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1.0 APPLICATION SUMMARY

Applicant: William J. Molloy

FLU Category: R-4

Service Area: Urban

Site Acreage: 2.31

Community 
Plan Area: Gibsonton

Overlay: None

Introduction Summary:
Change from RSB to CG (R) in order to allow for a contractor’s office without outdoor storage to operate on a 2.31 
acre lot located at 7510 Gibsonton Drive.

Zoning: Existing Proposed
District(s) RSB CG (R)

Typical General Use(s) Show Business: Business and 
Residential Uses Contractor’s Office without Open Storage

Acreage 2.31 2.31

Density/Intensity 4 DU per GA/0.25 FAR 0 DU per GA/0.25 FAR

Mathematical Maximum* 9 units/100,439 SF 0 DUs/100,439 SF
*number represents a pre-development approximation 

Development Standards: Existing Proposed
District(s) RSB CG (R)
Lot Size / Lot Width 7000 sf / 70’ 10,000 sf / 75’ 

Setbacks/Buffering and 
Screening

25’ Front
10’ Rear
25’ Sides

30’ Front
20’ / B Rear
20’ / B Side

Height 30’ 50’ 

Additional Information:

PD Variation(s) None requested as part of this application

Waiver(s) to the Land Development Code
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Planning Commission Recommendation:
Inconsistent

Development Services Recommendation:
Not supportable

2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Context of Surrounding Area: The property abuts RSB zoning with show business residential and business use to the 
west and RSB zoning with a business use to the east.  The properties to the north are zoned AS-1 and are developed 
for single family use on lots ranging from approximately. The properties to the south are zoned PD and RSC-6 and are 
developed for residential use. The neighboring properties on the north side of Gibsonton Drive are predominantly 
designated Residential-4 and the properties on the south side of Gibsonton Drive are designated Residential-6 on the 
Future Land Use Map. The closest CG zoned property, located on the opposite side of Gibsonton Drive approximately 
210 feet to the southeast, has an underlying R-6 Future Land Use Map designation, is also zoned RSC-6 on 
approximately one-third of the property, and is developed for single-family use.
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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: R-4 (Residential-4)

Maximum Density/F.A.R.: 4.0 DU per GA/ 0.25 F.A.R.

Typical Uses: Residential, suburban scale neighborhood commercial, office uses, and 
multi-purpose projects. 
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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 

Allowable Use: Existing Use:

North AS-1 1.0 du/ga Agriculture and Single-Family 
Detached Homes Single-Family Detached

South PD 06-0121 3.15 du/ga Single-Family Detached Homes Single-Family Detached

East RSB 4.0 du/ga
Repair, Construction and Open 
Storage of Show Business Sets, 

Equipment and Vehicles

Repair, Construction and Open 
Storage of Show Business Sets, 

Equipment and Vehicles

West RSB 4.0 du/ga

Single-Family Dwelling; the Repair, 
Construction and Open Storage of 

Show Business Sets, Equipment 
and Vehicles

Residential, Repair, 
Construction and Open 

Storage of Show Business Sets, 
Equipment and Vehicles
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT)  
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

Gibsonton Drive County Arterial 
- Urban 

4 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Project Trip Generation 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 167 23 26 
Proposed 3,765 153 120 
Difference (+/1) +3,598 +130 +94 
*Trips reported are based on net new external trips unless otherwise noted. 

2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)  
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Connectivity and Cross Access   Not applicable for this request 

Project Boundary Primary Access 
Additional 

Connectivity/Access Cross Access Finding 
North  None None Meets LDC 
South  None None Meets LDC 
East  None 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 
   
   
Notes: 

 
4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No See Section 7 

Natural Resources  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

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

Credit        
 Wellhead Protection Area                       
 Surface Water Resource Protection Area  

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

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 
N/A 

 

Service Area/ Water & Wastewater 
Urban       City of Tampa  
Rural        City of Temple Terrace  

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

Connection to the 
County’s potable water 
and wastewater 
systems is required. 
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Water distribution 
improvements will 
need to be completed 
prior to connection to 
the County’s water 
system. 

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 

No comment provided as 
maximum density does 
not meet school 
concurrency thresholds.” 
 

Impact/Mobility Fees 

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 

Inconsistent with the 
Gibsonton Community 
Plan Signature Corridor 
Strategy. 

 
5.0 IMPLEMENTATION RECOMMENDATIONS 
 
5.1 Compatibility  

The subject property covers approximately 2.31 acres and has a one-story building with 3,000 square feet. The 
applicant is offering to restrict the use to a contractor’s office without outdoor storage. 

The Planning Commission noted compatibility concerns regarding the proposed rezoning because the site is does 
not meet Commercial Locational Criteria as neither Alafia nor Gloria Street are listed in the 2040 Cost Affordable 
Map. The applicant requested a waiver to Locational Criteria. However, as per the Gibsonton Community Plan, 
Gibsonton Drive is envisioned to be a signature corridor and developed with small business, professional office and 
specialty neighborhood retail uses. The proposed Contractor’s Office would be inconsistent with the Signature 
Corridor Strategy of Goal 4b of Gibsonton Community Plan as stated below. 

“Designate Gibsonton Drive as a “signature corridor” to encourage small scale 
business development and beautification.” 

“Prepare and carry-out a redevelopment plan for residential properties having 
frontage along Gibsonton Drive to allow small business, professional office and 
specialty neighborhood retail uses. Develop a special zoning district and/or 
specific criteria that support rather than obstruct small businesses and offices 
along Gibsonton Drive. Incorporate a minimum standard of landscaping 
consistent with Gibsonton Drive’s “signature corridor” status for office and 
special retail-oriented development.” 

The subject property fronts a 4-lane arterial roadway with approximately 100 feet of right-of-way and is situated 
among multiple uses within the immediate area. The adjoining properties to the east and west are approximately 
2.25 acres each and are used for residential, show business purposes with a significant portion of the properties 
being used for unscreened open storage. The properties to the north are used for single family residences on lots 
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averaging approximately 1.5 acres and have one-acre minimum lot size requirements. The residential subdivision 
across Gibsonton Road to the south finalized construction in 2019 with 38 detached single-family dwellings. 

Based on the above considerations staff finds the requested CG (R) zoning district incompatible with the existing 
zoning development pattern in the area. 

5.2 Recommendation 
The proposed restriction to the site to only be used for a contractor’s office without open storage is not considered 
a professional business or specialty retail. Therefore, staff concurs that the restricted CG zoning district would 
result in further movement away from the goals of the Gibsonton Community Plan. Furthermore, because the 
parcels along this stretch of Gibsonton Drive are not uniformly zoned for commercial uses, future rezoning of these 
parcels could occur as envisioned by the Gibsonton Community Plan. 

 
Based on the above considerations and the inconstancies with the Gibsonton Community Plan, staff finds the 
requested CG (R) not supportable. 

 
6.0 PROPOSED CONDITIONS  
NA 
 
 
 
 
 
 
 
 

 
  

Zoning Administrator Sign Off:  

J. Brian Grady
Fri Dec  3 2021 14:10:41  

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.  



APPLICATION NUMBER: RZ STD 21-1208 
ZHM HEARING DATE: December 13, 2021 
BOCC LUM MEETING DATE: February 8, 2022 Case Reviewer: Sam Ball 

  

Page 9 of 11 

 
7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS 
Environmental Protection Commission Additional Information and Comments 

The EPC Wetlands Division has reviewed the proposed rezoning. In the site plan’s current configuration, a resubmittal 
is not necessary. If the zoning proposal changes and/or the site plans are altered, EPC staff will need to review the 
zoning again. This project as submitted is conceptually justified to move forward through the zoning review process as 
long as the following conditions are included: 

 Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the Environmental 
Protection Commission of Hillsborough County (EPC) approvals/permits necessary for the development as 
proposed will be issued, does not itself serve to justify any impact to wetlands, and does not grant any implied or 
vested right to environmental approvals. 

 The construction and location of any proposed wetland impacts are not approved by this correspondence, but 
shall be reviewed by EPC staff under separate application pursuant to the EPC Wetlands rule detailed in Chapter 1-
11, Rules of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to accomplish reasonable 
use of the subject property. 

 Prior to the issuance of any building or land alteration permits or other development, the approved wetland / 
other surface water (OSW) line must be incorporated into the site plan. The wetland/ OSW line must appear on all 
site plans, labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation Area" 
pursuant to the Hillsborough County Land Development Code (LDC). 

 Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending formal 
agency jurisdictional determinations of wetland and other surface water boundaries and approval by the 
appropriate regulatory agencies. 

 The following specific comments are made for informational purposes only and to provide guidance as to the EPC 
review process. However, future EPC staff review is not limited to the following, regardless of the obviousness of 
the concern as raised by the general site plan and EPC staff may identify other legitimate concerns at any time 
prior to final project approval. 

 The subject property contains wetland/OSW areas, which have not been delineated. Knowledge of the actual 
extent of the wetland and OSW are necessary in order to verify the avoidance of wetland impacts pursuant to 
Chapter 1-11. Prior to the issuance of any building or land alteration permits or other development, the 
wetlands/OSWs must be field delineated in their entirety by EPC staff or Southwest Florida Water Management 
District staff (SWFWMD) and the wetland line surveyed. Once delineated, surveys must be submitted for review 
and formal approval by EPC staff. 

 Chapter 1-11, prohibits wetland impacts unless they are necessary for reasonable use of the property. Staff of the 
EPC recommends that this requirement be taken into account during the earliest stages of site design so that 
wetland impacts are avoided or minimized to the greatest extent possible. The size, location, and configuration of 
the wetlands may result in requirements to reduce or reconfigure the improvements depicted on the plan. 

 The Hillsborough County Land Development Code (LDC) defines wetlands and other surface waters as 
Environmentally Sensitive Areas. Pursuant to the LDC, wetlands and other surface waters are further defined as 
Conservation Areas or Preservation Areas and these areas must be designated as such on all development plans 
and plats. A minimum setback must be maintained around the Conservation/Preservation Area and the setback 
line must also be shown on all future plan submittals. 

 Any activity interfering with the integrity of wetland(s) or other surface water(s), such as clearing, excavating, 
draining or filling, without written authorization from the Executive Director of the EPC or authorized agent, 
pursuant to Section 1-11.07, would be a violation of Section 17 of the Environmental Protection Act of 
Hillsborough County, Chapter 84-446, and of Chapter 1-11. 
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8.0 PROPOSED SITE PLAN (FULL) 

 

NA 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 
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Transportation Review Comments 

 

AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 10/05/2021 
REVIEWER: Alex Steady, Senior Planner AGENCY/DEPT: Transportation 
PLANNING AREA/SECTOR: Gibsonton/South PETITION NO:  STD 21-1208 
 
 

 This agency has no comments. 

X This agency has no objection. 

 This agency objects for the reasons set forth below. 
 

REPORT SUMMARY AND CONCLUSIONS 

 The proposed rezoning would result in an increase of trips potentially generated by development 
of the subject site by 3,598 average daily trips, 130 trips in the a.m. peak hour, and 94 trips in the 
p.m. peak hour. 
 

 As this is a Euclidean zoning request, access will be reviewed at the time of plat/site/construction 
plan review for consistency with applicable rules and regulations within the Hillsborough County 
Land Development Code and Transportation Technical Manual. 

 Transportation Review Section staff has no objection to this request. 

PROJECT SUMMARY AND ANALYSIS 

The applicant is requesting to rezone a parcel totaling +/- 2.3 acres from Show Business Overlay (RSB) to 
Commercial General (CG).  The site is located +/- 0.6 miles east the of the intersection of Gibsonton Dr. 
and US Hwy 41. The Future Land Use designation of the site is RES-4.   
 
Trip Generation Analysis 

In accordance with the Development Review Procedures Manual (DRPM), no transportation analysis was 
required to process the proposed rezoning. Staff has prepared a comparison of the trips potentially generated 
under the existing and proposed zoning designations, utilizing a generalized worst-case scenario. Data 
presented below is based on the Institute of Transportation Engineer’s Trip Generation Manual, 10th Edition.  
 
Approved Zoning: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
RSB, 25,000sf Warehousing 

(ITE code 150) 167 23 26 

 
Proposed Zoning:    

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
CG, 10,000 sf Pharmacy/Drugstore with Drive 

Through Window 
(ITE Code 881) 

1,092 38 103 



Page 2 of 2 
Transportation Review Comments 

 

CG, 10,000 sf Bank with Drive Through Window 318 24 40 

CG, 5,000 Fast-Food Restaurant with Drive 
Through Window 
(ITE Code 934) 

2,355 201 163 

Subtotal: 3,765 263 306 
Less Internal Capture: Not Available 8 82 

Passerby Trips: Not Available 102 104 
Net External Trips: 3,765 153 120 

Trip Generation Difference: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
Difference +3,598 +130 +94 

 
The proposed rezoning would result in an increase of trips potentially generated by development of the 
subject site by 3,598 average daily trips, 130 trips in the a.m. peak hour, and 94 trips in the p.m. peak 
hour. 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  

The site has frontage on Gibsonton Dr., a 4-lane, undivided, arterial, Hillsborough County maintained 
roadway with +/- 12-foot travel lanes.  Along the project frontage of the subject site, Gibsonton Dr. lies 
within a range of +/- 85-foot-wide to +/- 95-foot-wide right-of-way.  There are sidewalks on both of 
Gibsonton Dr. lanes in the vicinity proposed project and no bike lanes.   
 
Gibsonton Dr. is not shown on the Hillsborough County Corridor Preservation Plan in the vicinity of the 
project. 

SITE ACCESS 

It is anticipated that access to the site will be from Gibsonton Dr.  As this is a Euclidean zoning request, 
access will be reviewed at the time of plat/site/construction plan review for consistency with applicable 
rules and regulations within the Hillsborough County Land Development Code and Transportation 
Technical Manual. 

LEVEL OF SERVICE (LOS)  
 
Level of Service (LOS) information is reported below. 
 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS  

GIBSONTON DR US HWY 41 I-75 N RAMP D C 

Source: 2020 Hillsborough County Level of Service (LOS) Report 
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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 

Gibsonton Drive County Arterial - 
Urban 

4 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 167 23 26 
Proposed 3,765 153 120 
Difference (+/-) +3,598 +130 +94 
*Trips reported are based on net new 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  None None Meets LDC 
South  None None Meets LDC 
East  None 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 
 Choose an item. Choose an item. 
 Choose an item. Choose an item. 
Notes:  

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

 Design Exception/Adm. Variance Requested 
 Off-Site Improvements Provided 
N/A 

 Yes  N/A 
 No 

 Yes  N/A 
 No  



 1 

COUNTY OF HILLSBOROUGH  
 

RECOMMENDATION OF THE  
LAND USE HEARING OFFICER 

 
 
APPLICATION NUMBER:     RZ STD 21-1208 
 
DATE OF HEARING:     December 13, 2021 
 
APPLICANT: Graceland Real Estate 

Investment Corp. 
 
PETITION REQUEST: The request is to rezone a 

parcel of land from RSB to 
CG (R) 

 
LOCATION: North side of Gibsonton 

Dr. & 280 feet west of 
Alafia St.  

 
SIZE OF PROPERTY:     2.31 acres m.o.l. 
 
EXISTING ZONING DISTRICT: RSB 
 
FUTURE LAND USE CATEGORY:   RES-4 
 
SERVICE AREA:      Urban 
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DEVELOPMENT REVIEW STAFF REPORT*

*Please note that formatting issues prevented the entire staff report from 
being included in the Hearing Master’s Recommendation.  Please refer to 
the Hillsborough County Development Services Department website for the 
complete staff report.

1.0 APPLICATION SUMMARY 

Applicant: William J. Molloy

FLU Category: R-4

Service Area: Urban

Site Acreage: 2.31

Community Plan Area: Gibsonton

Overlay: None 
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Introduction Summary: 
Change from RSB to CG (R) in order to allow for a contractor’s office without 
outdoor storage to operate on a 2.31 acre lot located at 7510 Gibsonton Drive. 
Zoning: Existing Proposed 

District(s) RSB 
CG(R) 

Typical General Use(s) Show Business: Business and 
Residential Uses 

Contractor’s 
Office 
without 
Open 
Storage 

Acreage 2.31 
2.31 

Density/Intensity 4 DU per GA/0.25 FAR 

0 DU per 
GA/0.25 
FAR 

Mathematical Maximum* 9 units/100,439 SF 

0 
DUs/100,439 
SF 

*number represents a pre-development approximation 

Development Standards: Existing Proposed 

District(s) 
RSB 

CG(R) 

Lot Size / Lot Width 7000 sf / 70’ 
10,000 sf / 75’ 

Setbacks/Buffering and 
Screening 

25’ Front 10’ Rear 25’ 
Sides 

30’ Front 20’ / B Rear 20’ / 
B Side 

Height 30’ 50’ 

Additional Information: 

PD Variation(s) None requested as part of this 
application 
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Waiver(s) to the Land Development 
Code 

Planning Commission 
Recommendation: 

Inconsistent 

Development Services 
Recommendation: 

Not supportable 

2.0 LAND USE MAP SET AND SUMMARY DATA 2.1 Vicinity Map 

Context of Surrounding Area: The property abuts RSB zoning with show 
business residential and business use to the west and RSB zoning with a 
business use to the east. The properties to the north are zoned AS-1 and are 
developed for single family use on lots ranging from approximately. The 
properties to the south are zoned PD and RSC-6 and are developed for 
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residential use. The neighboring properties on the north side of Gibsonton Drive 
are predominantly designated Residential-4 and the properties on the south side 
of Gibsonton Drive are designated Residential-6 on the Future Land Use Map. 
The closest CG zoned property, located on the opposite side of Gibsonton Drive 
approximately 210 feet to the southeast, has an underlying R-6 Future Land Use 
Map designation, is also zoned RSC-6 on approximately one-third of the 
property, and is developed for single-family use. 

2.0 LAND USE MAP SET AND SUMMARY DATA 2.2 Future Land Use Map 

Subject Site Future Land Use 
Category: 

R-4 (Residential-4) 

Maximum Density/F.A.R.: 4.0 DU per GA/ 0.25 F.A.R. 
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Typical Uses: Residential, suburban scale neighborhood 
commercial, office uses, and multi-purpose 
projects. 

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 Allowable Use: 

Existing Use: 

North AS-1 1.0 du/ga 
Agriculture and 
Single-Family 
Detached Homes 

Single-Family 
Detached 
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South 

PD 06-
0121 3.15 du/ga Single-Family 

Detached Homes 

Single-Family 
Detached 

East 
RSB 4.0 du/ga 

Repair, Construction 
and Open Storage of 
Show Business Sets, 
Equipment and 
Vehicles 

Repair, 
Construction and 
Open Storage of 
Show Business 
Sets, Equipment 
and Vehicles 

West 
RSB 4.0 du/ga 

Single-Family 
Dwelling; the Repair, 
Construction and 
Open Storage of 
Show Business Sets, 
Equipment and 
Vehicles 

Residential, 
Repair, 
Construction and 
Open Storage of 
Show Business 
Sets, Equipment 
and Vehicles 

2.0 LAND USE MAP SET AND SUMMARY DATA
2.4 Proposed Site Plan (partial provided below for size and orientation 
purposes. See Section 8.0 for full site plan) 
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN 
SECTION 9.0 OF STAFF REPORT) 
Adjoining Roadways (check if applicable) 

Road 
Name 

Classification Current Conditions Select Future 
Improvements 

Gibsonton 
Drive 

County Arterial -
Urban 

4 Lanes
Substandard Road 
Sufficient ROW Width 

Corridor Preservation 
Plan

Site Access 
Improvements

Substandard Road 
Improvements Other 

Project Trip Generation 

Average Annual Daily 
Trips 

A.M. Peak Hour 
Trips P.M. Peak Hour 

Trips 

Existing 167 23 26 
Proposed 

3,765 153 120 

Difference 
(+/1) +3,598 +130 +94 

*Trips reported are based on net new 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 None None Meets 
LDC 

South None None 
Meets 
LDC 
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East None None 

Meets 
LDC 

West None None 

Meets 
LDC 

Notes: 

Design Exception/Administrative Variance Not applicable for this 
request 

Road Name/Nature of Request 
Finding 

Notes: 

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 
INFORMATION/REVIEWING 
AGENCY 

Comments 
Received Objections 

Conditions 
Requested Additional 

Information/Comments 

Yes 
No 

Yes 
No 

Yes 
No 

See Section 7 

Natural Resources Yes 
No 

Yes 
No Yes 

No 

Conservation & Environ. 
Lands Mgmt. 

Yes 
No 

Yes 
No 

Yes 
No 
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Use of Environmentally Sensitive Land Credit 

Wellhead Protection Area
Surface Water Resource Protection Area 

Other _________________________ 

Public Facilities: 
Comments 
Received Objections 

Conditions 
Requested Additional 

Information/Comments 

Transportation 

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

N/A 

Yes 
No 

Yes 
No 

Yes 
No N/A 

Service Area/ Water & 
Wastewater 

Yes 
No 

Yes 
No 

Yes 
No 

Connection to the 
County’s potable water 
and wastewater 
systems is required. 

Water distribution 
improvements will need 
to be completed prior to 
connection to the 
County’s water system. 
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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 

No comment provided as 
maximum density does 
not meet school 
concurrency thresholds.” 

Impact/Mobility Fees 

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 Inconsistent with the 
Gibsonton Community 
Plan Signature Corridor 
Strategy. 

5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility 

The subject property covers approximately 2.31 acres and has a one-story 
building with 3,000 square feet. The applicant is offering to restrict the use to a 
contractor’s office without outdoor storage. 

The Planning Commission noted compatibility concerns regarding the proposed 
rezoning because the site is does not meet Commercial Locational Criteria as 
neither Alafia nor Gloria Street are listed in the 2040 Cost Affordable Map. The 
applicant requested a waiver to Locational Criteria. However, as per the 
Gibsonton Community Plan, Gibsonton Drive is envisioned to be a signature 
corridor and developed with small business, professional office and specialty 
neighborhood retail uses. The proposed Contractor’s Office would be 
inconsistent with the Signature Corridor Strategy of Goal 4b of Gibsonton 
Community Plan as stated below. 
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“Designate Gibsonton Drive as a “signature corridor” to encourage small scale 
business development and beautification.”  

“Prepare and carry-out a redevelopment plan for residential properties having 
frontage along Gibsonton Drive to allow small business, professional office and 
specialty neighborhood retail uses. Develop a special zoning district and/or 
specific criteria that support rather than obstruct small businesses and offices 
along Gibsonton Drive. Incorporate a minimum standard of landscaping 
consistent with Gibsonton Drive’s “signature corridor” status for office and special 
retail-oriented development.”  

The subject property fronts a 4-lane arterial roadway with approximately 100 feet 
of right-of-way and is situated among multiple uses within the immediate area. 
The adjoining properties to the east and west are approximately 2.25 acres each 
and are used for residential, show business purposes with a significant portion of 
the properties being used for unscreened open storage. The properties to the 
north are used for single family residences on lots averaging approximately 1.5 
acres and have one-acre minimum lot size requirements. The residential 
subdivision across Gibsonton Road to the south finalized construction in 2019 
with 38 detached single-family dwellings.  

Based on the above considerations staff finds the requested CG (R) zoning 
district incompatible with the existing zoning development pattern in the area.  

5.2 Recommendation  

The proposed restriction to the site to only be used for a contractor’s office 
without open storage is not considered a professional business or specialty retail. 
Therefore, staff concurs that the restricted CG zoning district would result in 
further movement away from the goals of the Gibsonton Community Plan. 
Furthermore, because the parcels along this stretch of Gibsonton Drive are not 
uniformly zoned for commercial uses, future rezoning of these parcels could 
occur as envisioned by the Gibsonton Community Plan.  

Based on the above considerations and the inconstancies with the Gibsonton 
Community Plan, staff finds the requested CG (R) not supportable.  

SUMMARY OF HEARING 
 
THIS CAUSE came on for hearing before the Hillsborough County Land Use 
Hearing Officer on December 13, 2021.  Mr. Brian Grady of the Hillsborough 
County Development Services Department introduced the petition.  Mr. Grady 
added that a revised transportation analysis that correctly reflects the proposed 
use of the property restricting it to contractor’s office will be filed into the record.   
 
Mr. William Molloy 325 South Boulevard Tampa testified as the applicant and 
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stated that the request is a rezoning from Residential Show Business to a highly 
restricted Commercial General use for a contractor’s office.  He added that it 
would be the sole intended use of the property and not blanket Commercial 
General land uses.  No outdoor storage would be permitted.  Mr. Molloy added 
that the applicant is amenable to Type B screening and buffering on the north, 
east and west sides of the property and even the street side if it is appropriate.  
He believes that the request is a step down from Residential Show Business 
which on Gibsonton Drive seems to encourage open storage and not the look the 
County is looking for on Gibsonton Drive.  County staff found the request 
inconsistent.  Mr. Molloy stated that he has problems with the Planning 
Commission’s interpretation of the Comprehensive Plan.  He stated that the first 
issue is locational criteria.  The project does not meet locational criteria and 
Planning Commission staff does not support the requested waiver.  The 
commercial use is that of a contractor’s office and the only potential vehicular 
impacts are those of the contractor, his employees and perhaps a customer or 
two per day.  The use is not something that captures drive-by traffic.  The office 
functions as a professional office but does not fall into the BPO version of offices.  
Second, the staff published in the report that the Gibsonton Community Plan 
states that Gibsonton Drive is envisioned to be a signature corridor and 
developed with small business, professional office and small specialty 
neighborhood retail.  Mr. Molloy stated that he does not understand supporting 
the waiver when the Community Plan calls for offices and professional uses 
along Gibsonton Drive.  He added that a contractor’s office is a small business.  
His client runs a construction business and needs an office.  He is a licensed, 
bonded and insured gentleman which reinforces that a contractor’s office is a 
small business.  The staff reports states that a contractor’s office without open 
storage is not considered a professional business.  He referenced the Land 
Development Code definition of contractor’s office and professional services.  He 
added that a contractor’s office without open storage is no different than an 
engineer or surveyors office.  Contractors are regulated by the State’s Business 
and Professional Regulation.  Section 5.2 of the County’s staff report states that 
parcels along the subject section of Gibsonton Drive are not uniformly zoned for 
commercial use which appears to tie his client’s property rights to the future 
potential of nearby parcels.  The traffic report was based on the property’s worst 
case scenario.  The report has been amended to reflect the single use of 
contractor’s office.   
 
Mr. Sam Ball, Development Services staff, testified regarding the County’s staff 
report.  Mr. Ball stated that the request is to rezone the 2.31 acre property from 
Residential Show Business to Commercial General Restricted for the purpose of 
developing a contractor’s office without outdoor storage.  The existing 
Residential-4 Future Land Use category permits the consideration of up to nine 
dwelling units or up to 100,439 square feet of non-residential development.  Mr. 
Ball described the surrounding land use categories.  He stated that the applicant 
is offering to install a Type B buffer to the north. The use of the property as a 
contractor’s office is not considered a professional business or specialty retail 
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and staff finds that the Restricted Commercial General use would move further 
away from the goals of the Gibsonton Community Plan. Mr. Ball concluded his 
presentation by stating that staff does not support the request. 
 
Ms. Yeneka Mills, Planning Commission staff testified regarding the Planning 
Commission staff report.  Ms. Mills stated that the subject property is within the 
Residential-4 Future Land Use classification and the Urban Service Area and the 
Gibsonton Community Plan.  Ms. Mills testified that while the applicant has 
offered buffering and screening adjacent to the parcel to the north which is 
developed with single-family residential, the proposed use does not meet Policy 
16.2 regarding the gradual transition of intensities between different land uses.  
She added that the site does not meet commercial locational criteria as it is over 
one mile from the intersection of East Bay Drive and Gibsonton Drive.  Staff does 
not support the requested waiver due to compatibility concerns with the proposed 
use.  The use is not consistent with the vision of the Gibsonton Community Plan 
regarding the creation of small professional businesses and specialty retail along 
Gibsonton Drive.  Therefore, staff found that the proposed rezoning inconsistent 
with the Future of Hillsborough Comprehensive Plan.  
 
Hearing Master Finch asked for members of the audience in support of the 
application.  None replied. 
 
Hearing Master Finch asked for members of the audience in opposition to the 
application.  None replied.  
 
Hearing Master Finch asked County staff if they would like to comment on Mr. 
Molloy’s statement that the staff report finds that a contractor’s office is not a 
professional office.  Mr. Ball replied that he verified with the Planning 
Commission that the contractor’s office did not qualify for the Gibsonton 
signature corridor. 
 
Ms. Mills of the Planning Commission testified that the Planning Commission 
does not define land uses.  She added that the Planning Commission’s concerns 
pertained to the Community Plan standard for a small professional office and that 
a 25,000 square foot contractor’s office is not small.   
 
Mr. Grady of the Development Services Department testified that the proposed 
use does not meet the standard of the small business language found in the 
Comprehensive Plan. The statement within the Community Plan regarding 
redevelopment was not specifically tied to the subject property. 
 
Mr. Molloy testified during the rebuttal period that the issue is a grey area in the 
Comprehensive Plan.  The statements in the Gibsonton Community Plan are 
suggestions.  He concluded his remarks by stating that the area is certainly not a 
scenic corridor currently and that a contractor’s office is a good place to start.   
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The hearing was then concluded. 
 

EVIDENCE SUBMITTED 
 
Mr. Grady submitted revised Transportation Section review comments into the 
record. 

 
PREFACE 

 
All matters that precede the Summary of Hearing section of this Decision are 
hereby incorporated into and shall constitute a part of the ensuing Findings of 
Fact and Conclusions of Law. 
 

FINDINGS OF FACT 
 

1. The subject property is 2.31 acres in size and is currently zoned 
Residential Show Business (RSB) and is designated Residential-4 
(RES-4) by the Comprehensive Plan.  The property is located within 
the Urban Service Area and the Gibsonton Community Planning Area. 

 
2. The applicant is requesting a rezoning to the Commercial General-

Restricted (CG-R) zoning district.  The applicant has agreed to restrict 
the proposed use of the property to a contractor’s office without open 
storage.  

 
3. The Planning Commission staff does not support the request.  The 

Planning Commission found that the site does not meet commercial 
locational criteria and does not support the waiver due to compatibility 
issues.  Staff found that the request for a contractor’s office does not 
provide a gradual transition of uses as required in Policy 16.2.  Further, 
staff stated that the proposed 25,000 square foot contractor’s office is 
not a small professional office which is encouraged by the Gibsonton 
Community Plan for the Gibsonton Drive corridor.  Therefore, the 
Planning Commission found the application inconsistent with the 
Comprehensive Plan.   

 
4. The Development Services Department also does not support the 

requested rezoning as it found that a contractor’s office without open 
storage is not a professional business or specialty retail use which are 
the land uses encouraged by the Gibsonton Community Plan.  

 
5. The subject property is located in an area comprised of both single-

family residential and show business repair and storage facilities.  The 
surrounding zoning districts are AS-1 to the north, PD to the south 
(single-family homes) and RSB to the east and west. 
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6. The Goal 4b of the Gibsonton Community Plan states that Gibsonton 
Drive should be designated as a signature corridor which will 
encourage small scale business development and beautification. 

 
7. A 25,000 square foot contractor’s office does not meet the intent of the 

Gibsonton Community Plan for a small scale business.   
 

8. While there is Commercial Neighborhood (CN) and Commercial 
General (CG) zoning to the east of the subject property where 
Gibsonton Drive intersects with Alafia Street, the subject property does 
not meet commercial locational criteria and the Planning Commission 
does not support the requested waiver due to compatibility concerns.  

 
9. The request for the CG-R zoning district on the subject property does 

not meet the intent of the Gibsonton Community Plan regarding the 
encouragement of small businesses along the Gibsonton Drive corridor 
and the property does not meet commercial locational criteria which is 
inconsistent with the Comprehensive Plan.  

 
FINDINGS OF COMPLIANCE/NON-COMPLIANCE WITH THE 

HILLSBOROUGH COUNTY COMPREHENSIVE PLAN 
 
The rezoning request is not in compliance with and does not further the intent of 
the Goals, Objectives and the Policies of the Future of Hillsborough 
Comprehensive Plan. 
 

CONCLUSIONS OF LAW 
 
Based on the Findings of Fact cited above, there is not substantial competent 
evidence to demonstrate that the requested rezoning is in conformance with the 
applicable requirements of the Land Development Code and with applicable 
zoning and established principles of zoning law. 
 

SUMMARY 
 

The applicant is requesting a rezoning to the CG-R zoning district.  The property 
is 2.31 acres in size and is currently zoned RSB and designated RES-4 by the 
Comprehensive Plan.  The property is located in the Urban Service Area and the 
Gibsonton Community Plan.  
 
The Planning Commission found the request incompatible with the Gibsonton 
Community Plan which encourages the development of small businesses along 
the Gibsonton Drive corridor.  Staff stated that a 25,000 square foot contractor’s 
office did not represent a small business.  Staff also found that the site does not 
meet commercial locational criteria and does not support the requested waiver 
due to compatibility concerns of the proposed land use.  
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The request for the CG-R zoning district on the subject property is incompatible 
with the surrounding development pattern and the Gibsonton Community Plan. 

RECOMMENDATION

Based on the foregoing, this recommendation is for DENIAL of the CG-R 
rezoning request as indicated by the Findings of Fact and Conclusions of Law 
stated above.

Susan M. Finch, AICP  Date
Land Use Hearing Officer
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Context 
 The vacant 2.3 +/- acre subject site is located on the north side of Gibsonton Drive, west of 

Alafia Street. The site is located within the Urban Service Area and falls within the limits of the 
Gibsonton Community Plan. The subject site is within the Coastal High Hazard Area.  
 

 The subject site is designated as Residential-4 (RES-4) on the Future Land Use Map. Typical 
allowable uses within the RES-4 Future Land Use category include residential, suburban scale 
neighborhood commercial, office uses, and multi-purpose projects. Non-residential uses shall 
meet locational criteria for specific land use. RES-4 is located to the north, west and east of 
the site. Residential-6 (RES-6) is located to the south of the site.  
 

 The subject site are parcels directly to the east and west are currently zoned Residential Show 
Business (RSB) To the north is designated Agricultural Single Family-1 (AS-1) and to the 
south across Gibsonton Drive is designated Planned Development. All of the parcels adjacent 
to the site have a residential land use with developed with either single family or multi-family 
residential. 

 
 The applicant is requesting to rezone the parcel from Agricultural Single-Family - 1 (AS-1) to 

Commercial General (CG-R). The request is restricted to the single use of a Contractor’s 
Office.  

 
Compliance with Comprehensive Plan: 
The following Goals, Objectives, and Policies apply to this rezoning request and are used as a 
basis for an inconsistency finding. 
 
FUTURE LAND USE ELEMENT 
 
Urban Service Area 
 
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. 
 
Neighborhood/Community Development  
 
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;   

requiring buffer areas and screening devices between unlike land uses 
 
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: 
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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. 
   
Neighborhood and Community Serving Uses 
 
Objective 17: Certain non-residential land uses, including but not limited to residential support 
uses and public facilities, shall be allowed within residential neighborhoods to directly serve the 
population. These uses shall be located and designed in a manner to be compatible to the 
surrounding residential development pattern.  
  
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.   
 
In the review of development applications consideration shall also be given to the present and 
short-range configuration of the roadways involved.  The five year transportation Capital 
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Improvement Program, MPO Transportation Improvement Program or Long Range 
Transportation Needs Plan shall be used as a guide to phase the development to coincide with 
the ultimate roadway size as shown on the adopted Long Range Transportation Plan. 
 
 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. 

 
Livable Communities Element – Gibsonton Community Plan 
Gibsonton Drive, the “Signature Corridor”, promotes home-based and specialty retail businesses 
and offices within “Main Street” design guidelines. 
 
Goal 4a:  Gibsonton will enjoy appropriately-scaled commercial development by: 
 

 Designate Gibsonton Drive as a “signature corridor” to encourage small scale 
business development and beautification. 

 Prepare and carry-out a redevelopment plan for residential properties having 
frontage along Gibsonton Drive to allow small business, professional office and 
specialty neighborhood retail uses. Develop a special zoning district and/or 
specific criteria that support rather than obstruct small businesses and offices 
along Gibsonton Drive. Incorporate a minimum standard of landscaping 
consistent with Gibsonton Drive’s “signature corridor” status for office and 
special retail-oriented development.  
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Staff Analysis of Goals, Objectives and Policies: 
The applicant is requesting to rezone the subject site from Agricultural Single-Family - 1 
(AS-1) to Commercial General-Restricted (CG-R) to develop a contractor’s office. 
 
Future Land Use Element (FLUE) Objective 16 and its accompanying policies require the 
protection of existing neighborhoods through various instruments, such as buffering and 
screening (FLUE Policies 16.1, 16.3). The applicant revised the narrative to offer buffering 
and screening to the adjacent parcel to the north, which is developed with single family 
residential, however the proposed rezoning still does not meet the specific criteria of FLUE 
Policy 16.2 which identifies the use of gradual transitions of intensities between different 
land uses. With an acreage of 2.3 acres and an FAR of 0.25, the site could be considered 
for over 25,000 square feet on non-residential development, which is too intense. The 
mitigation measures would likely not be able to achieve the degree of compatibility needed 
adjacent to residential uses. 
 
FLUE Policy 16.1 includes language about limiting commercial development in residential 
land use categories to a neighborhood scale. The intent of this policy is to protect less 
intense uses, such as residential uses, and to locate more intensive uses in appropriate 
locations. A rezoning to CG-R would not support this policy direction 
 
Additionally, the subject request does not meet Commercial Locational Criteria as outlined 
under Objective 22 of the Future Land Use Element. The subject property is located 
approximately 3000 feet east of the intersection of U.S. Highway 41 and Gibsonton Drive 
and is well over a mile from the intersection of East Bay Drive and Gibsonton Drive, both 
of which are qualifying intersections. This parcel’s location does meet commercial 
locational criteria per FLUE Policy 22.1 and FLUE Policy 22.2.  The applicant has requested 
a waiver to Commercial Locational Criteria; however Planning Commission staff does not 
suggest that the BOCC approve this request due to the compatibility concerns with the 
proposed use. 
 
The proposed rezoning does not support the vision of the Gibsonton Community Plan, as 
stated in Goal 4a. This goal focuses on creating opportunities for small professional, 
businesses and specialty neighborhood retail along Gibsonton Drive and U.S. 41. 
Permitting this site to be rezoned to CG- Restricted is inconsistent with the Gibsonton 
Community Plan.  
 
Overall, the proposed rezoning would allow for a development that is inconsistent with the 
Goals, Objectives, and Policies of the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, as well as the Gibsonton Community Plan. 
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed 
rezoning INCONSISTENT with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County. 
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 10/05/2021 
REVIEWER: Alex Steady, Senior Planner AGENCY/DEPT: Transportation 
PLANNING AREA/SECTOR: Gibsonton/South PETITION NO:  STD 21-1208 
 
 

 This agency has no comments. 

X This agency has no objection. 

 This agency objects for the reasons set forth below. 
 

REPORT SUMMARY AND CONCLUSIONS 

 The proposed rezoning would result in an increase of trips potentially generated by development 
of the subject site by 3,598 average daily trips, 130 trips in the a.m. peak hour, and 94 trips in the 
p.m. peak hour. 
 

 As this is a Euclidean zoning request, access will be reviewed at the time of plat/site/construction 
plan review for consistency with applicable rules and regulations within the Hillsborough County 
Land Development Code and Transportation Technical Manual. 

 Transportation Review Section staff has no objection to this request. 

PROJECT SUMMARY AND ANALYSIS 

The applicant is requesting to rezone a parcel totaling +/- 2.3 acres from Show Business Overlay (RSB) to 
Commercial General (CG).  The site is located +/- 0.6 miles east the of the intersection of Gibsonton Dr. 
and US Hwy 41. The Future Land Use designation of the site is RES-4.   
 
Trip Generation Analysis 

In accordance with the Development Review Procedures Manual (DRPM), no transportation analysis was 
required to process the proposed rezoning. Staff has prepared a comparison of the trips potentially generated 
under the existing and proposed zoning designations, utilizing a generalized worst-case scenario. Data 
presented below is based on the Institute of Transportation Engineer’s Trip Generation Manual, 10th Edition.  
 
Approved Zoning: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
RSB, 25,000sf Warehousing 

(ITE code 150) 167 23 26 

 
Proposed Zoning:    

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
CG, 10,000 sf Pharmacy/Drugstore with Drive 

Through Window 
(ITE Code 881) 

1,092 38 103 
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CG, 10,000 sf Bank with Drive Through Window 318 24 40 

CG, 5,000 Fast-Food Restaurant with Drive 
Through Window 
(ITE Code 934) 

2,355 201 163 

Subtotal: 3,765 263 306 
Less Internal Capture: Not Available 8 82 

Passerby Trips: Not Available 102 104 
Net External Trips: 3,765 153 120 

Trip Generation Difference: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
Difference +3,598 +130 +94 

 
The proposed rezoning would result in an increase of trips potentially generated by development of the 
subject site by 3,598 average daily trips, 130 trips in the a.m. peak hour, and 94 trips in the p.m. peak 
hour. 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  

The site has frontage on Gibsonton Dr., a 4-lane, undivided, arterial, Hillsborough County maintained 
roadway with +/- 12-foot travel lanes.  Along the project frontage of the subject site, Gibsonton Dr. lies 
within a range of +/- 85-foot-wide to +/- 95-foot-wide right-of-way.  There are sidewalks on both of 
Gibsonton Dr. lanes in the vicinity proposed project and no bike lanes.   
 
Gibsonton Dr. is not shown on the Hillsborough County Corridor Preservation Plan in the vicinity of the 
project. 

SITE ACCESS 

It is anticipated that access to the site will be from Gibsonton Dr.  As this is a Euclidean zoning request, 
access will be reviewed at the time of plat/site/construction plan review for consistency with applicable 
rules and regulations within the Hillsborough County Land Development Code and Transportation 
Technical Manual. 

LEVEL OF SERVICE (LOS)  
 
Level of Service (LOS) information is reported below. 
 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS  

GIBSONTON DR US HWY 41 I-75 N RAMP D C 

Source: 2020 Hillsborough County Level of Service (LOS) Report 



Transportation Comment Sheet  
 

 

 

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 

Gibsonton Drive County Arterial - 
Urban 

4 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 167 23 26 
Proposed 3,765 153 120 
Difference (+/-) +3,598 +130 +94 
*Trips reported are based on net new 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  None None Meets LDC 
South  None None Meets LDC 
East  None 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 
 Choose an item. Choose an item. 
 Choose an item. Choose an item. 
Notes:  

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

 Design Exception/Adm. Variance Requested 
 Off-Site Improvements Provided 
N/A 

 Yes  N/A 
 No 

 Yes  N/A 
 No  
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AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE:  12/13/2021 

PETITION NO.: 21-1208 

EPC REVIEWER: Chris Stiens 

CONTACT INFORMATION: (813) 627-2600 
X1225 

EMAIL:  stiensc@epchc.org 

COMMENT DATE:   12/9/2021 

PROPERTY ADDRESS: 7510 Gibsonton Dr, 
Gibsonton, FL 33534  

FOLIO #:     0498410000 

STR: 23-30S-19E 

REQUESTED ZONING: RSB to CG-(R) 
 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE 10/1/2021 
WETLAND LINE VALIDITY Not Valid 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Wetland is located in the northwest corner of the 
property. Remnant swale is still partially in the 
landscape. 

The EPC Wetlands Division has reviewed the proposed rezoning. In the site plan’s current 
configuration, a resubmittal is not necessary. If the zoning proposal changes and/or the site plans are 
altered, EPC staff will need to review the zoning again. This project as submitted is conceptually 
justified to move forward through the zoning review process as long as the following conditions are 
included:  

 

Buffer and Fence installation within the wetland areas are not authorized through this review. 
 

Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the 
Environmental Protection Commission of Hillsborough County (EPC) approvals/permits necessary 
for the development as proposed will be issued, does not itself serve to justify any impact to wetlands, 
and does not grant any implied or vested right to environmental approvals.  
 

The construction and location of any proposed wetland impacts are not approved by this 
correspondence, but shall be reviewed by EPC staff under separate application pursuant to the EPC 
Wetlands rule detailed in Chapter 1-11, Rules of the EPC, (Chapter 1-11) to determine whether such 
impacts are necessary to accomplish reasonable use of the subject property. 
 
Prior to the issuance of any building or land alteration permits or other development, the approved 
wetland / other surface water (OSW) line must be incorporated into the site plan.  The wetland/ 
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Environmental Excellence in a Changing World
Environmental Protection Commission - Roger P. Stewart Center
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OSW line must appear on all site plans, labeled as "EPC Wetland Line", and the wetland must be 
labeled as "Wetland Conservation Area" pursuant to the Hillsborough County Land Development 
Code (LDC). 

 
Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change 
pending formal agency jurisdictional determinations of wetland and other surface water boundaries 
and approval by the appropriate regulatory agencies. 

 
INFORMATIONAL COMMENTS: 
The following specific comments are made for informational purposes only and to provide guidance as 
to the EPC review process.  However, future EPC staff review is not limited to the following, regardless 
of the obviousness of the concern as raised by the general site plan and EPC staff may identify other 
legitimate concerns at any time prior to final project approval. 
 

The Rezoning, as proposed in the narrative (not depicted on the site plan), may result in wetland 
impacts for the fence and buffer construction in the wetland along the property boundary. The fence 
and buffer construction in the wetland has not been authorized by the Environmental Protection 
Commission (EPC).  EPC staff recommends that the applicant clarifies that the proposed fence and 
buffer construction will be located outside of the approved wetland area to avoid impacts to the 
wetland. Separate, additional wetland permitting will be required if the proposed fence is located 
within the approved wetland area. 
 
The subject property contains wetland/OSW areas, which have not been delineated. Knowledge of 
the actual extent of the wetland and OSW are necessary in order to verify the avoidance of wetland 
impacts pursuant to Chapter 1-11.  Prior to the issuance of any building or land alteration permits or 
other development, the wetlands/OSWs must be field delineated in their entirety by EPC staff or 
Southwest Florida Water Management District staff (SWFWMD) and the wetland line surveyed.  
Once delineated, surveys must be submitted for review and formal approval by EPC staff.   

 
Chapter 1-11, prohibits wetland impacts unless they are necessary for reasonable use of the property.  
Staff of the EPC recommends that this requirement be taken into account during the earliest stages of 
site design so that wetland impacts are avoided or minimized to the greatest extent possible.  The 
size, location, and configuration of the wetlands may result in requirements to reduce or reconfigure 
the improvements depicted on the plan.   
 
The Hillsborough County Land Development Code (LDC) defines wetlands and other surface 
waters as Environmentally Sensitive Areas.  Pursuant to the LDC, wetlands and other surface waters 
are further defined as Conservation Areas or Preservation Areas and these areas must be designated 
as such on all development plans and plats.  A minimum setback must be maintained around the 
Conservation/Preservation Area and the setback line must also be shown on all future plan 
submittals. 

 

Any activity interfering with the integrity of wetland(s) or other surface water(s), such as clearing, 
excavating, draining or filling, without written authorization from the Executive Director of the EPC 
or  authorized agent, pursuant to Section 1-11.07, would be a violation of Section 17 of the 
Environmental Protection Act of Hillsborough County, Chapter 84-446, and of Chapter 1-11. 

 
cs/mst 



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  STD21-1208 REVIEWED BY: Randy Rochelle DATE:  9/16/2021

FOLIO NO.: 49841.0000             

WATER

The property lies within the              Water Service Area.  The applicant 
should contact the provider to determine the availability of water service.

A 20 inch water main exists (adjacent to the site), (approximately 60 feet 
from the site) and is located within the south Right-of-Way of Gibsonton Drive . This will 
be the likely point-of-connection, however there could be additional and/or different 
points-of-connection determined at the time of the application for service. This is not a 
reservation of capacity.

Water distribution system improvements will need to be completed prior to connection to
the County’s water system. The improvements include two funded CIP projects that 
are currently under construction, C32001 - South County Potable Water Repump 
Station Expansion and C32011 - Potable Water In-Line Booster Pump Station, and will
need to be completed by the County prior to issuance of any building permits prior to 
June 1, 2022, that will create additional demand on the system.

WASTEWATER

The property lies within the                Wastewater Service Area.  The applicant 
should contact the provider to determine the availability of wastewater service.

A 4 inch wastewater force main exists (adjacent to the site), (approximately
feet from the site) and is located within the north Right-of-Way of Gibsonton Drive . This 
will be the likely point-of-connection, however there could be additional and/or different 
points-of-connection determined at the time of the application for service. This is not a 
reservation of capacity.

Wastewater collection system improvements will need to be completed prior to 
connection to the County’s wastewater system. The improvements include           
and will need to be completed by the           prior to issuance of any building permits 
that will create additional demand on the system.

    

COMMENTS:  The subject rezoning includes parcels that are within the Urban Service Area
and would require connection to the County's potable water and wastewater systems



Statement of Record 
The South County service area (generally south of the Alafia River) has seen significant customer growth 
over the recent past.  As new customers are added to the system there is an increased demand for 
potable water that is causing delivery issues during certain periods of the year.  The greatest demand for 
water occurs during the spring dry season, generally the months of March through May.  During the dry 
season of 2021 the Water Resources Department was challenged to deliver water to the southern 
portions of the service area to meet customer expectations for pressure and flow.  While Levels of 
Service per the Comprehensive Plan were met, customers complained of very low pressure during early 
morning hours.  Efforts to increase flow and pressure to the south resulted in unacceptably high 
pressures in the north portions of the service area.  The Florida Plumbing Code limits household 
pressure to 80 psi to prevent damage to plumbing and possible injury due to system failure.  The 
Department had to balance the operational challenges of customer demand in the south with over 
pressurization in the north, and as a result, water pressure and flow in the South County service area 
remained unsatisfactory during the dry period of 2021.  

As a result of demand challenges, the Department initiated several projects to improve pressure and 
flow to the south area.  Two projects currently under construction CIP C32001 - South County Potable 
Water Repump Station Expansion and CIP C32011 - Potable Water In-Line Booster Pump will increase 
the delivery pressure to customers.   

These projects are scheduled to be completed and operational prior to the 2022 dry season, and must 
demonstrate improved water delivery through the highest demand periods before additional 
connections to the system can be recommended during such dry season. 

   

 

 

 

 

 



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE:  27 Aug 2021 

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 

APPLICANT:   William Molloy PETITION NO:  RZ-STD 21-1208 

LOCATION:   7510 Gibsonton Dr. 

FOLIO NO:   49841.0000 SEC: 23   TWN: 30   RNG: 19 
 

 

 

  This agency has no comments. 

 

  This agency has no objection. 

 

 This agency has no objection, subject to listed or attached conditions. 

 

 This agency objects, based on the listed or attached conditions. 

   

COMMENTS:        . 
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              EXHIBITS SUBMITTED 

       DURING THE ZHM HEARING 

 











HEARING TYPE: ZHM , PHM, VRH, LUHO                   DATE: 12/13/2021                 

HEARING MASTER: Susan Finch          PAGE: _1_OF_1_  

   

 

APPLICATION # SUBMITTED BY EXHIBITS SUBMITTED HRG. MASTER 
YES OR NO 

RZ 21-1235 Brian Grady 1. Revised Staff Report Yes (copy) 

RZ 21-1208 Brian Grady 1. Revised Staff Report Yes (copy) 

RZ 21-0222 Brian Grady 1. Revised Staff Report Yes (copy) 

RZ 22-0069 Michael Horner 1. Applicant Presentation Packet No 

RZ 22-0070 Michael Horner 1. Applicant Presentation Packet No 

RZ 21-1092 Brian Grady 1. Revised Staff Report Yes (copy) 

RZ 21-1092 Tyler Hudson 2. Applicant Presentation Packet No 

MM 21-0884 Maria L. Alvarez-Garcia 1. Opposition Presentation Packet No 

RZ 21-1341 J.D. Alsabbagh 1. Applicant Presentation Packet No 
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