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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 07/10/2025 
Revised: 07/15/2025 

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

PLANNING AREA:  NWH PETITION NO:  RZ 24-1116 
 

 

  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 
New Conditions: 
 

1. Site development shall be limited to 24,230 s.f. of gross floor area for use as Special Event 
Venue (as hereafter referred may also be referred to as “Special Event Uses”) and Cultural 
Facility uses.   A wireless communications facility shall also be permitted in accordance with 
Special Use SU-CFW 24-0280. 
 

2. Special Event Uses shall be limited to Wedding Chapel uses (to include outdoor weddings), 
neighborhood fairs, Agricultural Stands, and Banquet and Reception Halls uses.  Special Event 
Uses and Cultural Facility uses shall not operate at the same time, nor shall any two or more (2) 
Special Event Uses (or individual events) occur at the same time. 
 

3. Special Event Uses shall comply with neighborhood fair standards of LDC §§ 
6.11.64(A),(C)(D),(F); the rules of the Environmental Protection Commission of Hillsborough 
County, Chapter 1-10 (Noise Pollution) (as amended); and the following requirements and 
restrictions.   
 

A. Special Event Uses shall be further restricted as follows: 
i. Small Events shall mean those events with a maximum attendance of 105 

vehicles at any one time. 
 

a. There are no restrictions on the number of Small Events which may be 
held. 
 

b. Small Events shall only be held between 10:00 a.m. and 11:00 p.m. 
 

c. All Small Event parking shall occur within the boundaries of the PD. 
 

d. All Small Event parking shall occur within paved parking areas only. 
 

ii. Medium Events shall mean those events with a maximum attendance of more 
than 105 vehicles but less than 318 vehicles (i.e. a maximum of 317 vehicles) at 
any one time.   
 

a. Medium Events shall be restricted to a maximum of four (4) events per 
calendar year. 



 
b. Medium Events shall only be held on Fridays, between the hours of 5:00 

p.m. and 11:00 p.m., Saturdays, between the hours of 10:00 a.m. and 
11:00 p.m., and/or Sundays, between the hours of 10:00 a.m. and 7:00 
p.m. 

 
c. Off-duty police officer(s) shall be hired for any Medium Event with 

more than 150 vehicles. A minimum of one (1) officer shall be stationed 
at the northernmost project access on Nine Eagles Dr. (i.e. the northern 
most access not serving the wireless community facility) before, during 
and after the event.   Officers shall be placed where necessary to ensure 
the safe and efficient flow of traffic into, out of, and around the site. The 
officer(s) shall be present for the entire duration of the event. 

 
d. All Medium Event parking shall occur within the boundaries of the 

Planned Development.  Medium Event parking shall occur within paved 
parking and grass overflow lots only (as generally shown on the PD site 
plan). 
 
 

iii. Large Event shall mean those events with a maximum on-site attendance of more 
than 105 vehicles but less than 318 vehicles (i.e. a maximum of 317 vehicles) 
shall be permitted within the PD at any one time; however, additional offsite 
parking for the Large Events may be permitted as further outlined hereinbelow. 
 

a. Only one (1) Large Event may occur per calendar year. 
 

b. The Large Event shall only be held on a consecutive Friday, between the 
hours of 5:00 p.m. and 11:00 p.m., Saturday, between the hours of 10:00 
a.m. and 11:00 p.m., and/or Sunday, between the hours of 10:00 a.m. 
and 7:00 p.m. 
 

c. Off-duty police officer(s) shall be hired for the Large Event.  A 
minimum of one (1) officer shall be stationed at the northernmost project 
access on Nine Eagles Dr. (i.e. the northern most access not serving the 
wireless community facility) before, during and after the event.   
Officers shall be placed where necessary to ensure the safe and efficient 
flow of traffic into, out of, and around the site. The officer(s) shall be 
present for the entire duration of the event.  
 

d. Large Event parking within the PD shall occur within paved parking and 
grass overflow lots only (as generally shown on the PD site plan).  
Additional parking for the Large Event may occur outside of the 
boundary of the PD, subject to each of the following requirements: 

 
a. There shall be continuous accessible pedestrian route(s) between 

the Special Event Uses and off-site parking location(s); 
 

b. Pedestrian route(s) connecting Special Event Uses and off-site 
parking location(s) which cross over collector or arterial 
roadways shall occur at marked crosswalks.  Additionally, 
crossings managed by off-duty officers may also be utilized; 

 
c. Off-site parking location(s) must be authorized through a 

parking permit or a signed authorization from the owner or their 
authorized agent to the owner of the subject property; and, 



 
d. Prior to temporary alcoholic beverage approval (TAB) for the 

event, the TAB application must include copy of the approved 
parking permits or a copy of the signed parking authorization 
from the property owner, and an offsite parking plan that 
identifies each off-site parking location. 
 

B. For the purposes of regulating Medium Events, one (1) event shall be defined as an event 
lasting no more than three (3) consecutive days.  As such, one (1) event may span over 
three (3) days, and would only be considered a single event.  Single events longer than 
three (3) days, or multiple events shorter than three (3) days but occurring within the 
same weekend shall be considered as two (2) events. 

 
C. Maximum attendance requirements are inclusive of parking utilized for visitors, staff and 

vendors.  Food trucks within Special Event Use areas (i.e. outside of parking areas) shall 
not count towards this requirement.   
 

D. As Special Event Uses are being regulated by maximum number of vehicles which may 
attend an event, the property owner shall maintain records regarding the event booking, 
hiring of required law enforcement personnel, event ticket sales, and site entry records 
for a period of one (1) year following each and every event.  Such records shall be sent to 
Hillsborough County for inspection upon request within fourteen (14) days of such 
request, and shall include a signed affidavit from the operator, or the account or 
bookkeeper who prepared the report, attesting to its accuracy.  The facility operator shall 
provide Hillsborough County Code Enforcement a schedule of all events with an 
attendance of over 105 vehicles (i.e. Medium Events and Large Events) no later than 
seven (7) days prior to such event. 

 
4. Cultural Facility uses shall not exceed 105 vehicles parked on site at any one time.  No additional 

off-site parking for these uses shall be permitted. 
 

5. Notwithstanding anything shown on the PD site plan to the contrary, the developer shall 
construct the following site access and other improvements: 
 

A. The developer shall ensure that the parking lots are paved such that there are a minimum 
of 105 paved parking spaces.   

B. The southernmost project access shall be converted to an exit only driveway. 
C. The developer shall construct a northbound to eastbound right turn lane on Nine Eagles 

Dr. at the project access. 
D. Sidewalks shall be provided as shown on the PD site plan and as otherwise required 

pursuant to LDC Sec. 6.03.02. 
E. Any other improvements which may be required pursuant to the Transportation 

Technical Manual (TTM), Hillsborough County Land Development Code (LDC) or 
other applicable rules and regulations unless otherwise varied through the appropriate 
process. 

 
6. Within 120 days of approval of this PD, the developer shall submit site/construction plans for the 

site access improvements described in Condition 5, above. Site improvements shall be completed 
within 12 months of rezoning approval.  Notwithstanding the above, the developer shall be 
permitted to hold events associated with the use of the Bayanihan Arts and Events Center for events 
and activities related to Philippine culture that are conducted or sponsored by the Philippine 
Cultural Foundation, Inc. and its members, that are currently permitted under the Agricultural 
Rural (AR) zoning district in accordance with the Zoning Interpretation (ZI) 13-0111, provided 
that all applicable LDC and other requirements are met including that no offsite parking shall be 
permitted for any cultural events held during the 12-month period.  After the 12-month period, no 



events (Philippine Cultural Center related or otherwise) may be permitted until required 
improvements have been completed and passed final inspection. 
 

7. Notwithstanding anything shown on the PD site plan to the contrary, bicycle and pedestrian access 
may be permitted anywhere along the PD boundaries. 
 

8. If PD 24-1116 is approved, the County Engineer will approve a Section 6.04.02.B. Administrative 
Variance (dated March 14, 2025 and last revised July 2, 2025) which was found approvable by the 
County Engineer (on July 7, 2025).  Approval of this Administrative Variance will waive the Nine 
Eagles Dr. substandard road improvements required by Section 6.04.03.L. of the LDC.   
 

9. This condition, together with Conditions 3 through 5, shall be considered Critical Design Features.  
As such, modification of these conditions shall be subject to the rules and regulations outlined 
within Section 5.03.07.A. of the LDC. 

 
 
Other Conditions: 

• Prior to PD Site Plan Certification, the developer shall revise the PD site plan to: 
 

o Change references from “Cultural Center” to “Cultural Facility” and delete the Library 
and Museum sub-uses (staff notes that the LDC definition of Cultural Facility includes 
those two uses); and, 
 

o Ensure that the PD site plan consists of only 1 page (i.e. remove the plan labeled “Large 
Event Onsite Parking”).  Staff notes this plan is for informational purposes only and not 
intended to be a part of the regulatory plan/Certified site plan.  

 
 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to rezone a +/- 10.5-acre parcel from Agricultural Rural (AR) to Planned 
Development (PD).  The applicant is proposing entitlements to permit development up to 24,230 s.f. of 
gross floor area, for use as Special Event Venue (and hereafter may also be referred to as “Special Event 
Uses”) and Cultural Facility uses.   A wireless communications facility shall also be permitted in 
accordance with Special Use SU-CFW 24-0280.   
 
Special Event Uses shall be limited to Wedding Chapel uses (to include outdoor weddings), 
neighborhood fairs, Agricultural Stands, and Banquet and Reception Halls uses.  Special Event Uses and 
Cultural Facility uses shall not operate at the same time, nor shall any two or more (2) Special Event Uses 
(or individual events) occur at the same time.  Special Event Uses are segregated into small, medium and 
large events, as further described in the proposed zoning conditions 
 
As required by the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis.  Given the unique nature of the proposed use, there are no directly 
applicable land uses which were studied within the Institute of Transportation Engineer’s Trip Generation 
Manual, 11th Edition.  The applicant and staff have met extensively on the proposed project.  The 
applicant’s analysis provides calculations for Special Event uses only, given that the Cultural Center uses 
are anticipated to generate less traffic than the largest Small Event (i.e. an event with a maximum of 105 
vehicles).  Staff also notes that the applicant has agreed to a condition which restricts one 
activity/use/event on a site at a time, and Cultural Facility uses shall be restricted to utilize only paved 
parking areas only (i.e. the 105 spaces which are also designated for event use). 
 
The applicant analyzed three thresholds of events, “Small Events” with a maximum capacity of 105 
vehicles and no ability for off-site parking, “Medium Events” with a maximum capacity of 317 vehicles 
and no ability for off-site parking, and “Large Events” with a maximum capacity of 317 vehicles and 
with the ability for additional off-site parking, subject to certain restrictions as outlined in the conditions 
of approval which are required to address several issues, including but not limited to ensuring safe 



pedestrian access.  Given the limitations on parking within the site, staff and the applicant agreed that 
regulating events based a maximum number of vehicles attendance (rather than maximum number of 
persons) was most appropriate.  The applicant is proposing that Small Events be allowed to occur daily, 
Medium Events up to 4 times per year, and Large Events once per year.  Each Medium and Large event 
is limited to a period of no more than 3 consecutive days.  Other use limitations/parameters are described 
in the conditions included hereinabove and are consistent with the general framework established for 
another special event venue within the County.  In order to provide a potential worst-case trip analysis 
and to ensure consistency with previous special event venue methodologies, staff and the applicant 
agreed upon assumptions that the maximum vehicle attendance for Medium and Large Events would 
arrive over two hours, using a 75% / 25% arrival split.  The highest of these was assumed to occur within 
the peak hour.  For Small Events 100% of traffic arriving was assumed to occur within the peak hour. 
 
Transportation Review Section staff has prepared a comparison of the potential number of peak hour trips 
generated, based upon the Institute of Transportation Engineer’s Trip Generation Manual, 11th Edition 
and applicant’s transportation analysis, under the existing and proposed zoning designations utilizing a 
generalized worst-case scenario.  As the applicant did not provide daily trip calculations, staff assumed 
those trips to be 10 times the amount of the highest peak hour traffic, in accordance with common 
industry practice. 
 

Existing Zoning:  

Land Use/Size 24 Hour Two-
Way Volume 

Peak Hour Trips 
AM PM 

AR, 2 Single-Family Detached Dwelling Units 
(ITE Code 210) 19 1 2 

Proposed Zoning (Daily and Small Event Traffic): 

Land Use/Size 24 Hour Two-
Way Volume 

Peak Hour Trips 
AM PM 

PD, Small Events and Cultural Facility Uses 
(105 Vehicles Max.) 2,100 210 210 

Proposed Zoning (Daily and Medium Event Traffic): 

Land Use/Size 24 Hour Two-
Way Volume 

Peak Hour Trips 
AM PM 

PD, Medium Events and Cultural Facility Uses 
(317 Vehicles Max.) 2,700 210 270 

Proposed Zoning (Daily and Large Event Traffic): 

Land Use/Size 24 Hour Two-
Way Volume 

Peak Hour Trips 
AM PM 

PD, Large Events and Cultural Facility Uses 
(317 Vehicles Max.) 3,340 210 334 

Trip Generation Difference: 

Land Use/Size 24 Hour Two-
Way Volume 

Peak Hour Trips 
AM PM 

Difference (Daily and Small Events) (+) 2,081 (+) 209 (+) 208 
Difference (Daily and Medium Events) (+) 2,681 (+) 209 (+) 268 

Difference (Daily and Large Events) (+) 3,321 (+) 209 (+) 332 

The above analysis is generally consistent with the applicant’s trip generation and site access analysis.  
The figures above for Large Events include trip generation assumptions provided by the applicant for 
additional shuttle or ride share trips; however, these types of trips are not regulated by the zoning 
conditions, nor does staff have a data source which would allow such trips to be estimated.  As such, the 



accuracy of this estimate cannot be guaranteed, nor can any additional trips associated with off-site 
vehicle parking be estimated at this time (and as such are not included above).  
 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  

Nine Eagles Dr. is a publicly maintained, 2-lane, undivided, substandard, collector roadway characterized 
by +/- 11-foot-wide travel lanes in average condition.  The roadway lies within a +/- 70-foot-wide right-
of-way.  There are no bicycle facilities present on the facility.  There are sidewalks along both sides of 
Nine Eagles Dr. in the vicinity of the proposed project. 
 
 
SITE ACCESS AND SPECIAL EVENTS 

Vehicular and pedestrian access to the site will be from Nine Eagles Dr.  The project is approved for 
three (3) access connections.  The northernmost access is a limited purpose access serving only the 
wireless communications facility.  The other portions of the site are approved for two (2) connections.  
The northernmost of these (i.e. the middle access connection) is a full access connection to Nine Eagles 
Dr., while the southernmost connection will be converted to exit only traffic.  This was necessary since 
the southern access is located such that construction of a right turn lane into the site is not possible, 
therefore inbound traffic had to be relocated to the middle access. 
 
Consistent with Section 6.04.04.D of the LDC, the developer will be required to construct a northbound 
to eastbound right turn lane on Nine Eagles Dr. at the middle access.  
 
The applicant has proposed to segment Special Event Uses into three tiers.  “Small Events” are proposed 
to have a maximum capacity of 105 vehicles and no ability for off-site parking, “Medium Events” are 
proposed to have a maximum capacity of 317 vehicles and no ability for off-site parking, and “Large 
Events” are proposed to have a maximum capacity of 317 vehicles and with the ability for additional off-
site parking.   
 
While the applicant is proposing to construct a right turn lane to accommodate inbound traffic, they are 
also committing to a condition within the rezoning which requires a minimum of one (1) Law 
Enforcement Officer (LEO) to be present for the duration of Medium Events over 150 vehicles and 
during the Large Event, to assist with traffic entering, existing, and traveling in the vicinity of the 
proposed project.  At a minimum, one (1) LEO will be stationed at the primary project access (which 
accommodates entering and exiting trips).  Additional details are contained in the condition. 
 
Staff notes that the utilization of law enforcement personnel can prioritize and optimize vehicular 
movements in real-time, resulting in a reduction of vehicular conflicts and orderly traffic flow.  
Secondary benefits can also be achieved, such as enhanced driver awareness and traffic calming as a 
result of the presence of law enforcement vehicles and appurtenances (such as emergency vehicle 
lights/beacons).  The LEO may also assist with the crossing any pedestrians walking from off-site 
parking areas to the subject site. 
 
 
PARKING 

The applicant has proposed parking standards for the use as shown within the “Required Parking/Parking 
Restrictions” table on the PD site plan.  Staff notes that the proposed parking, as further restricted in the 
proposed conditions included hereinabove, adequately addresses parking demand for the proposed uses.  
At the request of staff, the applicant submitted documentation which indicated the amount of parking 
which could be conceptually accommodated within the subject site for the purposes of parking during 
“Large Events”.  Staff notes that while it is labeled as “Large Event Onsite Parking”, it also depicts how 
parking could occur within the site for Medium Events.  Small Events and Cultural Facility uses are 
restricted to paved parking spaces only (i.e. grass/overflow parking shall not be permitted).  Parking lines 
would not be delineated the grass areas; however, the applicant will be responsible for managing the 
parking and flow of vehicles within the site and ensuring that parking for all vehicles up to the maximum 



event attendance threshold of 105 or 317 vehicles (as applicable) can be provided within the site.  Staff 
believes this results in a more efficient/compatible use of land and is appropriate given the unique 
characteristics of the proposed uses. 
 
 
REQUESTED ADMINISTRATIVE VARIANCE – NINE EAGLES DR. SUBSTANDARD ROAD 

The applicant’s Engineer of Record (EOR) submitted a Section 6.04.02.B. Administrative Variance 
Request (dated March 14, 2025 and last revised July 2, 2025) from the Section 6.04.03.L. LDC 
requirement, whereby the developer is required to improve the public roadway network, between the 
project’s Nine Eagles Dr. access connections and the nearest roadway meeting an applicable standard. 
Based on factors presented in the Administrative Variance Request, the County Engineer found the 
request approvable (on July 7, 2025). If approved, no substandard road improvements will be required. 
 
If RZ 24-1116 is approved by the BOCC, the County Engineer will approve the above referenced 
Administrative Variance request. 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

Nine Eagles Dr. was not included in the 2020 Hillsborough County Level of Service Report.  As such, 
Level of Service (LOS) information cannot be provided for this facility. 
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Ratliff, James

From: Williams, Michael
Sent: Monday, July 7, 2025 1:31 PM
To: Michael Yates; Vicki Castro
Cc: jim.porter@akerman.com; Ball, Fred (Sam); Ratliff, James; Drapach, Alan; Tirado, Sheida; De Leon, 

Eleonor; PW-CEIntake
Subject: FW: RZ PD 24-1116 - Administrative Variance Review
Attachments: 24-1116 AVAd 07-02-25.pdf

Vicki/Michael, 
I have found the attached Section 6.04.02.B. Administrative Variance (AV) for PD 24-1116 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@hc .gov 
 
Mike 
 
Michael J. Williams, P.E. 
Director, Development Review 
County Engineer 
Development Services Department 

 
P: (813) 307-1851 
M: (813) 614-2190 
E: Williamsm@HCFL.gov  
W: HCFLGov.net 
 
Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602 
 
Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe 
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Please note: All correspondence to or from this office is subject to Florida’s Public Records law. 
 
 
From: Tirado, Sheida <TiradoS@hcfl.gov>  
Sent: Friday, July 4, 2025 1:00 PM 
To: Williams, Michael <WilliamsM@hcfl.gov> 
Cc: Ratliff, James <RatliffJa@hcfl.gov>; Drapach, Alan <DrapachA@hcfl.gov> 
Subject: RZ PD 24-1116 - Administrative Variance Review 
 
Hello Mike, 
 
The attached Administrative Variance is Approvable to me, please include the following people in your response 
email: 
 
myates@palmtra ic.com 
vcastro@palmtra ic.com 
jim.porter@akerman.com 
ballf@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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AV-Substandard Rd - Nine Eagles Dr.

AV revised to address staff comments

AV revised to address staff comments

Philippine Cultural Center

003519-1166, and 11 other separate parcels

Vicki Castro, P.E.

24-1116

N/A

Received July 2, 2025 
Development Services
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4006 South MacDill Avenue, Tampa, FL 33611 

Ph: (813) 296-2595 
www.palmtraffic.com 

 
 
Revised July 2, 2025 
Revised June 6, 2025 
March 14, 2025 
 
Mr. Michael Williams, P.E. 
Hillsborough County Development Services Department 
Development Review Director 
County Engineer 
601 E. Kennedy Boulevard, 20th Floor  
Tampa, FL 33602 
 

RE: Philippine Cultural Center (24-1116) 
Folio: 003517-0050 

 Administrative Variance Request – Nine Eagles Drive 
 Palm Traffic Project No. T25018 

Dear Mr. Williams: 

The purpose of this letter is to provide justification for the administrative variance to meet the 
requirements of the Hillsborough County Land Development Code (LDC) Section 6.04.03.L (existing 
facility) in association with the expansion of the existing Philippine Cultural Center located east of 
Nine Eagles Drive and north of Race Track Road, as shown in Figure 1.  This request is made based 
on our virtual meeting on March 13, 2025, with Hillsborough County staff.   

The approximately 10.04-acre property is currently occupied by the existing 14,300 square feet 
indoor assembly building and various outdoor structures used for events and activities on the 
property.  This facility has been operating for over 20 years and has become a vital pillar of the 
community, providing space for cultural preservation, social gatherings, educational programming 
and other daily needs.  The proposed zoning modification is to bring the site into compliance by 
establishing a PD.  The special events venue offers indoor weddings, outdoor weddings, 
neighborhood fairs, agricultural stands and banquet/reception hall.  The smaller events that take 
place daily and primarily indoors include, baby showers, sweet 16 celebrations, neighborhood 
information meetings, HOA meetings, small weddings and other small meeting needs.  The medium 
events are seasonal in nature and may feature Cultural performances, folk artistry, large weddings, 
and artisan markets.  With the larger event being the annual three-day festival known as PhilFest, 
celebrates Filipino culture and is the largest event hosted by the Filipino Cultural Center.  

The project proposes to maintain the following access: 

 One (1) full access to Nine Eagles Drive 
 One (1) exit only access to Nine Eagles Drive. 

This request is for an administrative variance to the TS-7 typical section of the Hillsborough County 
Transportation Technical Manual in accordance with LDC Section 6.04.02.B for the section of Nine 
Eagles Drive from Race Track Road to the project driveway, for the following reasons: (a) there is 
an unreasonable burden on the applicant; (b) the variance would not be detrimental to the public 
health, safety and welfare; and (c) without the variance, reasonable access cannot be provided.  
These items are further discussed below. 

Received July 2, 2025 
Development Services

24-1116



Mr. Michael Williams, P.E. 
July 2, 2025 

Page 2 

 
4006 South MacDill Avenue, Tampa, FL 33611 

Ph: (813) 296-2595 
www.palmtraffic.com 

 

a) There is unreasonable burden on the applicant  

The existing ROW along Nine Eagles Drive is approximately 70 feet.  The typical 
TS-7 section for local and collector rural roadways requires a minimum of 96 feet 
of ROW with 12-foot travel lanes, a 5-foot paved shoulder, open drainage and 
a 5-foot sidewalk.  The adjacent segment of Nine Eagles Drive has approximately 
11-foot travel lanes, 3-foot unpaved shoulder, 5-foot sidewalk on both sides of 
the roadway, and limited open drainage.  Due to the constrained right of way on 
Nine Eagles Drive, the additional travel lane width, paved shoulder and the TS-7 
drainage cannot be provided.  In addition, this is only a zoning modification to 
accommodate the existing use.  Therefore, the requirement to improve Nine Eagles 
Drive is unreasonable.   

b) The variance would not be detrimental to the public health, safety and welfare. 

Nine Eagles Drive currently has 11-foot travel lanes.  According to the Florida 
Green Book, on a suburban roadway where the speed limit is between 25 and 
35 mph, 11-foot lanes may be used.  The posted speed limit on Nine Eagles Drive 
is 35 mph.  The existing 11-foot travel lanes help keep the speed down and help 
provide a safe section that serves the neighborhood.  Given the information 
outlined in this section, the existing roadway section would not be detrimental to 
the public health, safety and welfare of the motoring public.  

c) Without the variance, reasonable access cannot be provided.   

The proposed project will maintain the one (1) full access and one (1) exit only 
access to Nine Eagles Drive serving Philippine Cultural Center.  Again, without the 
variance, reasonable access cannot be provided.   

Please do not hesitate to contact us if you have any questions or require any additional information. 

Sincerely, 

 
 
 
 
 
 
Vicki L Castro, P.E.  
Principal 

______________________________________________________________________________ 

Based on the information provided by the applicant, this request is: 

____________Disapproved    ____________Approved with Conditions    ____________Approved 

If there are any further questions or you need clarification, please contact Sheida Tirado, P.E.  

Sincerely, 

Michael J. Williams 
Hillsborough County Engineer 

This item has been 
digitally signed and 
sealed by Vicki L Castro 
on the date adjacent to 
the seal. 

Printed copies of this 
document are not 
considered signed and 
sealed and the signature 
must be verified on any 
electronic copies. 

Vicki L 
Castro

Digitally signed 
by Vicki L Castro 
Date: 2025.07.02 
14:30:06 -04'00'

Received July 2, 2025 
Development Services

24-1116



 

 

 
Figure 1. Location Map 

 

  

Received July 2, 2025 
Development Services

24-1116
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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: July 21, 2025

Report Prepared: July 10, 2025

Case Number: PD 24-1116

Folio(s): 3517.0050

General Location: East of Nine Eagles Road and 
north of Race Track Road

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Residential-2 (2 du/ga ; 0.25 FAR) & Research 
Corporate Park (0 du/ga ; 1.0 FAR)

Service Area Urban

Community Plan(s) Northwest Area

Rezoning Request Planned Development (PD) to allow for the 
continued operation of an existing cultural 
center.

Parcel Size 10.05 ± acres 

Street Functional Classification Nine Eagles Road  – County Collector
Race Track Road – County Arterial

Commercial Locational Criteria Does not meet; Waiver Submitted

Evacuation Area C 

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 10.05 ± acre subject site is located east of Nine Eagles Road and north of Race Track Road. The site is 
in the Urban Service Area and is located within the limits of the Northwest Area Community Plan. The 
applicant is requesting a Planned Development (PD) allow for the continued operation of an existing 
cultural center. 
 
The site is in the Urban Service Area where according to Objective 1 of the Future Land Use Element (FLUE), 
80 percent of the County’s growth is to be directed. Policy 1.4 requires all new development 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 site currently has multi-family uses. Public/quasi-public/institution uses are to the north, south and 
east. Single-family uses are to the north, east and west. Light commercial and educational uses further 
south down Nine Eagles Road. The proposal meets the intent of FLUE Objective 1 and Policy 1.4. 
 
FLUE Objective 7, FLUE Objective 8 and each of their respective policies establish the Future Land Use 
Map (FLUM) as well as the allowable range of uses for each Future Land Use category. The character of 
each land use category is defined by building type, residential density, functional use and the physical 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-2 + Research 

Corporate Park 

 
AR   

Multi Family Residential   

North Residential-2  PD  

Single Family Residential + 
HOA Property + 

Public/Quasi-Public/ 
Institutions 

 

 

South 
Research Corporate Park + 
Neighborhood Mixed Use-
4(3) + Public/Quasi-Public  

PD  

Public/Quasi-Public/ 
Institutions + Light 

Commercial  
 

 

East 
Residential-2 + Residential-

4 +  Research Corporate 
Park 

PD  

Single Family Residential 
+ Public/Quasi-

Public/Institutions +  HOA 
Property 

 

 

West Residential-2 +  Research 
Corporate Park PD + AR  

Single Family Residential +  
HOA Property 
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composition of the land. The integration of these factors set 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 within the land use designation. Appendix A  
contains a description of the character and intent permitted in each of the Future Land use categories. 
The site is in the Residential-2 (RES-2) Future Land Use category. The RES-2 category allows for the 
consideration of agricultural, residential, neighborhood commercial, office uses and multi-purpose 
projects. The subject property is also in the Research Corporate Park (RCP) Future Land Use category. The 
RCP category allows for the consideration of agricultural, research and development activities, related 
educational facilities, electronic components production, light restricted manufacturing and warehousing, 
offices, corporate headquarters and related uses such as hotels, motels, restaurants, recreational facilities 
and retail establishments. 
 
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUE Objective 9, FLUE Policy 9.1 and FLUE Policy 9.2). Transportation had no 
objection to the proposed request, therefore, the site meets FLUE Objective 9, FLUE Policy 9.1 and FLUE 
Policy 9.2 
 
The proposal meets the intent of FLUE Objective 16 and its accompanying policies 16.1 ,16.2, 16.3, 16.5 
and 16.10 that require new development to be compatible to the surrounding neighborhood. Goal 12 and 
Objective 12-1 of the Community Design Component (CDC) of the FLUE require new developments to 
recognize the existing community and be designed to relate to and be compatible with the predominant 
character of the surrounding area. In this case, the surrounding land use pattern consists mostly of single-
family and public/quasi/institution uses. The applicant included in the revised request, uploaded into 
Optix on May 19, 2025, the frequency and size for special events. Smaller events that take place daily and 
primarily indoors include baby showers, sweet 16 celebrations, neighborhood information meetings, HOA 
meetings, small weddings and other small meeting needs operate daily between the hours of 10 am to 11 
pm. No two events or uses will occur at the same time and each event ends by 11pm to ensure minimal 
disruption to neighboring properties. These events have been an essential part of the Cultural Center’s 
programming for over a decade, offering space for a variety of needs and for cultural celebrations and 
family gatherings. These events are generally held indoors within the 14,300 square-foot Multi-Purpose 
Building ensuring a community-oriented atmosphere. Existing paved parking includes 105 standard 
parking spaces of which 8 are ADA compliant spaces. Medium events are seasonal in nature and PCF 
exercises responsible event management practices during these events. These events may feature 
Cultural performances, folk artistry, large weddings, and artisan markets. These events are a highlight of 
the Center's cultural programming, showcasing Filipino craftsmanship and artistry to a larger audience. 
These events may utilize the performance stage and outdoor event space and will be in compliance with 
the Hillsborough EPC noise level ordinance. However, no two events or uses will occur at the same time. 
Unpaved grass filled areas within the property are used for overflow parking during this event in order to 
accommodate all guests. An off-duty police officer is hired for any event over 150 people to direct vehicles, 
guests, and safety. These events will be less frequent and could occur up to 4 times a year and are 
restricted to Friday 5pm to 11pm, Saturday 10am to 11pm, and Sunday 10am to 7pm. There will only be 
one large event per year. The annual three-day festival known as PhilFest, celebrates Filipino culture and 
is the largest event hosted by the Filipino Cultural Center, attracting around 1,000 attendees at a time. 
This event includes cultural exhibitions, performances, food fairs and vendors, and entertainment that 
reflect the rich traditions of the Filipino community. This event only occurs once a year and spans over a 
Friday, Saturday, and Sunday and no other events or uses will occur simultaneously on the property during 
this time. These events are in compliance with the Hillsborough EPC noise level ordinance. The unpaved 
grass filled areas within the property as well as the parking lots of Bryant Elementary School, Farnell 
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Middle School, and Nine Eagles Dental Care are leased and used for overflow parking during this event in 
order to accommodate all guests. Multiple officers are hired to direct traffic and safety. This event is once 
a year and is restricted to Friday 5pm to 11pm, Saturday 10am to 11pm, and Sunday 10am to 7pm. Large 
events shall be permitted additional offsite parking, accessed via shuttles; External parking spaces and 
shuttles not parking within the PD shall not count towards the on-site parking maximum. With the 
applicant’s proposed conditions and mitigation measures, the proposed use is consistent with policy 
direction in the Future Land Use Element relating to neighborhood protection and compatibility. 
 
The subject site does not meet Commercial Locational Criteria (CLC) as established in FLUE Objective 22. 
According to FLUE Policy 22.2 neighborhood-serving commercial uses, including office uses, can be 
considered to the maximum FAR permitted in each Future Land Use category in the following locations: 
50% of the site must front along a roadway with a context classification of suburban commercial, suburban 
town or urban general context classification in the 2040 Highway Cost Affordable Map or within 1,000 
feet of the intersection of roadways both functionally classified as a collector or arterial per the 
Hillsborough County Functional Classification Map. At least 75% of the subject property must fall within 
the specified distance (1,000 feet) from the intersection. All measurements should begin at the edge of 
the road right-of-way. The land area within this distance, as measured along both roadways, makes a 
quadrant. The closest qualifying intersection to the subject site is Race Track Road and Countryway 
Boulevard which are more than 2,500 square feet away from the subject site. Considerations involving 
land use compatibility, adequacy and availability of public services, environmental impacts, adopted 
service levels of affected roadways and other policies of the Comprehensive Plan and zoning regulations 
would carry more weight than the locational criteria in the approval of the potential commercial use. 
Commercial Locational Criteria only designates locations that could be considered, and they in no way 
guarantee the approval of a particular non-residential use. The applicant submitted a waiver for the CLC 
criteria; based upon the operating characteristics enhancing buffering to improve compatibility concerns, 
Planning Commission staff recommends the Board approve the waiver request. With the inclusion of the 
submitted waiver for the Commercial Locational Criteria and the associated justifications listed, the 
proposal meets the intent of Objective 22 and its associated policies. 
 
There are no goals or strategies outlined in the Northwest Area Community Plan that apply to this request. 
 
Overall, staff finds that the proposed use is an allowable use in the RES-2 category, is compatible with the 
existing development pattern found within the surrounding area. The proposed Planned Development 
allow for development that is consistent with the Goals, Objectives, and Policies of the Future Land Use 
Element 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 proposed conditions 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 ELEMENT 
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Urban Service Area 
 
Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area with the 
goal that at least 80% of all population growth will occur within the USA during the planning horizon of 
this Plan.  Within the Urban Service Area, Hillsborough County will not impede agriculture. Building permit 
activity and other similar measures will be used to evaluate this objective.   
 
Policy 1.4: Compatibility is defined as the characteristics of different uses or activities or design which allow 
them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development. 
 
Land Use Categories  
  
Objective 8:  The Future Land Use Map will include Land Use Categories which outline the maximum level 
of intensity or density and range of permitted land uses allowed and planned for an area.   A table of the 
land use categories and description of each category can be found in Appendix A.   
  
Policy 8.1:  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.   
 
Relationship to Land Development Regulations 
 
Objective 9: All existing and future land development regulations shall be made consistent with the 
Comprehensive Plan, and all development approvals shall be consistent with those development 
regulations as per the timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and 
consistent with Comprehensive Plan policies, land development regulations shall be designed to provide 
flexible, alternative solutions to problems.   
 
Policy 9.1: Each land use plan category shall have a set of zoning districts that may be permitted within 
that land use plan category, and development shall not be approved for zoning that is inconsistent with 
the plan. 
 
Policy 9.2: Developments must meet or exceed the requirements of all land development regulations as 
established and adopted by Hillsborough County, the state of Florida and the federal government unless 
such requirements have been previously waived by those governmental bodies. 
 
Neighborhood/Community Development 

 
Objective 16: Neighborhood Protection – The neighborhood is the functional unit of community 
development.  There is a need to protect existing, neighborhoods and communities and those that will 
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emerge in the future. To preserve, protect, and enhance neighborhoods and communities, all new 
development must conform to the following policies. 

 
Policy 16.2: Gradual transitions of intensities between different land uses shall be provided for as new 
development is proposed and approved, through the use of professional site planning, buffering, and 
screening techniques and control of specific land uses. 
 
Policy 16.3: Development and redevelopment shall be integrated with the adjacent land uses through: 
a) the creation of like uses; or 
b) creation of complementary uses; or 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections 
 
Policy 16.5:  Development of higher intensity non-residential land uses that are adjacent to established 
neighborhoods shall be restricted to collectors and arterials and to locations external to established and 
developing neighborhoods.   
 
Policy 17.7:  New development and redevelopment must mitigate the adverse noise, visual, odor and 
vibration impacts created by that development upon all adjacent land uses. 
 
COMMERCIAL-LOCATIONAL CRITERIA  
 
Objective 22: To avoid strip commercial development, locational criteria for neighborhood serving 
commercial uses shall be implemented to scale new commercial development consistent with the 
character of the areas and to the availability of public facilities and the market. 
 
Policy 22.1: The locational criteria for neighborhood serving non-residential uses in specified land uses 
categories will:  

 provide a means of ensuring appropriate neighborhood serving commercial development 
without requiring that all neighborhood commercial sites be designated on the Future Land 
Use Map; 

 establish a maximum square footage for each proposed neighborhood serving commercial 
intersection node to ensure that the scale of neighborhood serving commercial development 
defined as  convenience, neighborhood, and general types of commercial uses, is generally 
consistent with surrounding residential character; and 

 establish maximum frontages for neighborhood serving commercial uses at intersections  
ensuring that adequate access exists or can be provided. 

 
Policy 22.2: The maximum amount of neighborhood-serving commercial uses permitted in an area shall 
be consistent with the locational criteria outlined in the table and diagram below.  The table identifies the 
intersection nodes that may be considered for non-residential uses.  The locational criteria is based on the 
land use category of the property and the classification of the intersection of roadways as shown on the 
adopted Highway Cost Affordable Long Range Transportation Plan. The maximums stated in the 
table/diagram may not always be achieved, subject to FAR limitations and short range roadway 
improvements as well as other factors such as land use compatibility and environmental features of the 
site.   
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Policy 22.7: Neighborhood commercial activities that serve the daily needs of residents in areas designated 
for residential development in the Future Land Use Element shall be considered provided that these 
activities are compatible with surrounding existing and planned residential development and are 
developed in accordance with applicable development regulations, including phasing to coincide with long 
range transportation improvements.  
 
The locational criteria outlined in Policy 22.2 are not the only factors to be considered for approval of a 
neighborhood commercial or office use in a proposed activity center. Considerations involving land use 
compatibility, adequacy and availability of public services, environmental impacts, adopted service levels 
of effected roadways and other policies of the Comprehensive Plan and zoning regulations would carry 
more weight than the locational criteria in the approval of the potential neighborhood commercial use in 
an activity center.  The locational criteria would only designate locations that could be considered, and 
they in no way guarantee the approval of a particular neighborhood commercial or office use in a possible 
activity center. 
 
Policy 22.8: The Board of County Commissioners may grant a waiver to the intersection criteria for the 
location of commercial uses outlined in Policy 22.2.  The waiver would be based on the compatibility of the 
use with the surrounding area and would require a recommendation by the Planning Commission staff. 
Unique circumstances and specific findings should be identified by the staff or the Board of County 
Commissioners which would support granting a waiver to this section of the Plan. The Board of County 
Commissioners may reverse or affirm the Planning Commission staff's recommendation through their 
normal review of rezoning petitions. The waiver can only be related to the location of the neighborhood 
serving commercial or agriculturally oriented community serving commercial zoning or development.  The 
square footage requirement of the plan cannot be waived. 
 
Community Design Component (CDC) 
 
5.0 NEIGHBORHOOD LEVEL DESIGN  
5.1 COMPATIBILITY 
 
OBJECTIVE 12-1: New developments should recognize the existing community and be designed in a way 
that is compatible with the established character of the surrounding neighborhood.   
 
Policy 12-1.4: Compatibility may be achieved through the utilization of site design techniques including 
but not limited to transitions in uses, buffering, setbacks, open space and graduated height restrictions, to 
affect elements such as height, scale, mass and bulk of structures, pedestrian or vehicular traffic, 
circulation, access and parking impacts, landscaping, lighting, noise, odor and architecture. 
 
7.0 SITE DESIGN  
 
7.1 DEVELOPMENT PATTERN  
 
GOAL 17:  Develop commercial areas in a manner which enhances the County’s character and ambiance. 
 
OBJECTIVE 17-1: Facilitate patterns of site development that appear purposeful and organized.  
 
Policy 17-1.4:  Affect the design of new commercial structures to provide an organized and purposeful 
character for the whole commercial environment. 
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