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Development Services Department

Appellant: Regency Centers, L.P. Zoning: PD

Location: 2400-2578 W. Brandon Blvd., Brandon, FL; Folio 68172.0102

Summary:

The appellant is appealing the Administrator’s decision in DNC 25-0350 concerning nonconforming characteristic of 
land review status of 2400-2578 W Brandon Boulevard in Brandon and identified as tax folio number 68172.0102.

The nonconforming characteristic of land review decision was dated March 4, 2025.  The subject appeal was submitted 
on April 2, 2025, and therefore was timely filed, pursuant to LDC Section 10.05.01.C.1.

Zoning Administrator Sign Off: 
Colleen Marshall
Wed Aug 13 2025 14:22:08

ATTACHMENTS: DNC 25-0350 DETERMINATION
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NONCONFORMING CHARACTERISTIC OF LAND
REVIEW

DNC 25-0350 

1.0 REQUEST

1. A determination of nonconforming characteristic of land concerning screening requirements for receptacles 
of solid waste located on a Planned Development (PD 83-0404) zoned property developed for a retail center
use located at 2400-2578 W Brandon Boulevard and identified as Tax Folio Number 68172.0102.  

2.0 DETERMINATION

1. Legal nonconforming characteristic of land status is NOT APPROVED for the unenclosed dumpsters and 
recycling collection spaces.  

Colleen Marshall
Tue Mar  4 2025 16:19:48

___________________________________  ___03/04/25______________ 
Colleen Marshall, Executive Planner   Date
Community Development Division 
Development Services Department  

In accordance with Section 11.01.03 of the Land Development Code, nonconformity determinations may be 
appealed to the Land Use Hearing Officer within thirty (30) calendar days of the date of this decision.  Questions 
related to this determination should be directed to Sam Ball at (813) 307-1876 or BallF@HCFL.Gov



ATTACHMENTS: 
 
1. Subject Property’s Zoning Information Summary, dated February 5, 2025. 
2. Planned Development 83-0404 original conditions of approval. 
3. County Property Tax Record Shopping Center and Theater dated 2024  
4. Google Street View Images from Lake Kathy Drive dated July 2024. 
5. County Property Appraiser’s Office Record of Parcel E dated February 17, 2025 
6. Minor Modification 95-0037 staff report (truncated). 
7. March 4, 1992, Land Development Code Section 2.5.14.11 (Screening of Central Solid Waste Storage Area) 
8. County Property Appraiser’s Office Record of Parcel F dated February 17, 2025 
9. PRS 00-0858 Conditions of Approval 
 
 
  



F.O.  FINDINGS 
 
1. The subject parcel is approximately 49.16 acres in size and zoned Planned Development (PD 83-0404). 

(Attachment 1).  

2. Condition #13 of the original PD (Attachment 2) zoning approval dated December 19, 1983, stipulates that 
“All dumpsters and mechanical equipment shall be screened from public view”. 

3. The County Property Tax records submitted by the applicant and dated 2024 (Attachment 3) show that the 
shopping center and theater were constructed in 1986. 

4. Current Google Street View images show that several solid waste receptacles are not screened from Lake 
Kathy Drive (Attachment 4). 

5. The County Property Appraiser’s Office records for Parcel E show that the property was developed in 1984 
(Attachment 5). 

6. The Planned Development (83-0404) was modified in 1993 through PRS 93-0037 with Finding 2.3 as stated 
in the staff report and restated below (Attachment 6). This staff report shows condition #13 being struck 
from the recommended conditions. 

A number of conditions of the original rezoning are proposed to be revised or 
eliminated, as they are standard requirements of all development in 
unincorporated Hillsborough County, or due to changes in the proposed 
development.   

7. The March 4, 1992, edition of the Land Development Code (LDC, Mar 4, 1992) was in effect when Minor 
Modification PRS 95-0037 was applied for on December 2, 1992. Section 2.5.14.11 (Attachment 7) of the 
1992 LDC required: 

All new buildings and uses, except for single-family and two-family 
dwellings, shall provide facilities for the central storage of solid waste within 
the lot. Where such facilities are provided outside of a building, they shall be 
screened from public rights-of-way and adjacent property by and enclosure 
constructed of materials compatible with the materials on the front of the 
building wall of the main building. 

8. The requirements of Section 2.5.14.11 remained in the LDC until Section 6.03.15 was adopted as the current 
requirements for Dumpster and Recycling Collection Space on October 28, 2021. 

9. Notwithstanding PD 83-0404 modification PRS 95-0037 and the Screening requirements of the March 4, 
1992, LDC, the shopping center and theater were constructed in 1986, Parcel E was constructed in 1984, 
and all of these developments were subject to the dumpster and mechanical equipment screening 
requirements approved in 1984 as stated in condition #13. This condition will remain in effect through out 
the life of the shopping center and Parcel E. 

10. County Property Appraiser’s Office records indicate that Parcel F was developed in 2001 (Attachment 8) 
and would have been bound by the requirements of PD 83-0404 as modified through PRS 00-0858. 
Condition #12 of PRS 00-0858 requirement (Attachment 9) reads: 

Parcel F shall be limited to one building with a maximum of 5,800 square feet 
of floor area. The location and orientation of the building shall be towards 
S.R. 60 and Lake Kathy Drive. If solid waste storage (a dumpster) is provided, 
screening shall be as outlined in the Land Development Code and the facility 



shall also be located a minimum of 100 feet from the eastern property 
boundary. 

 
SUMMARY 

 The Planned Development documents, documented date of construction, and Land Development Code 
records provide sufficient evidence that the property under review and Parcel E are required to comply with 
the solid waste receptacle and mechanical equipment screening requirements of condition #13 within PD 
83-0404 that were in effect at the time the buildings were constructed between 1984 and 1986. 

 Parcel F is required to meet solid waste storage screening and placement requirements of condition #12 of 
PRS 00-0858.
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July 2024 Google Street View images of solid waste storage receptacles located behind subject 
property which are visible from Lake Kathy Drive.  
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Page 1 - 2/17/2025 1:27:43 PM

Note: This section shows Market Value, Assessed Value, Exemptions, and Taxable Value for taxing districts. Because of changes in
Florida Law, it is possible to have different assessed and taxable values on the same property. For example, the additional $25,000
Homestead Exemption and the non-homestead CAP do not apply to public schools, and the Low Income Senior Exemption only applies
to countywide and certain municipal millages.

Bob Henriquez
Hillsborough County Property Appraiser

https://www.hcpafl.org/
15th Floor County Ctr.

601 E. Kennedy Blvd, Tampa, Florida 33602-4932
Ph: (813) 272-6100

Folio: 068172-0120
Owner Information
Owner Name KC HOLDINGS OF BRANDON LLC

Mailing Address 468 W HIGHWAY 436
ALTAMONTE SPRINGS, FL  32714-4147

Site Address 2210 W BRANDON BLVD, BRANDON
PIN U-20-29-20-2DH-A00000-00002.0
Folio 068172-0120
Prior PIN
Prior Folio 068160-0000
Tax District U - UNINCORPORATED
Property Use 2101 RESTAURANT A
Plat Book/Page 60/18
Neighborhood 220001.00 | Woodberry & Cottagewood Oaks Area
Subdivision 2DH | REGENCY PARK BRANDON

Value Summary
Taxing District Market Value Assessed Value Exemptions Taxable Value
County $2,324,500 $2,166,141 $0 $2,166,141
Public Schools $2,324,500 $2,324,500 $0 $2,324,500
Municipal $2,324,500 $2,166,141 $0 $2,166,141
Other Districts $2,324,500 $2,166,141 $0 $2,166,141

Sales Information
Book / Page Instrument Month Year Type Inst Qualified or

Unqualified
Vacant or Improved Price

19153 / 1184 2009086866 12 2008 WD Qualified Improved $1,850,000
19153 / 1179 2009086865 12 2008 QC Unqualified Improved $1,850,000
9101 / 1437 98177749 06 1998 DD Unqualified Improved $3,980,000
5748 / 1127 89162984 07 1989 WD Qualified Improved $1,498,900
4368 / 0372 07 1984 WD Qualified Vacant $250,000

ATTACHMENT 6



Page 2 - 2/17/2025 1:27:43 PM

Building Information
Building 1
Type 56  | RESTAURANT
Year Built 1984
Building 1 Construction Details
Element Code Construction Detail
Class C Concrete Block
Exterior Wall 7 Masonry Frm: Stucco
Exterior Wall 9 Stone
Roof Structure 9 Rigid Frame/Barjoist
Roof Cover 4 Blt.up Tar & Gravel
Interior Walls 7 Decorative Wall Cov.
Interior Flooring 8 Carpet
Interior Flooring 7 Tile
Heat/AC 2 Central
Plumbing 4 Above Average
Condition 3 Average
Stories 1.0
Units 1.0
Wall Height 14.00

Building 1 subarea
Area Type Gross Area Heated Area Depreciated Value

BAS 6,713 6,713 $442,306
FST 250 $8,236
CAN 527 $10,410
CAN 113 $2,240
CAN 340 $6,721
UNF $0
UNF $0

Totals 7,943 6,713 $469,913

Extra Features
OB/XF
Code

Description Building Year On
Roll

Length Width Units Value

0020 ASPHALT PAVING 1 1984 0 0 50,796.00 $59,767
0060 CONCRETE PAVEMENT 1 1984 0 0 5,630.00 $16,907

Land Information
Use Code Description Zone Front Depth Land Type Total Land

Units
Land Value

OPL3 OP Class 12 PD 0.0 0.0 SF | SQUARE FEET 85,508.28 $1,765,746

Legal Description
REGENCY PARK BRANDON LOT 2 BLOCK A AND A UNDIVIDED INT IN LOT A BLK A
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Note: This section shows Market Value, Assessed Value, Exemptions, and Taxable Value for taxing districts. Because of changes in
Florida Law, it is possible to have different assessed and taxable values on the same property. For example, the additional $25,000
Homestead Exemption and the non-homestead CAP do not apply to public schools, and the Low Income Senior Exemption only applies
to countywide and certain municipal millages.

Bob Henriquez
Hillsborough County Property Appraiser

https://www.hcpafl.org/
15th Floor County Ctr.

601 E. Kennedy Blvd, Tampa, Florida 33602-4932
Ph: (813) 272-6100

Folio: 068172-0105
Owner Information
Owner Name NATIONAL RETAIL PROPERTIES INC

Mailing Address C/O KE ANDREWS
2424 RIDGE RD
ROCKWALL, TX  75087-5116

Site Address 2206 W BRANDON BLVD, BRANDON
PIN U-20-29-20-2DH-A00000-00001.2
Folio 068172-0105
Prior PIN
Prior Folio 068172-0102
Tax District U - UNINCORPORATED
Property Use 1110 1 STY STORE A
Plat Book/Page 60/18
Neighborhood 220001.00 | Woodberry & Cottagewood Oaks Area
Subdivision 2DH | REGENCY PARK BRANDON

Value Summary
Taxing District Market Value Assessed Value Exemptions Taxable Value
County $1,479,600 $1,479,600 $0 $1,479,600
Public Schools $1,479,600 $1,479,600 $0 $1,479,600
Municipal $1,479,600 $1,479,600 $0 $1,479,600
Other Districts $1,479,600 $1,479,600 $0 $1,479,600

Sales Information
Book / Page Instrument Month Year Type Inst Qualified or

Unqualified
Vacant or Improved Price

11739 / 0303 2002216930 06 2002 WD Unqualified Improved $100
11599 / 1906 2002143557 04 2002 WD Unqualified Vacant $2,356,200
10950 / 0782 2001232945 07 2001 WD Qualified Vacant $800,000
4247 / 0742 10 1983 QC Unqualified Vacant $3,000
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Building Information
Building 1
Type 35  | STORE

RETAIL
Year Built 2001
Building 1 Construction Details
Element Code Construction Detail
Class C Concrete Block
Exterior Wall 7 Masonry Frm: Stucco
Exterior Wall 8 Brick
Roof Structure 9 Rigid Frame/Barjoist
Roof Cover 4 Blt.up Tar & Gravel
Interior Walls 6 Wood Panel or Custom
Interior Flooring 8 Carpet
Interior Flooring 7 Tile
Heat/AC 2 Central
Plumbing 4 Above Average
Condition 3 Average
Stories 1.0
Units 1.0
Wall Height 20.00

Building 1 subarea
Area Type Gross Area Heated Area Depreciated Value

BAS 5,777 5,777 $820,006
CAN 133 $5,678

Totals 5,910 5,777 $825,684

Extra Features
OB/XF
Code

Description Building Year On
Roll

Length Width Units Value

0020 ASPHALT PAVING 1 2002 0 0 11,678.00 $20,740
0060 CONCRETE PAVEMENT 1 2002 0 0 1,762.00 $9,334

Land Information
Use Code Description Zone Front Depth Land Type Total Land

Units
Land Value

TF13 SR 60 Central PD 0.0 0.0 SF | SQUARE FEET 41,382.00 $705,563

Legal Description
REGENCY PARK BRANDON COMM AT SE COR LOT 1 BLK A OF REGENCY PARK-BRANDON RUN N 61 DEG 52 MIN 43 SEC W
130.32 FT TO POB THN N 61 DEG 52 MIN 43 SEC W 176.26 FT THN N 24 DEG 23 MIN 31 SEC E 249.35 FT THN S 23 DEG 23
MIN 53 SEC E 1.68 FT THN S 55 DEG 04 MIN 38 SEC E 42.59 FT THN S 70 DEG 59 MIN 46 SEC E 85.87 FT THN S 86 DEG 51
MIN 24 SEC E 16.78 FT THN S 00 DEG 06 MIN 11 SEC E 144.96 FT THN N 74 DEG 38 MIN 54 SEC W 15.26 FT THN S 59 DEG 26
MIN 02 SEC W 40.49 FT THN S 18 DEG 40 MIN 49 SEC W 99.08 FT TO POB AND A UNDIV INT IN LOT A BLK A
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