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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Todd Pressman

FLU Category: Residential-6

Service Area: Urban

Site Acreage: 0.9 MOL

Community 
Plan Area: None

Overlay: None

Introduction Summary:
This application consists of two parcels totaling .90 acres within PD 06-1564. The applicant requests a modification of 
the use to allow two options, 1) 2 food trucks and a 1,236-sf commercial building with use exclusions. 2) Maximum of 
6,328 sf commercial building with the same use exclusions. The proposed commercial uses for both options include 
all CG and CN uses, except the following excluded uses for both options: any/all vehicular sales or rentals, adult uses, 
convenience stores with or without gas pumps, neighborhood, minor, or major vehicle service and/or repair, all 
restaurants with or without drive-through facilities, pharmacy with drive-through facilities, coffee/donut shop with 
drive-through facilities, bank/credit union, billiard and pool parlors, bars, taverns, or night clubs, marijuana 
dispensary, gun stores, liquor stores, service stations, vehicle parts sales, bus terminal, banquet and reception halls, 
car wash facilities, gasoline sales and service, shopping centers, wedding chapel, public, private, or charter schools, 
child care center, church/synagogue, hotels and motels, and public parks. The remaining three parcels of PD 06-1564 
will have no changes to their entitlements. 

Existing Approval(s): Proposed Modification(s):

3,500 square-foot dry cleaners use
Add two options: 1) 2 food trucks and 1,236-sf of limited 
CN and CG zoning district uses 2) Maximum of 6,328 sf of 
limited CN and CG zoning district uses

Additional Information:

PD Variation(s): LDC Part 6.06.00 (Landscaping/Buffering)

Waiver(s) to the Land Development Code: None Requested as part of this application

Planning Commission Recommendation:
Inconsistent

Development Services Recommendation:
Not Supportable
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

 

Context of Surrounding Area: 
 
The 0.9-acre property is comprised of two parcels and is generally located at the southwest corner of Livingston 
Avenue and Sinclair Hills Road. The property is in the Urban Service Area and is not within the limits of any 
community plan. The surrounding area is predominantly a mixture of single-family and multi-family residential and 
commercial. To the north across Sinclair Hills Road is single-family residential and a gas station with convenience 
store. Adjacent to the south is single-family residential. To the east across Livingston Avenue is multi-family 
residential. To the west across North 24th Street is single-family residential.  
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.2 Future Land Use Map 

 

 

Subject Site Future Land Use Category: Residential-6 (RES-6) 

Maximum Density/F.A.R.: 6 du/ga; 0.25 F.A.R. 

Typical Uses: 
 
Agricultural, residential, neighborhood commercial, office uses, multi-
purpose projects and mixed-use development. 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Immediate Area Map 

 
Adjacent Zonings and Uses 

 

Location: 

 

Zoning: 

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District: 

 

Allowable Use: 

 

Existing Use: 

 
North 

 
RSC-6,  

PD 79-0092 

 
 

 RSC-6: 6 du/ga,    
PD: 0.27 F.A.R.       

 
RSC-6: Single-
Family 
Residential, 
PD: Gas 
Station 
Convenience 
Store 

 
RSC-6: Single-Family 

Residential,  
PD: Gas Station 

Convenience Store 

South AS-1, PD 06-
1564 

AS-1: 1 du/ga,  

PD: 0.18 F.A.R. 

AS-1: Single-Family 
Residential,  

PD: Commercial 

AS-1 & PD: Single-
Family Residential 

 
East 

 
RMC-12 

 
12 du/ga 

 
Multi-Family Residential 

 
Multi-Family 
Residential 

 
West 

 
AS-1 

 
1 du/ga 

 
Single-Family 
Residential 

Single-Family 
Residential 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Approved Site Plan (partial provided below for size and orientation purposes. See Section 8.1 for full site plan)  
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.5.1 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)  
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2.5.2 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)  
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  

Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

Livingston Ave. 
County 
Arterial - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
☐ Site Access Improvements  
☐ Substandard Road Improvements  
☐ Other   

Sinclair Hills Rd. 
County 
Collector - 
Rural 

2 Lanes 
 Substandard Road 
 Sufficient ROW Width 

☐ Corridor Preservation Plan 
☐ Site Access Improvements  
☐ Substandard Road Improvements  

 Other - TBD 

 Choose an 
item. 

Choose an item. Lanes 
☐ Substandard Road 

 Sufficient ROW Width 

☐ Corridor Preservation Plan 
☐ Site Access Improvements  
☐ Substandard Road Improvements  
☐ Other 

 Choose an 
item. 

Choose an item. Lanes 
☐Substandard Road 
☐Sufficient ROW Width 

☐ Corridor Preservation Plan  
☐ Site Access Improvements  
☐ Substandard Road Improvements  
☐ Other 

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 1,638 93 154 
Proposed 2,483 100 203 
Difference (+/-) (+) 845 (+) 7 (+) 49 
*Trips reported are based on gross external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North X Pedestrian & 
Vehicular 

None Meets LDC 

South  None None Meets LDC 

East X Pedestrian & 
Vehicular 

None Meets LDC 

West  None None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 

Sinclair Hills Rd./ Access Spacing Administrative Variance 
Requested 

Approvable 

Sinclair Hills Rd./ Substandard Rd. Administrative Variance 
Requested 

Approvable 



APPLICATION NUMBER: MM 24-1141 
ZHM HEARING DATE: February 18, 2025 
BOCC LUM MEETING DATE: April 8, 2025 Case Reviewer: Chris Grandlienard, AICP   

  

Page 9 of 40 

 
4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY      
 

 Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
☐ No 

 Yes 
 No  

 Yes 
 No 

No Wetlands Present 

Environmental Services  Yes 
☐ No 

 Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Natural Resources ☒ Yes 
☐  No 

☐ Yes 
☒ No 

☒ Yes 
☐ No 

 

Check if Applicable: 
 Wetlands/Other Surface Waters         
 Wellhead Protection Area                       

☐ Surface Water Resource Protection Area  

 Potable Water Wellfield Protection Area 
 Coastal High Hazard Area 
 Urban/Suburban/Rural Scenic Corridor 
 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 

Offsite improvements 
are to be determined 
at the time of 
plat/site/construction 
plan approval. 

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  
(Various use types allowed. Estimates are a sample of potential development) 
Retail - Shopping Center          Discount Store, Free standing 
(Per 1,000 s.f.)                            (Per 1,000 s.f.) 
Mobility: $13,562.00                 Mobility: $13,530.00 
Fire: $313.00                              Fire: $313.00 
 
Home Improvement               Gen Office                                            Mini-Warehouse 
(Per 1,000 s.f.)                         (Per 1,000 s.f.)                                      (Per 1,000 s.f.) 
Mobility: $8,242.00                Mobility: $8,336.00                            Mobility: $725.00 
Fire: $313.00                            Fire: $158.00                                        Fire: $32.00 

 Choose an item. Choose an item. 
 Choose an item. Choose an item. 
Notes: 
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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 

See Planning 
Commission Report 

 
5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility 
 
This application consists of two parcels totaling .90 acres that are zoned PD 06-1564 to allow a 3,500 square-foot dry 
cleaners along with a retention area. The applicant requests a modification of the use to allow two options, 1) 2 food 
trucks and a 1,236-sf commercial building with use exclusions. 2) Maximum of 6,328 sf commercial building with the 
same use exclusions. The proposed commercial uses for both options include all CG and CN uses, except the following 
excluded uses for both options: any/all vehicular sales or rentals, adult uses, convenience stores with or without gas 
pumps,  neighborhood, minor, or major vehicle service and/or repair, all restaurants with or without drive-through 
facilities, pharmacy with drive-through facilities, coffee/donut shop with drive-through facilities, bank/credit union, 
billiard and pool parlors, bars, taverns, or night clubs, marijuana dispensary, gun stores, liquor stores, service stations, 
vehicle parts sales, bus terminal, banquet and reception halls, car wash facilities, gasoline sales and service, shopping 
centers, wedding chapel, public, private, or charter schools, child care center, church/synagogue, hotels and motels, 
and public parks. The remaining three parcels of PD 06-1564 will have no changes to their entitlements.   
 
The property comprised of two parcels is generally located at the southwest corner of Livingston Avenue and Sinclair 
Hills Road. The property is in the Urban Service Area and is not within the limits of any community plan. The 
surrounding area is predominantly a mixture of single-family and multi-family residential and commercial. To the north 
across Sinclair Hills Road is single-family residential and a gas station with convenience store. Adjacent to the south is 
single-family residential. To the east across Livingston Avenue is multi-family residential. To the west across North 24th 
Street is single-family residential. The subject property is designated Residential-6 (RES-6) on the Future Land Use map. 
The Planning Commission finds the proposed use inconsistent with the Comprehensive Plan.  
 
The proposed modification in option 1 would allow 2 food trucks within close proximity to residential. In addition, the 
applicant has requested a variation that would reduce the 20-foot-wide required buffer next to a food truck to the 
west to a 5-foot-wide buffer and a 15-foot-wide buffer. These proposed reduced buffers are directly adjacent to a 
single-family residence zoned AS-1 to the south. The variation requested in option 2 also reduces the 20-foot-wide 
required buffer to the south residential to a 10-foot-wide buffer and 15-foot-wide buffer. This would not provide 
adequate buffering of possible noise and disruptions from the business to residential.  
 
The modification from a 3,500 square-foot dry cleaners use to two options, 1) 2 food trucks and a 1,236-sf commercial 
building with use exclusions. 2) Maximum of 6,328 sf commercial building with the same use exclusions would not be 
consistent with the existing residential zoning pattern of the area.  
 
5.2 Recommendation      
Based on the above considerations, staff finds the request NOT supportable. 
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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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6.0 PROPOSED CONDITIONS 
 
n/a 
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7.0 ADDITIONAL INFORMATION 
  
The applicant has requested six PD Variations to LDC Section 6.06.06., three for each option.  
 
Option 1 
 

1. A 20-foot-wide buffer with Type B screening is required along the south property line where abutting the AS-1 
zoned residential to the south. 
 
The applicant is requesting a variation from LDC Section 6.06.06 within proximity of the food truck to the south 
to allow a 5-foot-wide buffer with Type B screening that is 31 length feet. 

      
2. A 20-foot-wide buffer with Type B screening is required along the south property line where abutting the AS-1 

zoned residential to the south. 
 
The applicant is requesting a variation from LDC Section 6.06.06 for the remaining length of the property line 
to the south to allow a 15-foot-wide buffer with Type B screening that is 194 length feet.  
 

3. An 8-foot-wide right of way buffer is required to the north property line towards Sinclair Hills Road. 
 
The applicant is requesting a variation from LDC Section 6.06.06 to allow a 6-foot-wide right of way buffer 
towards Sinclair Hills Road to the north that is 242 length feet.  

 
Option 2 
 

4. A 20-foot-wide buffer with Type B screening is required along the south property line where abutting the AS-1 
zoned residential to the south. 
 
The applicant is requesting a variation from LDC Section 6.06.06 to allow a 10-foot-wide buffer to the south 
with Type B screening that is 120 length feet. 

 
5. A 20-foot-wide buffer with Type B screening is required along the south property line where abutting the AS-1 

zoned residential to the south. 
 

The applicant is requesting a variation from LDC Section 6.06.06 to allow a 15-foot-wide buffer to the south 
with Type B screening that is 105 length feet. 

 
6. An 8-foot-wide right of way buffer is required to the north property line towards Sinclair Hills Road. 

 
The applicant is requesting a variation from LDC Section 6.06.06 to allow a 6-foot-wide right of way buffer 
towards Sinclair Hills Road to the north that is 242 length feet.  
 

 
Staff opposes these PD variation requests, as they would not provide sufficient buffering to protect residential areas from 
potential noise and disruptions caused by the commercial activities.  
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8.0 SITE PLANS (FULL) 

8.1 Approved Site Plans (Full) 
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8.0 SITE PLANS (FULL) 

8.2.1 Proposed Site Plan (Full) 
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8.0 SITE PLANS (FULL) 

8.2.2 Proposed Site Plan (Full) 
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8.0 SITE PLANS (FULL) 

8.2.3 Proposed Site Plan (Full) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 
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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: February 18, 2025

Report Prepared:  February 7, 2025

Case Number: MM 24-1141

Folio(s): 34497.0000 & 34476.0000

General Location:  South of Sinclair Hills Road, 
east of North 24th Street and west of Livingston 
Avenue

Comprehensive Plan Finding INCONSISTENT

Adopted Future Land Use Residential-6 (6 du/ga; 0.25 FAR)

Service Area Urban 

Community Plan(s) N/A

Rezoning Request Major Modification (MM) to allow either two 
food trucks and a 1,236 square feet commercial 
building or a maximum of a 6,328 square feet 
commercial building, both with commercial use 
exclusions

Parcel Size 0.89 ± acres

Street Functional Classification Sinclair Hills Road – County Collector
North 24th Street – Local
Livingston Avenue – County Arterial

Commercial Locational Criteria Does not meet; waiver request submitted

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Evacuation Area 
 

 
N/A 

 
 

 
Staff Analysis of Goals, Objectives and Policies: 
The 0.89 ± acre subject site is located south of Sinclair Hills Road, east of North 24th Street and west of 
Livingston Avenue. The site is in the Urban Service Area and not within the limits of any Community Plan. 
The applicant is requesting a Major Modification (MM) to Planned Development (PD) 06-1564 to allow 
either two food trucks and a 1,236 square feet commercial building or a maximum of a 6,328 square feet 
commercial building, both with commercial use exclusions. According to the revised request, which was 
uploaded into Optix on February 2, 2025, the applicant is removing part of the existing and approved 
Planned Development for the proposed Modification. The following three folios of the original PD 
(34478.0000, 34479.0000 and 34480.0000) remain intact and are not a part of this request.  
 
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 subject site currently has vacant land and light commercial uses. While there is a light commercial use 
to the north across Sinclair Hills Road, single-family uses surround the subject site on all sides. Multi-family 
uses are to the east across Livingston Avenue and to the north across Sinclair Hills Road. The proposal 
would not be consistent with FLUE Objective 1 and FLUE Policy 1.4. 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-6 

 
PD  

 
Light Commercial + Vacant 

Land 
 

North Residential-20 PD + RSC-6 + RMC-
16  

Single Family Residential + 
Light Commercial + Multi-

Family Residential 
 

 

South Residential-6 PD + AS-1  Single Family Residential + 
Vacant Land  

East Residential-12 RMC-12  Multi-Family Residential  
  

West Residential-6 AS-1  Single Family Residential   
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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 
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-6 (RES-6) Future Land Use category. The RES-6 Future Land Use category 
allows for the consideration of residential, suburban scale neighborhood commercial, office uses, multi-
purpose projects and mixed-use development. Non-residential uses are required to meet Commercial 
Locational Criteria.   
 
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). However, at the time of 
uploading this report, Transportation comments were not yet available in Optix and thus were not taken 
into consideration for analysis of this request. 
 
The proposal does not meet the intent of FLUE Objective 16 and its accompanying policies 16.2 and 16.5 
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 is comprised mostly of residential 
developments. Single family uses are directly south, to the west across North 24th Street and to the north 
across Sinclair Hills Road. Multi-family uses are also to the north and to the east across Livingston Avenue. 
The proposed request does not align with the residential character of the surrounding area and presents 
significant compatibility concerns, which is inconsistent with FLUE Objective 16 and its accompanying 
policies related to neighborhood protection.  
 
FLUE Policy 16.2 states that 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. There should be a gradual transition 
of intensities between the different land uses given the residential uses around the subject site. FLUE 
Policy 16.5 directs development of higher intensity non-residential land uses to be restricted to locations 
external to established and developing neighborhoods. The Major Modification would cause development 
that is not compatible with the surrounding area, rendering the request inconsistent with this adopted 
policy direction. 
 
The subject site does not meet Commercial Locational Criteria (CLC). According to FLUE Policy 22.2, a site 
in the RES-6 Future Land Use category must be within 300 feet of a qualifying intersection that includes a 
two-lane roadway. The closest qualifying intersection to the subject site is Livingston, a two-lane County 
Arterial roadway and Bearss Avenue, a two-lane County Arterial roadway. The distance from the subject 
site and the closest qualifying intersection is roughly 3,900 feet as opposed to the required 300 feet, and 
therefore the site does not meet CLC. FLUE Policy 22.7 notes that meeting Commercial Locational Criteria 
is not the only factor to be taken into consideration when granting approval for an application. 
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 
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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 
300-feet measurement requirement demonstrates the scale of development expected for the Rural Area 
and the proposed MM  would not be in scale with the area. This site is located approximately 3,900 feet 
away from the nearest major intersection with significant compatibility concerns and therefore is 
inconsistent with FLUE Objective 22 and its accompanying policies. In addition, per FLUE Policy 22.8, an 
applicant may submit a request to waive the CLC criteria.  The applicant provided a CLC waiver for the 
proposal. However, staff has not determined any unique circumstances that would warrant a waiver to 
Commercial Locational Criteria.  Planning Commission recommends that the Board of County 
Commissioners deny the waiver request based upon this information.   
 
Overall, staff finds that the proposed Major Modification is not compatible with the existing development 
pattern found within the surrounding area and does not meet Commercial Locational Criteria. The 
proposed Major Modification would allow for development that is not 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 Major Modification INCONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan. 
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE ELEMENT 
 
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.   
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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 
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. 
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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.   
 
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 



MM 24-1141 7 
 

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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