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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Lincoln Bend West, LLC

FLU Category: UMU-20

Service Area: Urban

Site Acreage: 4.5

Community 
Plan Area: Riverview

Overlay: None

Introduction Summary:
This is a request to rezone a site currently zoned ASC-1 & RSC-2 to a Planned Development (PD) to allow the 
development of two sit-down restaurants, with no drive-thru. This application also seeks to dedicate land along the 
north side of the property for the re-route of Old Big Bend Road. The area to the south, currently Old Big Bend Road
right-of-way, is to be vacated under V22-0012 (~0.54 acres) and will run concurrently with this application. 
Zoning: Existing Proposed
District(s) ASC-1 RSC-2 PD 25-0919
Typical General 
Use(s)

Single-Family 
Residential/Agricultural

Single-Family Residential 
(Conventional Only)

Sit-Down Restaurant 
(No drive-thru)

Acreage ~2.81 ~1.16 4.5
Density/Intensity 1 DU per acre 1 DU per 0.5 acres .07 FAR
Mathematical 
Maximum* 2 dwelling units 2 dwelling units 14,500 SF

*number represents a pre-development approximation 

Development 
Standards: Existing Proposed

District(s) ASC-1 RSC-2 PD 25-0919
Lot Size / Lot Width 43,560 SF / 150’ 21,780 SF / 100’ NA

Setbacks/Buffering 
and Screening

Front: 50’
Side: 15’
Rear: 50’

Front: 25’
Side: 10’
Rear: 25’

North: Varies 155’ to 200’
East: 63’

South: 60’
West: 65’

Height 50’ 35’ 35’

Additional Information:
PD Variation(s) None requested as part of this application
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: 
The subject site is generally located at 13117 Lincoln Road, near the intersection with Big Bend Road. The 
surrounding area is primarily commercial in nature, including grocery stores, convenience stores,  offices, restaurants 
and general retail. St. Joseph’s Hospital is located to the southwest of the property.  Residential uses are located to 
the north of the property. Adjacent property to the west is vacant but is permitted limited retail, multi-family and 
various medical uses.  
 
The site is located Riverview Community Plan and is in the Urban Service Area.  
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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: Urban Mixed-Use- 20 (UMU-20) 

Maximum Density/F.A.R.: 20.0 dwelling units per gross acre / 1.00 FAR (single or mixed use) 

Typical Uses: 
Agricultural, residential, commercial, office, business park, research 
corporate park, light industrial, multi-purpose and/or mixed-use projects 
at appropriate locations. 
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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 ASC-1 1 dwelling unit per acre Single-Family Conventional Single-Family 
Residential 

South IPD 2 89-0160 

Parcel A - 0.17 FAR  
Parcel B - 0.58 FAR 

Parcel C - 7 dwelling units 
per acre 

Retail, Office, Multi-Family Commercial Retail 

East  
PD 16-1339  0.25 FAR Grocery store, CN uses Grocery Store, 

restaurant 

RSC-6 MH 6 dwelling units per acre Single-Family Conventional / 
Mobile Home 

Single-Family 
Residential 
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West PD 22-0461 14.6 dwelling units per acre / 
0.43 FAR 

Multi-family, medical 
equipment warehouse, 

Recovery-Sterilization, ER 
Facility, Limited Retail 

Undeveloped 
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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)  

Adjoining Roadways (check if applicable) 
Road Name Road Name Road Name Road Name 

 Lincoln Road 
County 
Collector - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other (TBD)  

Old Big Bend Road 
County 
Collector - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other – Reconstruction/Realignment 

Project Trip Generation 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 138 5 11 
Proposed 1,555 139 131 
Difference (+/1) (+) 1,417 (+) 134 (+) 120 
*Trips reported are based on net new external trips unless otherwise noted.  
 
Connectivity and Cross Access  

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North x Pedestrian & Vehicular None Meets LDC 
South  None None Meets LDC 
East  None None Meets LDC 
West  Pedestrian & Vehicular Pedestrian & Vehicular Meets LDC 
Notes: 
 
Design Exception/Administrative Variance Not applicable for this request 
Road Name/Nature of Request Type Finding 
Realigned Old Big Bend Rd./ New Road 
Alternative Typical Sections Design Exception Requested Approvable 

Lincoln Rd./ Substandard Road Design Exception Requested Approvable 

Realigned Old Big Bend Rd./ Access Spacing Administrative Variance 
Requested 

Approvable 

Notes: 
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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 

See Conditions #3-4 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No  

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

Credit        
 Wellhead Protection Area                       
 Surface Water Resource Protection Area  

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

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
☐ No See 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 
N/A 

 
 

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  
 
Application seeks to rezone a property from ASC-1 & RSC-2 to Planned Development to allow two stand-alone, sit-
down eating establishments with no drive-throughs. It also seeks to dedicate land for the planned re-alignment of Old 
Big Bend Road.   
 
The subject property is located in mixed use area, with commercial uses adjacent to the east and south and single 
family to the north. Multifamily uses are located to the south and proposed to be built on the property adjacent to the 
west. The re-alignment of the Big Bend Road is to be located along the western and northern portions of the subject 
property, with the northern portion of the property to be dedicated for the roadway. This will separate the proposed 
development from the single family to the north.  
 
Development proposes two standalone eating establishments, shown as Proposed Building A & Proposed Building B on 
the site plan. They will be allowed to be up to 9,000 square feet and 5,500 square feet, respectively, for a total of 
14,500 square feet. Drive throughs will not be permitted and will be sit-down only. The maximum height of the 
development will be 35 feet.  
 
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.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPLICATION NUMBER: PD 25-0919 
ZHM HEARING DATE: September 15, 2025 
BOCC PUBLIC HEARING DATE: November 12, 2025 Case Reviewer: Jared Follin 

  

Page 10 of 19 

6.0 PROPOSED CONDITIONS  
 

Requirements for Certification: 
 Prior to PD site plan certification, the applicant shall revise the PD site plan as follows: 

O Resubmit the PD site plans ensuring that PDF sizes conform with Development Review Procedures 
Manual requirements (i.e. pages shall be 24 inches by 36 inches and shall be to scale).  
 

O On Sheet 1 of 3: 
 Remove site notes and site data table (staff notes that all site notes and data tables should be on 

the proposed plan, not an existing conditions plan sheet); 
 

 Delete the right-of-way vacation and associated labels from the existing conditions page 
(graphics showing those sections of the existing right-of-way to be vacated and the extent of 
roadway removal shall be moved to the proposed conditions sheet, i.e. Sheet 2 of 3).  Ensure the 
vacating petition number is updated to the latest number (i.e. V25-0018). 

 
O On Sheet 2 of 3: 

 Change references within the site data table and labels on the building such that they indicate 
entitlements as a maximum value rather than an approximate value (i.e. replace the “+/-” 
symbol with “Max.” or “Maximum”). 

 Add an asterisk after the proposed use together with a footnote which rads “Subject to trip cap 
restrictions – see conditions of approval.” 
 

 Delete the “Raised Concrete Separator” label pointing to the southbound to eastbound left turn 
lane on Lincoln Rd. 

 
 Revise note 9 to update with the current vacating petition number (V25-0018). 

 
 Revise note 29 to add the word “Administrative” before the word “Variance”.    

 
O On Sheet 3 of 3: 

 Replace the Typical Section in the upper left corner of the sheet with the two Typical Section 
graphics from the Realigned Old Big Bend Rd. Design Exception (i.e. Figures 2 and 3).  Do not 
include figure numbers, but do include section titles.  Ensure the Figure 3 graphic title is revised 
to identify that one as the as the “Alternate Typical Section” for Realigned Old Big Bend Rd.  
 

 Replace the Typical Section graphic for Lincoln Rd. with the Typical Section graphics from the 
Lincoln Rd. Design Exception (i.e. Figure 2).  Do not include the figure number.  

 
 Add the Typical Section for the Interim Realigned Old Big Bend Rd. shown below (i.e. from 

approved PD 22-0461).  Title the section “TYPICAL SECTION Interim Realigned Old Big 
Bend Rd.” 

 
 Delete the “key map” graphic in the lower left corner of the page.  Staff notes roadway labels 

corresponding to zoning condition terminology are included on sheet 2 of 3.  
 

 Delete the reference to “Figure 2” located roughly in the middle of the sheet.  
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Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted, 
August 26th, 2025. 
 
1. The project shall be limited to 14,500 square feet of sit-down eating establishment uses. Drive-throughs are 

prohibited.  
 

2. Development Standards of the project shall be as follows: 
 

Maximum FAR – 0.07 
Maximum Building Height - 35’ 
Maximum Building Coverage – 20% 
Maximum Impervious Surface Area – 75% 

 
3. The subject property shall adhere to the building setbacks as depicted on the general site plan.  

 
4. Notwithstanding anything on the PD site plan or herein these condiƟons to the contrary, bicycle and pedestrian 

access may be permiƩed anywhere along the PD boundaries. 
 

5. The project shall be served by and limited to the following access connecƟons: 
 
a. One (1) access connecƟon to Realigned Old Big Bend Rd.; and, 
b. One (1) access connecƟon along the project’s western boundary. 

 
6. Notwithstanding anything herein these condiƟons to the contrary, no development shall be permiƩed that causes 

cumulaƟve development to exceed certain thresholds. Specifically:   
 
a. No development shall be permiƩed that causes cumulaƟve development to exceed 314 gross p.m. peak 

hour trips. 
 

b. Concurrent with each increment of development, the developer shall provide a list of exisƟng and previously 
approved uses within the PD. The list shall contain data including gross floor area, number of students, type 
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of use, date the use was approved by Hillsborough County, references to the site subdivision Project 
IdenƟficaƟon number (or if no project idenƟficaƟon number exists, a copy of the permit or other official 
refence number), calculaƟons detailing individual and cumulaƟve gross generaƟon impacts for that 
increment of development, and source(s) for the data used to develop such esƟmates. CalculaƟons showing 
the remaining number of available trips for the analysis period shall also be provided. 

 
7. No construcƟon acƟvity shall occur within the area subject to vacaƟng peƟƟon V25-0018 unƟl the requirements 

listed below have been completed by the developer and accepted by the County. Specifically, the developer of the 
subject PD (or others) shall: 

 
a. Construct the Realigned Old Big Bend Rd. frontage road between Lincoln Rd. and a point +/- 128 feet west 

of the western PD boundary (i.e. within folio 77569.0000 and as generally shown on Sheet 2 of 3 of the PD 
site plan). That porƟon of the Realigned Old Big Bend Rd. frontage roadway east of the Interim Realigned 
Old Big Bend Rd. shall be constructed uƟlizing the Typical SecƟons shown on Sheet 3 of 3 of the PD site plan, 
and as further described in the Design ExcepƟon referenced in CondiƟon 11, below. Use of the “Old Big 
Bend Rd. Realigned” Alternate Typical SecƟon outside of the subject PD shall be minimized to the greatest 
extent feasible.  

 
b. Construct the Interim Realigned Old Bend Rd. (between the Realigned Old Big Bend Rd. frontage road and 

the exisƟng porƟons of the Old Big Bend Rd. frontage road west of the project) to the “Interim Realigned 
Old Big Bend Rd.” Typical SecƟon depicted on Sheet 3 of 3 of the PD site plan, and as generally shown on 
Sheet 2 of 3 of the PD site plan. 

 
c. Record an easement in the Official Records of Hillsborough County for public access purposes over the 

Interim Realigned Old Big Bend Rd. travel lanes and sidewalks. Notwithstanding the above, such Interim 
Realigned Old Big Bend Rd. easement may be vacated by the County if done in accordance with the 
requirements of approved PD 22-0461 condiƟon 26.a.iv. (and other related condiƟons therein) which exist 
at the Ɵme of approval of the subject PD (i.e. 25-0919).  

 
d. Remove those porƟons of the exisƟng Old Big Bend Rd. frontage Rd. between Lincoln Rd. and the Interim 

Realigned Old Big Bend Rd. outside of the vacated area and resod. Those porƟons within the vacated area 
shall be removed prior to or concurrent with site redevelopment. If removed prior to redevelopment, those 
areas shall be resodded or otherwise stabilized. The developer shall be responsible for the installaƟon and 
maintenance of temporary barriers, if any. 

 
e. Construct a shared eastbound through/leŌ turn lane on Realigned Old Big Bend Rd. onto Lincoln Rd.  
 
f. Construct an exclusive eastbound to southbound right turn lane on Realigned Old Big Bend Rd. onto Lincoln 

Rd. 
 
g. Construct a westbound to southbound leŌ turn lane on Realigned Old Big Bend Rd. into the project access 

driveway. 
 

8. CerƟficates of Occupancy (temporary or otherwise) shall not be issued unƟl the improvements listed below have 
been completed by the developer and accepted by the County. Specifically, the developer of the subject PD (or 
others) shall construct the improvements listed below: 

 
a. Widen/reconstruct Lincoln Rd. (between the Realigned Old Big Bend Rd. and Big Bend Rd.) such that all 
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travel and turn lanes are 11 feet in width, as specified in the Design ExcepƟon referenced in CondiƟon 12, 
below; 
 

b. Construct 10-foot-wide sidewalks along both sides of Lincoln Rd. (i.e. on the west side of Lincoln Rd., 
between Big Bend Rd. and the northern property boundary and, on the east side of Lincoln Rd., between 
Big Bend Rd. and the intersecƟon of Realigned Old Big Bend Rd. and Lincoln Rd.), as specified in the Design 
ExcepƟon referenced in CondiƟon 12, below; 

 
c. Install Type F curbing and other elements along Lincoln Rd., as specified in the Design ExcepƟon referenced 

in CondiƟon 12, below; 
 

d. Construct a northbound to westbound leŌ turn lane on Lincoln Rd. onto Realigned Old Big Bend Rd.;  
 

e. Construct an exclusive southbound to eastbound leŌ turn lane on Lincoln Rd. onto Big Bend Rd.; and, 
 

f. Construct an exclusive southbound to westbound right turn lane on Lincoln Rd. onto Big Bend Rd.  
 
9. The developer of the subject PD shall dedicate and convey to Hillsborough County (or cause to be dedicated and 

conveyed) sufficient right-of-way and easements necessary to accommodate all required improvements specified 
within CondiƟons 7 and 8, above, including any culverts or other structures which may be necessary to 
accommodate the two (2) vehicular and pedestrian crossings of the County drainage facility within folio 77550.0000.  

 
10. Right-of-way dedicaƟon for the Realigned Old Big Bend Rd. improvements shall be such that all property up to the 

boundary of folio 77552.4000 is included (i.e. “no spite strips” or other maintenance tracts shall be permiƩed 
between the public right-of-way and adjacent folio). 

 
 

11. If PD 25-0919 is approved, the County Engineer will approve a Design Exception (dated September 4, 2025) for the 
Realigned Old Big Bend Rd. frontage road, which was found approvable by the County Engineer (on September 8, 
2025). The Design Exception provides for two (2) Typical Section standards for the portion of the facility within the 
project, in lieu of the Type TS-4 Typical Section standards required pursuant to the 2021 Hillsborough County 
Transportation Technical Manual (TTM). Conditions governing the use of each Typical Section are contained 
hereinabove. 

 
12. If PD 25-0919 is approved, the County Engineer will approve a Design Exception (dated September 4, 2025) for the 

Lincoln Rd. substandard roadway improvements, which was found approvable by the County Engineer (on 
September 8, 2025). The developer shall be required to make certain improvements to Lincoln Rd. consistent with 
this Design Exception, and as further described in the conditions provided herein above.  

 
13. If PD 25-0919 is approved, the County Engineer will approve a Section 6.04.02.B Administrative Variance (dated 

September 4, 2025) which was found approvable by the County Engineer (on September 8, 2025) from the Section 
6.04.07 LDC requirements governing access spacing. Specifically, approval of this variance will permit an access 
spacing of +/- 180 feet between the project’s access and the intersection of Realigned Old Big Bend Rd. and Interim 
Realigned Old Big Bend Rd. 
 

14. The subject property shall adhere to the buffer and screening standards as required in the Land Development Code.  
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15. 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. 

16. 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. 

17. 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. 

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

19. 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) 
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8.0 PROPOSED SITE PLAN (Page 1 of 3) 
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8.0 PROPOSED SITE PLAN (Page 2 of 3) 
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8.0 PROPOSED SITE PLAN (Page 3 of 3) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 09/08/2025 

REVIEWER: James Ratliff, AICP, Principal Planner AGENCY/DEPT: Transportation 

PLANNING AREA/SECTOR: RV/ South PETITION NO: RZ 25-0919 
 

 

  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 ZONING APPROVAL 

1. Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle 
and pedestrian access may be permitted anywhere along the PD boundaries. 
 

2. The project shall be served by and limited to the following access connections: 
 

a. One (1) access connection to Realigned Old Big Bend Rd.; and, 
b. One (1) access connection along the project’s western boundary. 

 
3. Notwithstanding anything herein these conditions to the contrary, no development shall be 

permitted that causes cumulative development to exceed certain thresholds. Specifically:   
 

a. No development shall be permitted that causes cumulative development to exceed 314 
gross p.m. peak hour trips. 
 

b. Concurrent with each increment of development, the developer shall provide a list of 
existing and previously approved uses within the PD. The list shall contain data including 
gross floor area, number of students, type of use, date the use was approved by 
Hillsborough County, references to the site subdivision Project Identification number (or 
if no project identification number exists, a copy of the permit or other official refence 
number), calculations detailing individual and cumulative gross generation impacts for 
that increment of development, and source(s) for the data used to develop such estimates. 
Calculations showing the remaining number of available trips for the analysis period  shall 
also be provided. 

 
4. No construction activity shall occur within the area subject to vacating petition V25-0018 until the 

requirements listed below have been completed by the developer and accepted by the County. 
Specifically, the developer of the subject PD (or others) shall: 
 

a. Construct the Realigned Old Big Bend Rd. frontage road between Lincoln Rd. and a point 
+/- 128 feet west of the western PD boundary (i.e. within folio 77569.0000 and as generally 
shown on Sheet 2 of 3 of the PD site plan). That portion of the Realigned Old Big Bend 
Rd. frontage roadway east of the Interim Realigned Old Big Bend Rd. shall be constructed 
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utilizing the Typical Sections shown on Sheet 3 of 3 of the PD site plan, and as further 
described in the Design Exception referenced in Condition 8, below. Use of the “Old Big 
Bend Rd. Realigned” Alternate Typical Section outside of the subject PD shall be 
minimized to the greatest extent feasible.  
 

b. Construct the Interim Realigned Old Bend Rd. (between the Realigned Old Big Bend Rd. 
frontage road and the existing portions of the Old Big Bend Rd. frontage road west of the 
project) to the “Interim Realigned Old Big Bend Rd.” Typical Section depicted on Sheet 
3 of 3 of the PD site plan, and as generally shown on Sheet 2 of 3 of the PD site plan. 

 
c. Record an easement in the Official Records of Hillsborough County for public access 

purposes over the Interim Realigned Old Big Bend Rd. travel lanes and sidewalks. 
Notwithstanding the above, such Interim Realigned Old Big Bend Rd. easement may be 
vacated by the County if done in accordance with the requirements of approved PD 22-
0461 condition 26.a.iv. (and other related conditions therein) which exist at the time of 
approval of the subject PD (i.e. 25-0919).  

 
d. Remove those portions of the existing Old Big Bend Rd. frontage Rd. between Lincoln 

Rd. and the Interim Realigned Old Big Bend Rd. outside of the vacated area and resod. 
Those portions within the vacated area shall be removed prior to or concurrent with site 
redevelopment. If removed prior to redevelopment, those areas shall be resodded or 
otherwise stabilized. The developer shall be responsible for the installation and 
maintenance of temporary barriers, if any. 

 
e. Construct a shared eastbound through/left turn lane on Realigned Old Big Bend Rd. onto 

Lincoln Rd. 
 

f. Construct an exclusive eastbound to southbound right turn lane on Realigned Old Big Bend 
Rd. onto Lincoln Rd. 

 
g. Construct a westbound to southbound left turn lane on Realigned Old Big Bend Rd. into 

the project access driveway. 
 

5. Certificates of Occupancy (temporary or otherwise) shall not be issued until the improvements 
listed below have been completed by the developer and accepted by the County. Specifically, the 
developer of the subject PD (or others) shall construct the improvements listed below: 
 

a. Widen/reconstruct Lincoln Rd. (between the Realigned Old Big Bend Rd. and Big Bend 
Rd.) such that all travel and turn lanes are 11 feet in width, as specified in the Design 
Exception referenced in Condition 9, below; 
 

b. Construct 10-foot-wide sidewalks along both sides of Lincoln Rd. (i.e. on the west side of 
Lincoln Rd., between Big Bend Rd. and the northern property boundary and, on the east 
side of Lincoln Rd., between Big Bend Rd. and the intersection of Realigned Old Big Bend 
Rd. and Lincoln Rd.), as specified in the Design Exception referenced in Condition 9, 
below; 

 
c. Install Type F curbing and other elements along Lincoln Rd., as specified in the Design 

Exception referenced in Condition 9, below; 
 

d. Construct a northbound to westbound left turn lane on Lincoln Rd. onto Realigned Old 
Big Bend Rd.; 

 
e. Construct an exclusive southbound to eastbound left turn lane on Lincoln Rd. onto Big 



Page 3 of 12 
 

Bend Rd.; and, 
 

f. Construct an exclusive southbound to westbound right turn lane on Lincoln Rd. onto Big 
Bend Rd. 

 
6. The developer of the subject PD shall dedicate and convey to Hillsborough County (or cause to be 

dedicated and conveyed) sufficient right-of-way and easements necessary to accommodate all 
required improvements specified within Conditions 4 and 5, above, including any culverts or other 
structures which may be necessary to accommodate the two (2) vehicular and pedestrian crossings 
of the County drainage facility within folio 77550.0000.  
 

7. Right-of-way dedication for the Realigned Old Big Bend Rd. improvements shall be such that all 
property up to the boundary of folio 77552.4000 is included (i.e. “no spite strips” or other 
maintenance tracts shall be permitted between the public right-of-way and adjacent folio). 
 

8. If PD 25-0919 is approved, the County Engineer will approve a Design Exception (dated 
September 4, 2025) for the Realigned Old Big Bend Rd. frontage road, which was found 
approvable by the County Engineer (on September 8, 2025). The Design Exception provides for 
two (2) Typical Section standards for the portion of the facility within the project, in lieu of the 
Type TS-4 Typical Section standards required pursuant to the 2021 Hillsborough County 
Transportation Technical Manual (TTM). Conditions governing the use of each Typical Section 
are contained hereinabove. 

 
9. If PD 25-0919 is approved, the County Engineer will approve a Design Exception (dated 

September 4, 2025) for the Lincoln Rd. substandard roadway improvements, which was found 
approvable by the County Engineer (on September 8, 2025). The developer shall be required to 
make certain improvements to Lincoln Rd. consistent with this Design Exception, and as further 
described in the conditions provided hereinabove. 

 
10. If PD 25-0919 is approved, the County Engineer will approve a Section 6.04.02.B Administrative 

Variance (dated September 4, 2025) which was found approvable by the County Engineer (on 
September 8, 2025) from the Section 6.04.07 LDC requirements governing access spacing. 
Specifically, approval of this variance will permit an access spacing of +/- 180 feet between the 
project’s access and the intersection of Realigned Old Big Bend Rd. and Interim Realigned Old 
Big Bend Rd. 

 
 
Other Conditions 

 Prior to PD site plan certification, the applicant shall revise the PD site plan as follows: 
O Resubmit the PD site plans ensuring that PDF sizes conform with Development Review 

Procedures Manual requirements (i.e. pages shall be 24 inches by 36 inches and shall be 
to scale). 
 

O On Sheet 1 of 3: 
 Remove site notes and site data table (staff notes that all site notes and data 

tables should be on the proposed plan, not an existing conditions plan sheet); 
 

 Delete the right-of-way vacation and associated labels from the existing 
conditions page (graphics showing those sections of the existing right-of-way to 
be vacated and the extent of roadway removal shall be moved to the proposed 
conditions sheet, i.e. Sheet 2 of 3).  Ensure the vacating petition number is 
updated to the latest number (i.e. V25-0018). 
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O On Sheet 2 of 3: 

 Change references within the site data table and labels on the building such that 
they indicate entitlements as a maximum value rather than an approximate value 
(i.e. replace the “+/-” symbol with “Max.” or “Maximum”). 

 Add an asterisk after the proposed use together with a footnote which rads 
“Subject to trip cap restrictions – see conditions of approval.” 
 

 Delete the “Raised Concrete Separator” label pointing to the southbound to 
eastbound left turn lane on Lincoln Rd. 

 
 Revise note 9 to update with the current vacating petition number (V25-0018). 

 
 Revise note 29 to add the word “Administrative” before the word “Variance”.    

 
O On Sheet 3 of 3: 

 Replace the Typical Section in the upper left corner of the sheet with the two 
Typical Section graphics from the Realigned Old Big Bend Rd. Design 
Exception (i.e. Figures 2 and 3).  Do not include figure numbers, but do include 
section titles.  Ensure the Figure 3 graphic title is revised to identify that one as 
the as the “Alternate Typical Section” for Realigned Old Big Bend Rd.  
 

 Replace the Typical Section graphic for Lincoln Rd. with the Typical Section 
graphics from the Lincoln Rd. Design Exception (i.e. Figure 2).  Do not include 
the figure number. 

 
 Add the Typical Section for the Interim Realigned Old Big Bend Rd. shown 

below (i.e. from approved PD 22-0461).  Title the section “TYPICAL SECTION 
Interim Realigned Old Big Bend Rd.” 

 
 Delete the “key map” graphic in the lower left corner of the page.  Staff notes 

roadway labels corresponding to zoning condition terminology are included on 
sheet 2 of 3. 

 
 Delete the reference to “Figure 2” located roughly in the middle of the sheet. 
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PROJECT SUMMARY AND TRANSPORTATION ANALYSIS 
The applicant is requesting to rezone three (3) parcels, totaling +/- 4.5 acres, from Agricultural Single-
Family Conventional – 1 (ASC-1) and Residential Single-Family Conventional – 2 (RSC-2) to Planned 
Development (PD).  The applicant is proposing entitlements which will permit two buildings, totaling a 
maximum of 14,500 g.s.f. of sit-down eating establishment (i.e. those eating establishments at which food 
and/or beverages are served by waitresses or waiters to patrons seated at booths or tables or cafeteria 
style). 

 
Consistent with the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis.  Due to the unique configuration of area infrastructure and their 
sensitivity to transportation impacts, as required by staff the applicant submitted a transportation analysis 
that was more comprehensive and detailed than is typically received for projects in the rezoning stage of 
the development process.  The traffic analysis examines impacts at the intersection of Lincoln Rd. and 
Old Big Bend Rd., and Lincoln Rd. and Big Bend Rd., under the ultimate infrastructure configuration/ 
development scenario which are anticipated as a result of the recent approval of PD 22-0461 (located 
immediately west of the subject PD).  Given that the applicant is proposing sit down restaurants, the 
applicant was permitted to utilize an ITE land use code other than the typical fast-food with drive-through 
or fast-food without drive through use code that would typically be utilized to study trip impacts for 
eating establishments.  Given this, staff has proposed a trip cap which will ensure project trip generation 
does not exceed that studied in the applicant’s analysis.   
 
Staff notes that there is a related right-of-way vacating agreement and Mobility Fee Alternative 
Satisfaction Agreement (MFASA) which is scheduled to be heard concurrently with this application at 
the scheduled Board of County Commissioners hearing.  The trip cap included in the conditions provided 
above is based data from the transportation study provided in support of the MFASA.  Specifically, the 
value is based on the p.m. peak period (i.e. that peak period with highest impacts, and potential for 
northbound traffic to queue into the Big Bend Rd. intersection during peak movement, and which was 
therefore the basis for the MFASA capacity increase calculations). 
 
 
Trip Generation Comparison 
Staff has prepared a comparison of the potential number of peak hour trips generated under the existing 
and proposed zoning designations, utilizing a generalized worst-case scenario.  Data shown below is 
based on the 11th Edition of the Institute of Transportation Engineer’s Trip Generation Manual. 
 
Existing Use: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
ASC-1, RSC-2, 18,092 s.f. Church Uses 
(ITE LUC 560) 138 5 11 

Proposed Zoning: 

Land Use/Size 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
PD, 14,500 s.f. Sit Down Restaurant Uses/ Trip 
Cap (ITE LUC 932) 1,555 139 131 

Difference: 

 24 Hour Two-
Way Volume 

Total Peak           
Hour Trips 

AM PM 
Total: (+) 1,417 (+) 134 (+) 120 
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TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  

Big Bend Rd. is a publicly maintained 4-lane, divided, arterial roadway characterized by +/- 12-foot wide 
travel lanes in average condition. There are bicycle facilities (on paved shoulders) present on Big Bend 
Rd. in the vicinity of the proposed project. There are +/- 5-foot wide sidewalks along the south side of 
Big Bend Rd. in the vicinity of the proposed project. 
 
Old Big Bend Rd. is a publicly maintained 2-lane, undivided, substandard, local roadway characterized 
by +/- 11-foot wide travel lanes in below average condition between Simmons Rd. and Lincoln Rd.  The 
roadway west of Simmons Rd. was recently reconstructed to an acceptable standard and includes a mix 
of on-street bicycle facilities and a 10-foot-wide multi-purpose pathway (along the north side of the 
roadway).  There are no sidewalks or bicycle facilities on Old Big Bend Rd. east of Simmons Rd.  
Although the frontage road is presently classified as a local roadway, staff considers it to be a collector 
roadway due to the way it currently functions and, more importantly, the fact that existing + future 
volumes exceed the local roadway capacity. 
 
Big Bend Rd. and Old Big Bend Rd. (which acts as a frontage roadway to Big Bend Rd.) lies within a 
shared +/- 260-foot wide right-of-way along the project’s frontage.  Along the project’s frontage, Big 
Bend Rd. is shown on Hillsborough County Corridor Preservation Plan as a future 6-lane roadway. 
Although there is no typical section for 6-lane roadways, the minimum right-of-way necessary is 
calculated by taking the typical section for a 4-lane divided roadway (TS-6 within the Hillsborough 
County Transportation Technical Manual), which requires a minimum of 110 feet of right-of-way, and to 
which an additional 24 feet is added for the additional two lanes (for a total of 134 feet of right-of-way 
required).  
 
Based upon the transportation analysis submitted by the applicant as well as the existing and proposed 
corridor configuration, staff believes that a worst-case planning-level scenario for right-of-way needs 
(along the project frontage) related to the 6-laning of Big Bend Rd. and any needed turn lanes includes: 
 

 134 feet for 6-lane facility (per above); 
 12 feet for any existing or required westbound to northbound right turn lane; and, 
 12 feet for any existing eastbound to southbound right turn lane. 

 
It appears that sufficient right-of-way exists to accommodate the 158 feet of right-of-way needed to 
accommodate future widening, as further described above.  Additionally, the developer of adjacent PD 
22-0461 is required to relocate a portion of the frontage road (Old Big Bend Rd.) north of its present 
location in order to achieve full build out of its project.  Lastly, staff notes that the Big Bend Rd. 
widening project (CIP Project Number 69647000) has not identified the need for any additional right-of-
way from the subject property.  
 
Lincoln Rd. is a publicly maintained 2-lane, undivided, substandard, local roadway characterized by +/- 
10-foot-wide travel lanes in average to below average condition.  Lincoln Rd., similar to Cowley Rd. at 
its northern terminus, is functioning as a collector roadway. The roadway lies within a +/- 95-foot-wide 
right-of-way.  There are no bicycle facilities or sidewalks present on Lincoln Rd. in the vicinity of the 
proposed project.  Although the road is presently classified as a local roadway, staff considers it to be a 
collector roadway due to the fact that existing plus future volumes exceed the local roadway capacity. 
 
 
SITE ACCESS 

The parcels are presently accessed via Old Big Bend Rd. and Lincoln Rd.  The only access to/from Big 
Bend Rd. is via Old Big Bend Rd. to Lincoln Rd. (to the east) or via Old Big Bend Rd. to the access road 
just west of East Bay High School and Eisenhower Middle School (approximately 1.5 miles west of the 
subject site).  Traffic traveling to/from the north would currently utilize Bullfrog Creek Rd. 
(approximately 4,000 feet west of the subject site).  The County previously closed the northern leg of the 
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Simmons Loop and Big Bend Rd. intersection due to safety issues created by its proximity to the 
Simmons Rd. and Old Big Bend Rd. intersection.   
 
The applicant is proposing one (1) connection to Realigned Old Big Bend Rd. and one (1) access/cross 
access connection to interim realigned Old Big Bend Rd. (along the project’s western boundary).  Given 
the high volume of anticipated traffic and potential to interfere with safe and efficient movement of 
traffic on Lincoln Rd., no other access is being permitted. 
 
Given the relationship of the subject PD to other area projects and complicated nature of proposed future 
improvements planned for the area, staff has appended copies of relevant approved area PD site plans and 
conditions to this report.  Specifically, certified site plan and conditions for PDs 24-0676 and 22-0461 
were uploaded.  Staff notes that there is another pending related PD, 24-1257, which has not yet gone to 
hearing and so was not included.  This will allow these documents to be included in the zoning record for 
this project, in case there are any questions about same or a need to refer to those graphics.  A copy of 
staff’s PowerPoint presentation, which will be presented at the Zoning Hearing Master hearing, is also 
appended. 
 
Lastly, staff has appended project information sheets for the Big Bend Rd. widening projects, so that the 
latest information on those projects is available within the record.   
 
Old Big Bend Rd. Realignment and Simmons Rd.  
The ultimate infrastructure plans for the area call for relocation of the Simmons Rd. and Old Big Rd. 
intersection, which is a necessary improvement before the northern leg of the Simmons Loop/ Simmons 
Rd. and Big Bend Rd. intersection can be opened.  Given the location of Simmons Loop south of Big 
Bend Rd., the extension of the roadway will require additional right-of-way from the owners of 
developments west of the subject PD, including developers of PD 22-0461, PD 24-0676, and other 
future/pending PDs in the area.  The ultimate plans for that area is generally shown below. 
 
Graphic Showing Overall Roadway Plan (Ultimate Configuration): 

 
Note: Shown for conceptual purposes only.  Exact east-west alignment, particularly west of Simmons Rd., 
has not yet been determined.   
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Graphic Showing Simmons Rd. Detail (Ultimate Configuration): 

 
 
 
Lincoln Rd. Improvements and Old Big Bend Realignment and Interim Realignment 
As mentioned above, due to the unique configuration of existing roadway geometry, and the nature of the 
proposed development, it was necessary for the applicant of the nearby PD 24-0676 to propose 
improvements to Lincoln Rd.  Given the safety and operational issues at the existing Lincoln Rd. and Old 
Big Bend Rd. intersection, the developer of that PD will be constructing a northbound to westbound left 
turn lane which will mitigate the effects of the small amount of additional traffic from that PD (which is 
approved for a relatively low intensity mini-storage use).  Despite these planned interim improvements, 
no additional capacity exists at this intersection to serve the subject site.  Example images showing the 
severity of queuing and spillback issues are shown below. 
 
To safely accommodate project traffic, the developer is proposing to realign a portion of Old Big Bend 
Rd. from its present location along the south side of the subject PD such that it will then be located along 
the north side of the subject site (i.e. the intersection of Old Big Bend Rd. and Lincoln Rd. will be 
relocated approximately 310 feet north of its present location).  This will involve constructing a new 
north/south facility within adjacent folio 77569.0000, which is within adjacent PD 22-0461, and removal 
of the existing portions of Old Big Bend Rd. east of this new north/south facility (i.e. the interim 
Realigned Old Big Bend Rd.).  This north/south portion will have a public access easement over the 
facility, which will allow for the interim rerouting of Old Big Bend Rd. traffic to the new east-west public 
roadway section to be constructed by the developer of the subject PD.  At such time as the ultimate 
realignment is completed, the north/south easement may be vacated (since those segments of existing Old 
Big Bend Rd. east and west of Simmons Rd. will have been removed and the new realigned roadway 
fully constructed).  While the interim north/south facility is not planned to be a public facility after 
completion of the ultimate configuration, the proposed PD will continue to have a connection to the 
facility, to provide for continued access/cross access. 
 
These facilities are shown in the graphic below.  It should be noted that certain graphics and the Design 
Exceptions (and approved PD 22-0461) refer to the north/south facility (i.e. the Interim Realigned Old 
Big Bend Rd.) as “Driveway B”.  These are the same facility; however, for the purposes of these zoning 
conditions the more descriptive name (Interim Realigned Old Big Bend Rd) has been utilized.  
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Graphic Showing Infrastructure Supporting 25-0919 (Interim Configuration): 

 
 
 
The subject PD’s improvements have been designed such that it will allow existing Old Big Bend Rd. 
traffic plus proposed project traffic currently affecting Lincoln Rd. to be safely accommodated by the 
proposed partial realignment of Old Big Bend Rd. and other proposed improvements.  While this project 
has been designed to stand alone, these improvements fit within the aforementioned planned ultimate 
roadway design, all of which are an integral part of facilitating the ultimate reopening of the northern leg 
of the Simmons Rd. and Big Bend Rd. intersection and providing additional capacity necessary to safely 
and efficiency accommodate the impacts from other approved and/or planned developments west and 
northwest of the subject PD.  
 
Notwithstanding anything shown on the PD site plan, given that engineering level design of the 
improvements has not occurred, staff was unable to provide an exact amount of right-of-way that will be 
required to accommodate the required Lincoln Rd. improvements.  Staff has proposed conditions of 
approval that require the applicant to dedicate and convey or otherwise acquire whatever right-of-way is 
necessary to construct the required improvements.  Staff notes that the design of the facility (and 
therefore location of required right-of-way vacations and dedications) is largely driven by the geometry 
of the intersection approaches on the northbound and southbound legs of the intersection of Big Bend Rd. 
and Lincoln Rd., as well as maximum acceptable through lane offsets (including maximum allowable 
degree of deflection and absolute lateral deflection values).  While the zoning and right-of-way vacation 
petition has sought to refine conceptual level design to the point where little to no change will be required 
at the time of site, notwithstanding anything shown on the site plan regarding estimated amounts of right-
of-way to be dedicated (or vacated), ultimately the final design will control and the roadway location and 
therefore right-of-way needs may have to shift accordingly to accommodate required design elements, 
roadway design criteria, zoning setbacks and other controlling elements. 



Page 10 of 12 
 

 
 

 
Source: Google Street View Imagery 
 
 

 
Source: Google Street View Imagery 
 
 
Proposed Improvements 
The applicant is proposing to construct (or cause to be constructed) new east/west and north/south 
facilities (within the subject PD and adjacent properties).  The developer is also required to construct 
substandard roadway and site access improvements to Lincoln Rd. (as detailed in the proposed conditions 
outlined hereinabove).   The proposed improvements are depicted on page 2 of 3 of the PD site plan.  
Relevant typical sections are described in the proposed Design Exceptions and/or shown on the page 3 of 
3 of the PD site plan. 
 
These improvements include site access improvements on Lincoln Rd. and the realigned Old Big Bend 
Rd. required per Sec. 6.04.04.D. of the LDC, as well as other turn lanes meant to serve both existing and 
proposed project traffic.  Required turn lanes include a: 
 

 Northbound dedicated left turn lane on Lincoln Rd.; 
 Southbound dedicated left turn lane on Lincoln Rd.; 
 Southbound dedicated right turn lane on Lincoln Rd.;  
 Westbound dedicated left turn lane on Realigned Old Big Bend Rd. into the project driveway; 
 Eastbound shared through/left turn lane on Realigned Old Big Bend Rd.; and, 
 Eastbound dedicated right turn lane on Realigned Old Big Bend Rd. 
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DESIGN EXCEPTION #1 – LINCOLN RD. SUBSTANDARD RD. 
As Lincoln Rd. is a substandard collector roadway, the applicant’s Engineer of Record (EOR) submitted 
a Design Exception request (dated September 4, 2025) to determine the specific improvements that 
would be required by the County Engineer.  Based on factors presented in the Design Exception request, 
the County Engineer found the request approvable (on September 8, 2025).  Thea developer will be 
required to make certain improvements to Lincoln Rd. consistent with the Design Exception.  The Design 
Exception authorizes deviations from the 2021 Transportation Technical Manual (TTM) Typical Section 
– 4 (TS-4) (for 2-lane, Urban Collector Roadways) standards governing such roadways.  Specifically: 
 

1. The developer shall be permitted to install 10-foot-wide sidewalks on both sides of the roadway, 
in lieu of the 5-foot-wide sidewalks and 7-foot-wide buffered bicycle lanes required pursuant to 
TS-4 (staff notes specific limits are specified in the conditions proposed hereinabove); 
 

2. The developer will be required to install Type “F” curb along both sides of Lincoln Rd. between 
Realigned Old Big Bend Rd. and Big Bend Rd., although on the east side of the roadway the 
Type F curb will not extend north past the existing areas of Miami curbing (generally 
corresponding to the area of the turn lane serving the shopping center at the northeast corner of 
Lincoln Rd. and Big Bend Rd.); 
 

3. Green strips separation between sidewalks and the edge of the right of way shall be permitted to 
be reduced from the 2 feet required per TS-4 to 1-foot along the east and west sides of the 
Lincoln Rd. right-of-way; and, 
 

4. Green strip separation between the sidewalks and closest edge of the travel lane shall be 
permitted to be reduced in certain areas on the west side of Lincoln Rd. from the 5-foot 
separation required per TS-4 to less than 5-feet (and in some cases 0 feet, where adjacent to a 
right turn lane).   

 
If PD 25-0919 is approved, the County Engineer will approve the Design Exception. 
 
 
DESIGN EXCEPTION #2 – OLD BIG BEND FRONTAGE RD. TYPICAL SECTIONS 
The applicant’s Engineer of Record (EOR) submitted a Design Exception (dated September 4, 2025) 
which was found approvable by the County Engineer (on September 8, 2025) from the Typical Section – 
4 (TS-4) standards governing urban collector roadways.  The Design Exception provides for two alternate 
Typical Section standard for the facility, in lieu of the Type TS-4 Typical Section standards required 
pursuant to the 2021 Transportation Technical Manual (TTM).   The requested changes include 
utilization of 10-foot-wide multi-purpose pathways in lieu of the 5-foot-wide sidewalks and 7-foot-wide 
buffered bicycle facilities required pursuant to TS-4.  A smaller typical section for segments of 
constrained roadway generally between Lincoln Rd. and just west of the canal (immediately west of and 
adjacent to the proposed project) have also been included. 
 
If PD 25-0919 is approved, the County Engineer will approve the Design Exception. 
 
 
REQUESTED ADMINISTRATIVE VARIANCE – ACCESS SPACING 
The applicant’s Engineer of Record (EOR) submitted a Sec. 6.04.02.B. Administrative Variance (dated 
September 4, 2025) from the Sec. 6.04.07 LDC requirement, governing the project’s Realigned Old Big 
Bend Rd. access connection spacing.  The Hillsborough County LDC requires a minimum connection 
spacing of 245 feet for a Class 5 roadway with a posted speed of 45 miles per hour or less.  While final 
designs have not been completed, the realigned roadway is anticipated to have a posted has a posted 
speed of 45 mph or less in the vicinity of the proposed project.  The applicant is seeking a variance of +/- 
65 feet from Interim Realigned Old Big Bend Rd. to the west on the same side of the roadway, such that 
the developer will be permitted to construct the project access in a location +/- 180 feet from that 
driveway. The request was found approvable by the County Engineer (on September 8, 2025). 
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If PD 25-0919 is approved by the Hillsborough County BOCC, the County Engineer will approve the 
Administrative Variance. 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

Level of Service (LOS) information for adjacent roadway sections is reported below.  Old Big Bend Rd. 
and Lincoln Rd. are not included in the LOS report.  As such, no data for these facilities could be 
provided. 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Big Bend Rd. I-75 N Ramp US 301 D F 

Source: Hillsborough County 2024 Level of Service Report.   
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Ratliff, James

From: Williams, Michael
Sent: Monday, September 8, 2025 3:51 PM
To: Steven Henry
Cc: Elise Batsel; Kevin Reali; Follin, Jared; Ratliff, James; Drapach, Alan; Tirado, Sheida; De Leon, Eleonor; 

PW-CEIntake
Subject: FW: RZ-PD 25-0919 Administrative Variance Review (1 of 2)
Attachments: 25-0919 AVReq 09-04-25.pdf; 25-0919 DEAdd 09-04-25_1.pdf

Steve, 
I have found the attached Section 6.04.02.B. Administrative Variance (AV) and two Design Exceptions 
(DE) for PD 25-0919 APPROVABLE. 
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hc .gov or 813-307-1707) after the BOCC approves the PD zoning or PD 
zoning modi cation 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 modi cation request, sta  will request that you withdraw 
the AV/DE.  In such instance, notwithstanding the above nding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the nding was predicated on a speci c development program 
and site con guration 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.  Sta  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 
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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, September 8, 2025 1:07 PM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov> 
Subject: RZ-PD 25-0919 Administrative Variance Review (1 of 2) 
 
Hello Mike, 
 
The attached Administrative Variance is Approvable to me, please include the following people in your response 
email: 
 
shenry@lincks.com 
follinj@hc .gov 
ratli ja@hc .gov 
drapacha@hc .gov 
 
Best Regards, 
 
Sheida L. Tirado, PE 
Transportation Review & Site Intake Manager 
Development Services Department 
 

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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Ratliff, James

From: Williams, Michael
Sent: Monday, September 8, 2025 3:51 PM
To: Steven Henry
Cc: Elise Batsel; Kevin Reali; Follin, Jared; Ratliff, James; Drapach, Alan; Tirado, Sheida; De Leon, Eleonor; 

PW-CEIntake
Subject: FW: RZ-PD 25-0919 Administrative Variance Review (1 of 2)
Attachments: 25-0919 AVReq 09-04-25.pdf; 25-0919 DEAdd 09-04-25_1.pdf

Steve, 
I have found the attached Section 6.04.02.B. Administrative Variance (AV) and two Design Exceptions 
(DE) for PD 25-0919 APPROVABLE. 
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hc .gov or 813-307-1707) after the BOCC approves the PD zoning or PD 
zoning modi cation 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 modi cation request, sta  will request that you withdraw 
the AV/DE.  In such instance, notwithstanding the above nding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the nding was predicated on a speci c development program 
and site con guration 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.  Sta  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 
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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, September 8, 2025 1:07 PM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov> 
Subject: RZ-PD 25-0919 Administrative Variance Review (1 of 2) 
 
Hello Mike, 
 
The attached Administrative Variance is Approvable to me, please include the following people in your response 
email: 
 
shenry@lincks.com 
follinj@hc .gov 
ratli ja@hc .gov 
drapacha@hc .gov 
 
Best Regards, 
 
Sheida L. Tirado, PE 
Transportation Review & Site Intake Manager 
Development Services Department 
 

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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Ratliff, James

From: Williams, Michael
Sent: Monday, September 8, 2025 3:52 PM
To: Steven Henry
Cc: Elise Batsel; Kevin Reali; Follin, Jared; Ratliff, James; Drapach, Alan; Tirado, Sheida; De Leon, Eleonor; 

PW-CEIntake
Subject: RE: RZ-PD 25-0919 Administrative Variance Review (2 of 2)
Attachments: 25-0919 DEAdd 09-04-25_2.pdf

With the third attachment. 
 
From: Williams, Michael  
Sent: Monday, September 8, 2025 3:51 PM 
To: Steven Henry <shenry@lincks.com> 
Cc: Elise Batsel <ebatsel@stearnsweaver.com>; Kevin Reali <kreali@stearnsweaver.com>; Follin, Jared 
<FollinJ@hcfl.gov>; Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov>; Tirado, Sheida 
<TiradoS@hcfl.gov>; De Leon, Eleonor <DeLeonE@hcfl.gov>; PW-CEIntake <PW-CEIntake@hcfl.gov> 
Subject: FW: RZ-PD 25-0919 Administrative Variance Review (1 of 2) 
 
Steve, 
I have found the attached Section 6.04.02.B. Administrative Variance (AV) and two Design Exceptions 
(DE) for PD 25-0919 APPROVABLE. 
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative assistant, 
Eleonor De Leon (DeLeonE@hc .gov or 813-307-1707) after the BOCC approves the PD zoning or PD 
zoning modi cation 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 modi cation request, sta  will request that you withdraw 
the AV/DE.  In such instance, notwithstanding the above nding of approvability, if you fail to withdraw 
the request, I will deny the AV/DE (since the nding was predicated on a speci c development program 
and site con guration 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.  Sta  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 



2

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, September 8, 2025 1:07 PM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov> 
Subject: RZ-PD 25-0919 Administrative Variance Review (1 of 2) 
 
Hello Mike, 
 
The attached Administrative Variance is Approvable to me, please include the following people in your response 
email: 
 
shenry@lincks.com 
follinj@hc .gov 
ratli ja@hc .gov 
drapacha@hc .gov 
 
Best Regards, 
 
Sheida L. Tirado, PE 
Transportation Review & Site Intake Manager 
Development Services Department 
 

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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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: September 15, 2025

Report Prepared: September 4, 2025

Case Number: PD 25-0919

Folio(s): 77552.0000, 77552.0100, 77553.5550

General Location: North of Big Bend Road and 
west of Lincoln Road

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Urban Mixed Use-20 (20 du/ga; 1.0 FAR) 

Service Area Urban

Community Plan(s) Riverview + SouthShore Areawide Systems

Rezoning Request Planned Development (PD) to allow for 14,500 
square feet of Eating Establishments/Sit-Down 
with no drive through in two buildings

Parcel Size +/- 4.5 acres

Street Functional Classification Big Bend Road – County Arterial
Lincoln Road – Local Road

Commercial Locational Criteria Not applicable

Evacuation Area None

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th f loor 

Tampa, FL, 33602
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Staff Analysis of Goals, Objectives, and Policies: 
The 4.5 ± acre subject site is located north of Big Bend Road and west of Lincoln Road. The site is in the 
Urban Service Area (USA) and is located within the limits of the Riverview Community Plan and Southshore 
Areawide Systems Plan. The applicant is requesting to rezone from ASC-1 and RSC-2 to Planned 
Development (PD) to allow for 14,500 square feet of Eating Establishments/Sit-Down with no drive 
through in two buildings. 
 
The subject site is in the Urban Service Area where, according to Objective 1.1 of the Future Land Use 
Section (FLUS), 80 percent of the county’s growth is to be directed. Policy 3.1.3 requires all new 
developments to be compatible with the surrounding area, noting that “Compatibility does not mean “the 
same as.” Rather, it refers to the sensitivity of development proposals in maintaining the character of 
existing development.” The proposed sit-down restaurant use is compatible with the existing character 
and density of the surrounding area, which includes multiple light and heavy commercial uses. 
Furthermore, the development proposal includes a lower intensity to keep building massing and scale 
compatible with the existing single-family homes to the north of the site as well as a retention pond and 
realignment of Old Big Bend Road. The retention pond and proposed road along the north of the site will 
provide additional buffering and separation between the proposed commercial use and existing single 
family residences.  Additionally, the proposal meets the intent of the Neighborhood Protection policies in 
the Future Land Use Section under FLUS Objective 4.4 and Policy 4.4.1 that requires new development to 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 
Property 

 
Urban Mixed Use-20  

 
ASC-1 + RSC-2  

Vacant + 
Public/Quasipublic/ 

Institutional 
 

North Residential-6 AR, AS-1, ASC-1, 
RSC-6 + PD 

 Vacant + Single Family  

South 
Urban Mixed Use-20, 

Community Mixed Use-12, 
+ Suburban Mixed Use-6 

IPD-1, IPD-2, AR + 
PD  

Public/Quasipublic/ 
Institutional, Light 
Commercial, Heavy 
Commercial, Light 

Industrial + Multifamily 

 

East 
Residential-6, Urban Mixed 

Use-20 + Office 
Commerical-20 

PD, AS-1, RSC-2 + 
RSC-6  

Vacant, Single Family, 
Mobile Home Park + Light 

Commercial 
 

West Urban Mixed Use-20 + 
Public/Quasipublic 

PD, CG, RSC-8, AR, 
ASC-1 + RSC-2 

 

Vacant, Single Family, 
Agricultural + 

Public/Quasipublic/ 
Institutional 
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be compatible with the surrounding neighborhood. The proposed rezoning is compatible with the 
surrounding area.  
 
FLUS Goal 2, Objective 2.1, and each of their respective policies establish the Future Land Use Map (FLUM) 
as well as the allowable range of uses for each FLU category. 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. The Urban Mixed Use-20 
(UMU-20) Future Land Use (FLU) category allows for the consideration of up 1.0 FAR. With 4.5 acres, the 
subject site can be considered for up to 196,020 square feet (4.5 acres X 43,560 square feet = 196,020 
square feet X 1.0 FAR = 196,020 square feet) of commercial uses. The site is not located in a Center or 
Connection and is therefore not required to meet the 75% density requirement (FLUS Policy 2.4.4). The 
proposal meets the requirements of the policies under FLUS Objective 2.1 and the intent of the UMU-20 
FLU category.  
   
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUS Policy 4.1.1, 4.1.2, and 4.1.6). However, at the time of uploading this report,  
Transportation Division comments were not yet available in Optix and thus were not taken into 
consideration for analysis of this request. 
 
Objective 3.2 and Policy 3.2.4 require community plans throughout the county to be consistent with the 
Comprehensive Plan. The site is within the limits of the Riverview Community Plan. Goal 2 of this Plan 
requires future development and redevelopment to comply with the adopted Riverview District Concept 
Map. The site is located within the Mixed-Use district, which intends to focus and direct development 
toward walkable mixed-use town center locations throughout the community while respecting existing 
land use. The proposed development abides by the Riverview District Concept Map and proposes 
commercial uses within the designated Mixed-Use District. Additionally, Goal 7 of the Community Plan 
encourages economic development by supporting local business while attracting a variety of new uses 
and services, particularly high technology businesses. More specifically, it is stated to encourage well-
designed, family-oriented businesses and recreational opportunities. The smaller style of sit-down 
restaurant with no drive-throughs aligns with Goal 7 by providing economic opportunities and family-
oriented business within appropriate areas of the Riverview Community Plan area. The site is also within 
the limits of the SouthShore Areawide Systems Plan. There are no applicable policies in the Southshore 
Areawide Systems Plan.   
 
Overall, staff finds that the proposed 14,500 square foot of Sit-Down Restaurant development is 
compatible with the existing development pattern found within the surrounding area and supports the 
vision of the Riverview 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. 
_____________________________________________________________________________________ 
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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.  
 
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 
 
Objective 3.1: New developments should recognize the existing community and be designed in a way that 
is compatible (as defined in FLUE Policy 3.1.3) with the established character of the surrounding 
neighborhood. 
 
Policy 3.1.2: Gradual transitions of intensities and densities 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. Screening and buffering used to separate new 
development from the existing, lower-density community should be designed in a style compatible with 
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and 
buffering with berms and landscaping are strongly encouraged 
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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 
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. 
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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  
LIVABLE COMMUNITIES ELEMENT: RIVERVIEW COMMUNITY PLAN 
 
Goal 2: Reflect the vision of Riverview using the Riverview District Concept Map. The Riverview District 
Concept Map will illustrate the unique qualities and land uses related to distinct geographic areas 
identified as "districts".  
 
Goal 7: Encourage economic development by supporting local business while attracting a variety of new 
uses and services, particularly high technology businesses.  
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