
 
Objective 4.1: 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 4.1.1: 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 4.1.2: 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. 
 
Policy 4.1.6: 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 per the timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and 
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consistent with Comprehensive Plan policies, land development regulations shall be designed to provide 
flexible, alternative solutions to problems. 
 
Neighborhood and Community Development 

 
Objective 4.4: Neighborhood Protection – Enhance and preserve existing neighborhoods and communities. 
Design neighborhoods which are related to the predominant character of their surroundings. 

 
Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall beintegrated with the adjacent land 
uses through: 

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

 
Neighborhood and Community Serving Uses 
 
Objective 4.7: To meet the daily shopping and service needs of residents, only neighborhood-serving 
commercial uses will be permitted within land use categories that are primarily residential or agricultural 
in nature. Intensive commercial uses (uses allowed within the Commercial Intensive zoning district) shall 
not be considered neighborhood-serving commercial. Such developments do not require a Future Land Use 
Map Amendment to a non-residential category provided they meet the criteria established by the following 
policies and all other Goals, Objectives and Policies in the Comprehensive Plan. The frequency and 
allowance of neighborhood-serving commercial uses will be different in the Urban Service Area than in the 
Rural Area due to the population density, scale and character of the areas. 
 
Policy 4.7.1: In the Urban Service Area, locational criteria must be met to allow neighborhood- serving 
commercial uses in the following primarily residential land use categories: 
 

• Residential Planned -2 (RP-2) 
• Residential - 2 (RES-2) 
• Residential - 4 (RES-4) 
• Neighborhood Mixed Use- 4(3) (NMU-4(3)) 
• Neighborhood Mixed Use-6 (NMU-6) 
• Residential - 6 (RES-6) 
• Suburban Mixed Use-6 (SMU-6) 
• Residential - 9 (RES-9) 

 
Any rural Future Land Use categories in the Urban Service Area 
 

• Residential - 12 (RES-12) 
• Residential - 16 (RES-16) 
• Residential - 20 (RES-20) 
• Residential - 35 (RES-35) 
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LIVABLE COMMUNITIES ELEMENT: SEFFNER-MANGO COMMUNITY PLAN 
 
Goal 3: Commercial development should be directed to the US 92 and Martin Luther 
King Boulevard corridors. 
 

 Support office and light industrial uses along US 92 and Martin Luther King 
Boulevard between I-75 and CR 579 (Mango Road). 

 Support office uses along Martin Luther King Boulevard between CR 579 (Mango  
Road) and Kingsway Road. 
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