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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: December 16, 2024

Report Prepared: December 5, 2024

Case Number: RZ 24-1297

Folio(s): 24661.5000, 24661.0300

General Location:  North of Waters Avenue, west 
of Armenia Avenue and east of Paddock Avenue

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Residential-6 (6 du/ga; .25 FAR)

Service Area Urban

Community Plan(s) None

Rezoning Request Rezone from RSC-6 to RDSC-6 to allow for the 
development of a duplex

Parcel Size +/- 0.43 acres

Street Functional Classification Waters Avenue – County Arterial
Armenia Avenue – County Collector
Paddock Avenue – Local

Commercial Locational Criteria N/A

Evacuation Area None

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 0.43 ± acre subject site is located north of Waters Avenue, west of Armenia Avenue and east of 
Paddock Avenue. The site is located within the Urban Service Area and is not located within a Community 
Plan. The applicant is requesting to rezone the subject property from Residential Single Family 
Conventional (RSC-6) to Residential Duplex Conventional (RDSC-6) to allow for the development of a 
duplex.  
 
The site has a Future Land Use designation of Residential-6 (RES-6), which allows for consideration of up 
to 6.0 dwelling units per gross acre and a maximum Floor Area Ratio (FAR) of 0.25. The RES-6 Future Land 
Use is intended to designate areas that are suitable for residential, suburban scale neighborhood 
commercial, office uses, multi-purpose projects and mixed-use development. Nonresidential uses shall 
meet established locational criteria for specific land use. 
 
The proposal meets the intent of Objective 1 and Policy 1.4 of the Future Land Use Element of the 
Comprehensive Plan (FLUE) by providing residential use within the USA where 80 percent of future growth 
is to be directed. The proposal meets the compatibility requirements of Policy 1.4 as the character of the 
area contains a wide variety of uses. The subject currently has vacant land use. Additional residential uses 
exist further north and west of the subject site. 
 
Per FLUE Objective 8, the Future Land Use categories outline the maximum level of intensity or density, 
and range of permitted land uses allowed in each category. RES-6 allows a maximum consideration of up 
to 0.25 FAR, or up to 6.0 dwelling units/gross acre. Currently, on the subject site of ± 0.43 acres (0.43 x 6) 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-6 

 
RSC-6  Vacant  

North Residential-6 RSC-6  Single Family / Mobile 
Home  

South Residential-6 CN  Light Commercial  

East Residential-6 RSC-6  Light Commercial  

West Residential-6 
 RSC-6  Mobile Home Park  
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up to two dwelling units can be considered. Therefore, the density of the proposal is consistent with 
Objective 8. 
 
The proposed rezoning meets the intent of the Neighborhood Protection Policies of FLUE 
Objective 16 and its accompanying Policies 16.1, 16.2, 16.3, 16.8, and 16.10 The development pattern of 
the surrounding area shows several residential units. The proposed rezoning would reflect a development 
pattern that is consistent with the character pattern of the surrounding area. 
 
The Community Design Component (CDC) in the Future Land Use Element provides guidance on 
residential developments. Goal 8 encourages the preservation of existing suburban uses as viable 
residential alternatives to urban and rural areas. Goal 12 and Objective 12-1 seek to facilitate patterns of 
development that are both compatible and related to the predominate character of their surroundings. A 
rezoning to allow the development of a duplex would be consistent with policy direction.  
 
The Comprehensive Plan requires that all developments meet or exceed the land development 
regulations in Hillsborough County (FLUE Objective 9, FLUE Policy 9.1 and FLUE Policy 9.2). At the time of 
uploading this report, Transportation comments located in Optix indicated that there were no objections, 
therefore the proposed rezoning is consistent with this policy direction. 
 
Overall, staff find that the proposed use is an allowable use in the RES-6 and is compatible with the existing 
development pattern found within the surrounding area. The proposed rezoning would 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 rezoning CONSISTENT with the Unincorporated Hillsborough County 
Comprehensive Plan subject to the conditions set by the Developmental Services Department. 
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE ELEMENT 
 

Urban Service Area (USA) 

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. 
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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 use 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 a functional unit of community development.  
There is a need to protect existing neighborhoods and communities and those that will emerge in the future. 
To preserve, protect and enhance neighborhoods and communities, all new development must conform to 
the following policies. 
 
Policy 16.1: Established and planned neighborhoods and communities shall be protected by 
restricting incompatible land uses through mechanisms such as: 
a) locational criteria for the placement of non-residential uses as identified in this 
Plan, 
b) limiting commercial development in residential land use categories to 
neighborhood scale; 
c) requiring buffer areas and screening devices between unlike land uses; 
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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 16.8: The overall density and lot sizes of new residential projects shall reflect the character of the 
surrounding area, recognizing the choice of lifestyles described in this Plan. 
 
Policy 16.10: Any density increase shall be compatible with existing, proposed or planned 
surrounding development. 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. 
 
Community Design Component (CDC) 
 
4.2 SUBURBAN RESIDENTIAL CHARACTER 
 
GOAL 8: Preserve existing suburban uses as viable residential alternatives to urban and rural 
areas. 
 
4.3 COMMERCIAL CHARACTER 
 
GOAL 9:  Evaluate the creation of commercial design standards in a scale and design that complements 
the character of the community. 
 
Policy 9-1.2: Avoid “strip development patterns for commercial uses” 
 
5.0 NEIGHBORHOOD LEVEL DESIGN  
5.1 COMPATIBILITY 
 
GOAL 12: Design neighborhoods which are related to the predominant character of the 
surroundings. 
 
OBJECTIVE 12-1: New developments should recognize the existing community and be designed in a way 
that is compatible (as defined in FLUE policy 1.4) 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 
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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. 
 
ENVIRONMENTAL & SUSTAINABILITY SECTION 
 
COMMERCIAL-LOCATIONAL CRITERIA 
 
LIVABLE COMMUNITIES ELEMENT: No Community Plan 



W
 W

at
er

s 
Av

e

N Armenia Ave

N Habana Ave

W
 S

itk
a 

St

May St

N Gomez Ave

N Paddock Ave

Twin Lakes Blvd

Claonia St

W
 H

um
ph

re
y 

St

W
 B

ird
 S

t

W
es

th
ig

h 
Av

e

Xa
nt

hu
s 

S
t

W
 S

ilv
er

 L
ak

e 
Av

e

Palma Vista Ln

May Cir

W
 J

un
ea

u 
St

W
 A

ub
ur

n 
Av

e

LagoVistaDr

M
on

ic
a 

C
t

Le
ig

ht
on

 D
r

Oren Ave

W
 R

os
e 

H
ill 

Av
e

N Saint Peter Ave

Villa Square Ct

Bu
rts

 A
ve

W
Ar

ct
ic

StRedwood Ct

An
tig

ua
Ln

Pa
lm

er
as

 C
t

W
 S

itk
a 

St

W
Ju

ne
au

St

W
 S

itk
a 

St

W
 B

ird
 S

t

N Saint Peter Ave

W
 A

rc
tic

 S
t

24
-1

29
7

H
IL

LS
B

O
R

O
U

G
H

 C
O

U
N

TY
FU

TU
R

E 
LA

N
D

 U
SE

RZ
  2

4-
12

97

D
AT

A 
S

O
U

R
C

ES
:  

R
ez

on
in

g 
bo

un
da

rie
s 

fro
m

 T
he

 P
la

nn
in

g
 C

om
m

is
si

on
 a

nd
 a

re
 n

ot
 o

ffi
ci

al
. P

ar
ce

l l
in

es
 a

nd
 d

at
a 

fro
m

 H
ills

bo
ro

ug
h 

C
ou

nt
y 

P
ro

pe
rty

 A
pp

ra
is

er
.

R
EP

R
O

D
U

C
TI

O
N

:  
Th

is
 s

he
et

 m
ay

 n
ot

 b
e 

re
pr

od
uc

ed
 in

 p
ar

t o
r f

ul
l f

or
sa

le
 to

 a
ny

on
e 

w
ith

ou
t s

pe
ci

fic
 a

pp
ro

va
l o

f t
he

 H
ill

sb
or

ou
gh

 C
ou

nt
y

C
ity

-C
ou

nt
y 

P
la

nn
in

g 
C

om
m

is
si

on
.

AC
C

U
R

AC
Y

:  
It 

is
 in

te
nd

ed
 th

at
 th

e
ac

cu
ra

cy
 o

f t
he

 b
as

e 
m

ap
 c

om
pl

y 
w

ith
 U

.S
. n

at
io

na
l m

ap
 a

cc
ur

ac
y

st
an

da
rd

s.
 H

ow
ev

er
, s

uc
h 

ac
cu

ra
cy

 is
 n

ot
 g

ua
ra

nt
ee

d 
by

 th
e

H
ills

bo
ro

ug
h 

C
ou

nt
y 

C
ity

-C
ou

nt
y 

Pl
an

ni
ng

 C
om

m
is

si
on

.  
Th

is
 m

ap
 is

fo
r i

llu
st

ra
tiv

e 
pu

rp
os

es
 o

nl
y.

  F
or

 th
e 

m
os

t c
ur

re
nt

 d
at

a 
an

d
in

fo
rm

at
io

n,
 s

ee
 th

e 
ap

pr
op

ria
te

 s
ou

rc
e.

0
27

5
55

0
82

5
1,

10
0 Fe

et

μ

Re
zo

ni
ng

s
<a

ll 
ot

he
r v

al
ue

s>

ST
AT

U
S

AP
P

R
O

VE
D

C
O

N
TI

N
U

ED

D
EN

IE
D

W
IT

H
D

R
AW

N

PE
N

D
IN

G

Ta
m

pa
 S

er
vi

ce
 A

re
a

U
rb

an
 S

er
vi

ce
 A

re
a

Sh
or

el
in

e

C
ou

nt
y 

Bo
un

da
ry

Ju
ris

di
ct

io
n 

B
ou

nd
ar

y

R
oa

ds

Pa
rc

el
s

AG
R

IC
U

LT
U

R
A

L/
M

IN
IN

G
-1

/2
0 

(.2
5 

FA
R

)

PE
C

 P
LA

N
N

E
D

 E
N

V
IR

O
N

M
E

N
TA

L 
C

O
M

M
U

N
IT

Y-
1/

2 
(.2

5 
FA

R
)

AG
R

IC
U

LT
U

R
A

L-
1/

10
 (.

25
 F

AR
)

AG
R

IC
U

LT
U

R
A

L/
R

U
R

AL
-1

/5
 (.

25
 F

AR
)

AG
R

IC
U

LT
U

R
A

L 
ES

TA
TE

-1
/2

.5
 (.

25
 F

A
R

)

R
ES

ID
EN

TI
A

L-
1 

(.2
5 

FA
R

)

R
ES

ID
EN

TI
A

L-
2 

(.2
5 

FA
R

)

R
ES

ID
EN

TI
A

L 
P

LA
N

N
ED

-2
 (.

35
 F

A
R

)

R
ES

ID
EN

TI
A

L-
4 

(.2
5 

FA
R

)

R
ES

ID
EN

TI
A

L-
6 

(.2
5 

FA
R

)

R
ES

ID
EN

TI
A

L-
9 

(.3
5 

FA
R

)

R
ES

ID
EN

TI
A

L-
12

 (.
35

 F
AR

)

R
ES

ID
EN

TI
A

L-
16

 (.
35

 F
AR

)

R
ES

ID
EN

TI
A

L-
20

 (.
35

 F
AR

)

R
ES

ID
EN

TI
A

L-
35

 (1
.0

 F
AR

)

N
EI

G
H

BO
R

H
O

O
D

 M
IX

E
D

 U
S

E-
4 

(3
) (

.3
5 

FA
R

)

SU
B

U
R

BA
N

 M
IX

ED
 U

S
E-

6 
(.3

5 
FA

R
)

C
O

M
M

U
N

IT
Y 

M
IX

ED
 U

S
E-

12
 (.

50
 F

A
R

)

U
R

B
AN

 M
IX

E
D

 U
SE

-2
0 

(1
.0

 F
AR

)

R
EG

IO
N

A
L 

M
IX

ED
 U

S
E-

35
 (2

.0
 F

A
R

)

IN
N

O
VA

TI
O

N
 C

O
R

R
ID

O
R

 M
IX

E
D

 U
SE

-3
5 

(2
.0

 F
AR

)

O
FF

IC
E

 C
O

M
M

E
R

C
IA

L-
20

 (.
75

 F
AR

)

R
ES

EA
R

C
H

 C
O

R
PO

R
AT

E 
PA

R
K 

(1
.0

 F
AR

)

EN
E

R
G

Y 
IN

D
U

ST
R

IA
L 

PA
R

K 
(.5

0 
FA

R
 U

SE
S 

O
TH

ER
 T

H
A

N
 R

ET
A

IL
, .

25
FA

R
 R

E
TA

IL
/C

O
M

M
E

R
C

E)

LI
G

H
T 

IN
D

U
ST

R
IA

L 
PL

AN
N

E
D

 (.
75

 F
AR

)

LI
G

H
T 

IN
D

U
ST

R
IA

L 
(.7

5 
FA

R
)

H
EA

VY
 IN

D
U

ST
R

IA
L 

(.7
5 

FA
R

)

PU
B

LI
C

/Q
U

A
SI

-P
U

B
LI

C

N
AT

U
R

A
L 

PR
ES

ER
VA

TI
O

N

W
IM

AU
M

A 
VI

LL
A

G
E

 R
E

SI
D

E
N

TI
AL

-2
 (.

25
 F

AR
)

C
IT

R
U

S 
PA

R
K

 V
IL

LA
G

E

M
ap

 P
rin

te
d 

fro
m

 R
ez

on
in

g 
S

ys
te

m
:  

9/
25

/2
02

4

A
ut

ho
r: 

B
ev

er
ly

 F
. D

an
ie

ls

Fi
le

: G
:\R

ez
on

in
gS

ys
te

m
\M

ap
P

ro
je

ct
s\

H
C

\G
re

g_
hc

R
ez

on
in

g 
- C

op
y.

m
xd


	24-1297 S Rep.pdf
	24-1297 PC.pdf

