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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Catherine Hartley, AICP
Hartley Planning Collaborative

FLU Category: Residential-20

Service Area: Urban

Site Acreage: Approximately 1.71 acres

Community 
Plan Area: University 

Overlay: None

Introduction Summary:
The applicant seeks to develop an approximately 1.71-acre unified development consisting of four folios. The request 
is to rezone from Planned Development (PD 00-1212) and Commercial General to PD to allow for a unified 
development comprising 18 units of multifamily housing and 16,500 sq. ft. of office and professional services, 
community space, and accessory retail uses.

The property consists of a 0.58-acre area zoned PD 00-0212, which is currently limited to multifamily housing up to 
20 du/acre subject to RMC-20 standards and at-grade parking facilities developed at CG standards. Located at the 
corner are two properties comprising approximately 1.05 acres and zoned Commercial General.

Zoning: Existing Proposed
District(s) PD 00-1212 Commercial General PD 22-0682

Typical General Use(s) Multi-Family Residential
General Commercial, 
Office and Personal 

Services

Mixed use: 
Multifamily residential and 

commercial/offices
Acreage 0.58 acres 1.05 acres 1.71 acres

Density/Intensity 20 du/ac. - Residential
0.27 FAR - Commercial

0.27 FAR -
Commercial

20 du/ac. - Residential
0.35 FAR – Accessory retail

0.75 FAR – Commercial 
General/Office

Development Standards: Existing Proposed
District(s) PD 00-1212 CG PD 22-0682

Setbacks/Buffering and 
Screening

Commercial:
Type “A” Screening
Residential: RMC-20 
Standards- 25’ front; 
10’ side; 20’ rear

50’ front 
25’ side
50’ rear

Front (street facing): 0’ to 20’
Rear: 5’ minimum
Side: 5’ Minimum

Height 45’ for Residential 50’ Up to 50’
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Additional Information:  

PD Variation(s) LDC Part 6.06.04 Off-street Vehicular Use Areas 
LDC Part 6.05.02 Parking and Loading Standards 

Waiver(s) to the Land Development Code Waiver of additional setback of 2 feet for every foot over 20 feet for the 
front, rear and side yard setbacks.   

 
Planning Commission Recommendation: 
Planning Commission staff finds the proposal 
consistent with the Hillsborough Comprehensive Plan 
for Unincorporated Hillsborough County. 

Development Services Recommendation: 
Staff finds the proposal APPROVABLE, with conditions.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPLICATION NUMBER: PD 22-0083 
ZHM HEARING DATE: June 13, 2022 
BOCC LUM MEETING DATE: August 25, 2022 Case Reviewer: Tim Lampkin, AICP   

  

Page 3 of 18 

2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

 
 

Context of Surrounding Area: 
The site is located North of 136th Avenue East and west of North 20th Street located in the Urban Service Area.  The 
surrounding area is predominantly a mixture of single and multi-family residential and commercial uses. General 
commercial is located south of the subject site across E. 136th Avenue, and just north of E. Fletcher Avenue, as well as 
directly east across N. 20th Street.  
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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-20 (Residential - 20) 

Maximum Density/F.A.R.: 20 dwelling per acre (R-20) / 0.75 Maximum FAR 

Typical Uses: 

Typical uses in the RES-20 is to designate areas that are suitable for high 
density residential development. In addition, urban scale neighborhood 
commercial, office, multi-purpose projects, and mixed-use projects are  
permitted uses pursuant to the RES-20 Future Land Use category.  
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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/Northeast PD 16-0633  
Maximum  

3,500 sq. ft.  
community structure 

Non-profit community 
center, park and garden 

Community center, park 
and garden 

South Commercial 
General  10,000 sq. ft. lot  Commercial  Predominantly 

commercial 

East  
UCA-NHO 

(Neighborhood 
Office District) 

20 du/ac.  
Max. FAR – 0.75 

RMC-20 multifamily, and 
BPO (Business Office 

Professional) 

Mobile Food Truck & One-
story multifamily 

West RMC-20 Min. lot are per du: 
2,180 sq. ft. Multifamily development One-story multifamily 

development 
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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 OF STAFF REPORT)  

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

N. 20th St.  County Local – 
Rural and Urban  

2 Lanes 
☒Substandard Road 
☒Sufficient ROW Width 

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

E. 136th Ave. County Local – 
Rural and Urban 

2 Lanes 
☐ Substandard Road 
☒ Sufficient ROW Width 

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

E. 137th Ave. County Local – 
Rural and Urban 

2 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 5,156 225 181 
Proposed 696 48 61 
Difference (+/-) (-) 4,460 (-) 177 (-) 120 
*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 X Vehicular & Pedestrian None Meets LDC 
South X Vehicular & Pedestrian None Meets LDC 
East X None None Meets LDC 
West  None None Meets LDC 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
N. 20th St. – Substandard Road Design Exception Requested Approvable 
E. 136th Ave. – Substandard Road Design Exception Requested Approvable 
E. 137th Ave. – Substandard Road Design Exception Requested Approvable 
Notes: 
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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  

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   

 Yes 
 No 

 Yes 
 No 

 Yes 
☐ No 

See Transportation 
Report.  

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 

This is an analysis for 
adequate facilities only and is 
NOT a determination of 
school concurrency. A school 
concurrency review will be 
issued PRIOR TO preliminary 
plat or site plan approval. 

 
 
Impact/Mobility Fees 
(Fee estimate is based on a 1,200 square foot, 2 bedroom, Multi-Family Units 1-2 story) 
Mobility: $5,995 per unit               
Parks: $1,555 per unit                  
School: $3,891 per unit            
Fire: $249 per unit                   
Multi-Family (1-2 story) per unit = $11,690 
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single tenant office      medical office           shopping center 
 
                                               (<10k s.f.)                         (retail) 
(per 1,000 s.f.)                    (per 1,000 s.f.)                  (per 1,000 s.f.) 
Mobility: $9,005                 Mobility: $19,674             Mobility: $12,206 
Fire: $158                             Fire: $158                           Fire: $313 
 
 
Urban Mobility, Northwest Fire, Northeast Park - multi-family units, 10,000 s.f. office, 2,500 s.f. community space, 2,500 s.f. 
medical office, 1,500 s.f. retail.  potential credit for prior structures not included in figures.   

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 
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility  
The development site consists of four folios generally located at the corner of East 136th Avenue and North 20th Street 
in the University Community Plan Area. The southern parcels are zoned Commercial General. The two northernmost 
parcels were re-zoned from RMC-20 to a Planned Development (PD 00-1212) in order to accommodate parking for 
“Village Lawn Care”, a business that was in operation at that time. The applicant wanted to retain the right to build 
multifamily; therefore, PD 00-1212 conditions permitted “conventional multifamily housing” in accordance with the 
RMC-20 standards. 
 
The surrounding area is predominantly developed with a mixture of single, multi-family residential, and commercial uses 
interspersed throughout the surrounding area. General commercial is located south of the subject site across E. 136th 
Avenue, and just north of E. Fletcher Avenue, as well as directly east across N. 20th Street. 
 
The applicant has stated the goal of the proposed use is to develop a mix of affordable and market rate multifamily 
and/or live work on the northern-most two parcels. However, the applicant [University Area Community Development 
Corporation “UACDC”)] is not requesting any density bonuses for this development. Pursuant to the Hillsborough County 
Comprehensive Plan, Objective 20 and Policy 20.1, the County encourages the new development and redevelopment of 
affordable housing. This applicant’s narrative notes that the site could be developed under the current CG zoning, 
including auto-oriented uses, which would be inconsistent and incompatible with the University Area zoning’s desired 
character. The narrative also states that uses with accessory retail would be more compatible than a car wash, drive 
through restaurant, or the other auto-oriented uses currently allowed on the site. 
 
The request is to develop a 1.71-acre unified mixed-use project consisting of up to 18 multifamily residential dwellings, 
along with neighborhood commercial and office uses. According to the applicant’s narrative, design elements include 
orienting all new construction to the street and placing parking to the side and rear of the buildings, to contribute to a 
more pedestrian-oriented design. The applicant’s narrative states the UACDC is committed to filling in the sidewalk gaps 
that exist along the boundaries of the proposed PD. The conditions of approval require that the proposed development 
will provide sidewalks on North 20th Street and 136th Avenue East further supporting walkability. Furthermore, the 
University Area Community Development prepared a Walkability Study in the University Area  Community dated 
December 2016 in partnership with Hillsborough County Planning Commission emphasized the need for a more 
Walkability for the University Area. This study noted the need for useable, safer sidewalks as a high priority. 
 
Waiver Requested: 
The applicant requests a waiver of the additional setback of 2 feet for every foot over 20 feet to allow a 15-foot rear 
yard setback, and a 10-foot setback on the east side yard. Staff finds the waiver request supportable. The applicant is 
proposing a maximum 50-foot building height with no additional setback. Staff find the waiver supportable. The 
applicant has not requested a variation from the general site development requirements found in Parts 6.06.06, 
Buffering and Screening Requirements.  
 
Variations Requested: 
The applicant has requested two variations.  

1. The applicant requests a variation to LDC Section 6.05.00, Parking and Loading Standards, for all uses, and is also 
requesting a variation to permit on-street parking spaces be allowed to count towards the minimum off-street 
parking requirement. The applicant’s narrative notes that due to its proximity to transit (one block to HART 
Route 33) and their commitment to providing live and work opportunities on-site, they are requesting a 
reduction in parking.  
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Staff notes that the project is located within a Census Tract (108.18), which is designated as a high poverty area. 
According to data from the United States Census Bureau’s latest American Community Survey (ACS), the percentage of 
people whose income in the preceding 12 months was below the poverty level was 30.3%. ACS data also indicated that 
88.1% of all renter occupied households within the census tract have 1 or fewer vehicles available, compared with 44.3% 
of all households within Hillsborough County who have 1 or fewer vehicles available. Based on the above the PD variation 
is supportable, with a condition which requires a provision of a certain number of bicycle parking spaces. 
 

2. The applicant is requesting a second variation to off-street vehicular use area buffers (Sec. 6.06.04) due to site 
constraints.  

  LDC Standard  Variation Request  

Variation from Sec. 6.06.04, Off-street 
Vehicular Use Areas, and Other 
Perimeter Buffer  

6-foot wide landscape buffer with 1 
shade tree for every 40 ft.   

6-ft. landscape buffer with 6' high fence and 4' to 
6' height hedge.  
No trees along eastern boundary. 

     
 
 
Staff has reviewed the justification statement submitted by the applicant for the variations and finds they meet the 
criteria for approval per LDC Section 5.03.06.C.6.  The Rezoning Hearing Master’s recommendation for this application 
is required to include a finding on whether the requested variations meet the criteria for approval. Additional 
information regarding the rationale may be found in the applicant’s narrative.  
 
Design Exceptions: 
The applicant submitted design exceptions to the Hillsborough County Transportation Technical Manual for East 136th 
Avenue and North 20th Street for the portions that abut the subject site. The requested exceptions to the TND-3 typical 
section and the justification are as follows, which the County Engineer found approvable.  

1. Based on survey, the ROW is approximately 50 feet on East 136th Avenue and North 20th Street. 
2. No 5-foot bike lane. 
3. On-street parking lane is 9 feet wide instead of 8 feet wide. 
4. Reduce the 2-foot type “F” curb to a modified 18 ft. wide type “F” curb. 
5. A 6-foot sidewalk (increased from 5-foot) will be provided only on one (1) side of the road. 
6. The sidewalk will be placed at the back of curb, thus eliminating the 5-foot sod strip between back of curb and 

the sidewalk.  
 
The applicant also proposes that screening of trash and recycling receptacles, loading docks, service areas, and other 
similar areas shall be in accordance with Section 3.13.03 of the LDC. although the project is not within a district which is 
subject to the Section 3.13.00 University Community Area Development Regulations portion of the LDC, the proposed 
site is located immediately west of the UCA-NHO district.  
 
The property lies within the City of Tampa Water Service Area and the Tampa Wastewater Service Area. The site will 
comply with and conform to all other applicable policies and regulations, including but not limited to, the Hillsborough 
County Land Development Code, Site Development and Technical Manuals.  
 
 
5.2 Recommendation      
Based on the above consideration, staff finds the request APPROVABLE.  
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6.0 PROPOSED CONDITIONS  
 
Approval of the request, subject to the conditions listed below, is based on the general site plan submitted May 24, 2022. 
 
Prior to PD Site Plan Certification, the applicant shall revise the PD site plan to: 

 Remove the “requested variations and waivers” table in its entirety or otherwise replace the information in the 
“proposed standard” column for the PD variation and replace it with “See conditions of approval”. 

 Revise the site data table (and other references where necessary) to conform all use descriptions to the official 
LDC designations as shown in the conditions proposed herein above (e.g. “office” should be listed as 
“professional service” for non-medical office uses and “health practitioner’s office” for “medical office” uses.) 

 Revise the site data table to delete the “parking provided” line. Instead replace with a  site note which indicates 
“Parking shall be provided in accordance with the PD variation – see conditions of approval”. 

 Add a site note stating “External sidewalks to be provided in accordance with the LDC  and Design Exception. 
Internal sidewalks to be provided in accordance with the LDC.” 

 
1. All structures shall be required to comply with the following dimensional standards.  

 Minimum Building Setback 
 from all Property lines:                 50 feet  

 Maximum Building Height:  45 50 feet  
 Maximum Impervious Area:        75 percent 
 Setbacks – Front (street facing) setbacks for all new construction shall be 0 ft. to 20ft.  
 Rear setbacks shall be 5 ft. minimum.  
 Side setbacks shall be 5 ft. minimum. 
 The site is not subject to the 2 to 1 additional setback requirement in Section 6.01.01 of the 

Land Development Code. 
 

2. The project shall be limited to the following uses: 
 
2.1. Maximum of eighteen (18) multi-family dwelling units; 
2.2. Maximum of 12,500 square feet of Professional Service and/or Health Practitioners Office uses; 
2.3. Maximum of 2,500 square feet of Recreational Uses, Private Community; and, 
2.4. Maximum of 1,500 square feet of Accessory Commercial General (CG) uses, subject to the further  
       restrictions described in condition 4, below. 
 

3. Accessory retail Floor Area Ratio (FAR) shall not exceed .35 and other non-residential uses shall not exceed 
0.75 FAR, pursuant to the RES-20 Future Land Use category. Residential density shall not exceed 20 units per 
acre. Uses shall be permitted to mix vertically and horizontally. 
 

4. Accessory CG uses shall be subject to the requirements of Hillsborough County Land Development Code 
(LDC) Section 6.11.03.A., B., C. and D. Additionally, no drive-through windows or walk-up service windows 
shall be permitted. 
 

5. The project shall be permitted the follow vehicular access: 
4.1. One (1) access driveway on E. 136th Ave.; 
4.2. One (1) access driveway on E. 137th Ave.; and, 
4.3. One (1) access driveway on N. 20th St. 
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6. Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle and 
pedestrian access may be permitted anywhere along the PD boundaries.  
 

7. Notwithstanding anything shown on the PD site plan to the contrary, external sidewalks shall be provided 
in accordance with the approved Sec. 6.03.02. of the Hillsborough County Land Development Code (LDC) 
and the Design Exceptions described in zoning condition 9 below, and internal sidewalks shall be provided 
in accordance with Sec. 6.03.02. of the LDC. 

 
8. Notwithstanding anything shown on the PD site plan to the contrary, all internal parking and drive aisles 

shall meet applicable Transportation Technical Manual (TTM) and LDC requirements. 
 

9. If PD 22-0083 is approved, the County Engineer will approve a Design Exception (dated May 3,  2022 and 
revised May 19, 2022) which was found approvable by the County Engineer (on June 1, 2022). The 
developer shall be required to construct improvements to E. 136th Ave., and N. 20th St. as specified in the 
Design Exception or otherwise required herein these conditions.  

 
10. In accordance with the approved PD variation request, parking shall be provided as follows: 

 
9.1. A minimum of 1 vehicle parking space shall be provided for each multi-family dwelling unit; 
9.2. A minimum of 2 vehicle parking spaces shall be provided for each 1,000 g.s.f. of nonresidential uses; 
9.3. A minimum of 8 bicycle parking spaces shall be constructed within the project. Such parking shall meet  
       the requirements of Sec. 6.05.02.P.2.; and, 
9.4. On-street parking spaces shall be permitted to count towards the above off-street parking 

Requirements 
 

11. All off-street parking shall be located behind the street-facing front façade of any structure. Garage doors or 
car ports shall not face the street. 

 
12. Building orientation shall be oriented towards the street with the principal entrance of any newly 

constructed structure shall also be oriented to the street. 
 

13. Buffering and screening between uses shall be provided in accordance with the requirements of LDC 
Section 6.06.06, except as follows: 

 Screening of trash and recycling receptacles, loading docks, service areas, and other similar areas shall 
be in accordance with Section 3.13.03 of the LDC.  

 The project shall have a buffer 6 feet in width along the eastern edge of the project with a fence and 6’ 
tall shrub. No trees shall be required in the rear buffer between the parking and the property line. 
 

14. Signage shall be in conformance with Sec. 3.13.05 of the LDC. 
 

15. If the notes and/or graphics on the site plan are in conflict with specific zoning conditions and/or the Land 
Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically 
conditioned otherwise. References to development standards of the LDC in the above stated conditions s hall 
be interpreted as the regulations in effect at the time of preliminary site plan/plat approval.  

 
16. The Development of the project shall proceed in strict accordance with the terms and conditions contained 

in the Development Order, the General Site Plan, the land use conditions contained herein, and all applicable 
rules, regulations, and ordinances of Hillsborough County. 
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17. In accordance with LDC Section 5.03.07.C, the certified PD general site plan shall expire for the internal 
transportation network and external access points, as well as for any conditions related to the internal 
transportation network and external access points, if site construction plans, or equivalent thereof, have not 
been approved for all or part of the subject Planned Development within 5 years of the effective date of the 
PD unless an extension is granted as provided in the LDC. Upon expiration, re-certification of the PD General 
Site Plan shall be required in accordance with provisions set forth in LDC Section 5.03.07.C

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.



APPLICATION NUMBER: PD 22-0083 
ZHM HEARING DATE: June 13, 2022 
BOCC LUM MEETING DATE: August 25, 2022 Case Reviewer: Tim Lampkin, AICP   

  

Page 15 of 18 

 
              SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDNACE 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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7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS 
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8.0 PROPOSED SITE PLAN (FULL) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



AGENCY REVIEW COMMENT SHEET

TO: Zoning Technician, Development Services Department DATE: 6/1/2022

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

PLANNING AREA/SECTOR: USF/ Northwest                   PETITION NO: RZ 22-0083

This agency has no objection.

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

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

CONDITIONS OF APPROVAL

1. The project shall be limited to the following uses:

a. 18 multi-family dwelling units;

b. 12,500 s.f. of Professional Service and/or Health Practitioners Office uses;

c. 2,500 s.f. of Recreational Uses, Private Community; and,

d. 1,500 s.f. of Accessory Commercial General (CG) uses, subject to the further restrictions 
described in condition 2, below.

2. Accessory CG uses shall be subject to the requirements of Hillsborough County Land 
Development Code (LDC) Section 6.11.03.A., B., C. and D.  Additionally, no drive-through 
windows or walk-up service windows shall be permitted.

3. The project shall be permitted the follow vehicular access:

a. One (1) access driveway on E. 136th Ave.;

b. One (1) access driveway on E. 137th Ave.; and,

c. One (1) access driveway on N. 20th St.

4. Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle 
and pedestrian access may be permitted anywhere along the PD boundaries.

5. Notwithstanding anything shown on the PD site plan to the contrary, external sidewalks shall be 
provided in accordance with the approved Sec. 6.03.02. of the Hillsborough County Land 
Development Code (LDC) and the Design Exceptions described in zoning condition 3, below, 
and internal sidewalks shall be provided in accordance with Sec. 6.03.02. of the LDC.

6. Notwithstanding anything shown on the PD site plan to the contrary, all internal parking and 
drive aisles shall meet applicable Transportation Technical Manual (TTM) and LDC 
requirements.  

7. If PD 22-0083 is approved, the County Engineer will approve a Design Exception (dated May 3, 
2022 and revised May 19, 2022) which was found approvable by the County Engineer (on June 
1, 2022). The developer shall be required to construct improvements to E. 136th Ave., and N. 20th

St. as specified in the Design Exception or otherwise required herein these conditions.

This agency has no comments.



8. In accordance with the approved PD variation request, parking shall be provided as follows:

a. A minimum of 1 vehicle parking space shall be provided for each multi-family dwelling 
unit;

b. A minimum of 2 vehicle parking spaces shall be provided for each 1,000 g.s.f. of non-
residential uses;

c. A minimum of 8 bicycle parking spaces shall be constructed within the project.  Such 
parking shall meet the requirements of Sec. 6.05.02.P.2.; and,

d. On-street parking spaces shall be permitted to count towards the above off-street parking 
requirements.

Other Conditions:

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

o Remove the “requested variations and waivers” table in its entirety or otherwise replace 
the information in the “proposed standard” column for the PD variation and replace it 
with “See conditions of approval”.

o Revise the site data table (and other references where necessary) to conform all use 
descriptions to the official LDC designations as shown in the conditions proposed herein 
above (e.g. “office” should be listed as “professional service” for non-medical office 
uses and “health practitioner’s office” for “medical office” uses.)

o Revise the site data table to delete the “parking provided” line.  Instead replace with a 
site note which indicates “Parking shall be provided in accordance with the PD variation 
– see conditions of approval”.

o Add a site note stating “External sidewalks to be provided in accordance with the LDC 
and Design Exception.  Internal sidewalks to be provided in accordance with the LDC.”

PROJECT SUMMARY AND TRIP GENERATION
The applicant is requesting to multiple parcels totaling +/- 1.71 ac. Commercial General (CG) and
Planned Development (PD) #00-1212 to PD. Approved PD #00-1212 has entitlements which allow 
construction of “at-grade parking facilities” or up to 16 multi-family apartments.  The applicant is 
proposing to rezone the property to permit up to 18 multi-family apartments, 12,500 s.f. of Professional 
Service and Health Practitioner’s Office uses, 2,500 s.f. of Recreational Uses, Private Community, and 
1,500 s.f. of accessory Commercial General uses, excluding drive-through uses.

Per the Development Review Procedures Manual (DRPM) requirements, the applicant submitted a trip 
generation and site access analysis.  The applicant did not provide a worst-case analysis as required, i.e. 
the zoning permits up to 12,500 s.f. of Health Practitioner’s Office (i.e. medical office) uses; however, 
the analysis only analyzed 2,500 s.f. of these uses, with the balance being the less trip intensive general 
office.  Regardless, staff finds this had no impact on the proposed conditions or outcome of the case in 
this instance.  Staff has prepared a summary of the number of trips potentially generated under the 
existing and proposed zoning designations utilizing a generalized worst-case scenario.  Given the 
accessory nature of the proposed retail use and conditions being proposed by staff, it was felt that 
Institute of Transportation Engineer’s (ITE’s) Land Use Code (LUC) 820 was appropriate to capture the 
impact of this accessory use (even though this use is not a “shopping center” as specified by LUC 820).  
Data show below is based on the ITE’s Trip Generation Manual, 10th Edition.



Existing Zoning:

Land Use/Size 24 Hour Two-
Way Volume

Total Peak      
Hour Trips

AM PM
PD 00-1212, 16 Multi-Family Dwelling Units
(LUC 220) 117 7 9

CG, 10,702 s.f. Fast-Food with Drive-
Through Uses (LUC 934) 5,039 430 350

Subtotal: 5,156 437 359
Less Internal Capture: Not Available -2 -4

Less Pass-By Trips: Not Available -210 -174
Net New External Trips: 5,156 225 181

Proposed Zoning:

Land Use/Size 24 Hour Two-
Way Volume

Total Peak          
Hour Trips

AM PM
PD 22-0083, 18 Multi-Family Dwelling Units 
(LUC 220) 132 8 10

PD 22-0083, 12,500 s.f. Medical Office Multi-
Family Dwelling Units (LUC 220) 435 35 43

PD 22-0083, 2,500 s.f. Recreational Uses, 
Private Community (LUC 495) 72 4 6

PD, 1,500 s.f. Accessory Retail Uses 
(LUC 820) 57 1 6

Subtotal: 696 48 65
Less Internal Capture: Not Available -0 -2

Less Pass-By Trips: Not Available -0 -2
Net New External Trips: 696 48 61

Trip Generation Difference:

Land Use/Size 24 Hour Two-
Way Volume

Total Peak      
Hour Trips

AM PM
Difference (-) 4,460 (-) 177 (-) 120

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE
N. 20th St. is a 2-lane, undivided, substandard, local roadway in average condition. N. 20th St. is
characterized by +/- 20 feet of pavement and lies within a +/- 50-foot right-of-way. There are no bicycle 
facilities along N. 20th St. There are no sidewalks along a majority of N. 20th St. in the vicinity of the 
proposed project; however, there are +/- 4-foot sidewalks on the west side of the roadway near its
intersection with Fletcher Ave. and +/- 6-foot wide sidewalks along the west side of the roadway 
immediately north of the project (which were constructed by the applicant as a part of the adjacent 
Harvest Hope Park project).  On-street parking spaces also exist along a portion of the west side of the 
roadway.  These and other improvements were previously constructed by the applicant as a part of its 
adjacent Harvest Hope Park project.

E. 136th Ave. is a 2-lane, undivided, substandard, local roadway in average condition.  E. 136th Ave. is 
characterized by +/- 22 feet of pavement and lies within a +/- 50-foot right-of-way.  There are no bicycle 
facilities or sidewalks along E. 136th Ave. in the vicinity of the proposed project.



E. 137th Ave. is a 2-lane, undivided, substandard, local roadway in average condition. E. 137th Ave. is 
characterized by +/- 20 feet of pavement and lies within a +/- 50-foot right-of-way.  There are no bicycle 
facilities along E. 137th Ave. in the vicinity of the proposed project. There are +/- 6-foot wide sidewalks 
along a portion of the north side of the roadway in the vicinity of the proposed project.  On-street parking 
spaces also exist along the north side of the roadway.  These and other improvements were previously 
constructed by the applicant as a part of its adjacent Harvest Hope Park project.

SITE ACCESS AND CONNECTIVITY
The developer is proposing vehicular and pedestrian access to E. 136th Ave., E 137th Ave. and N. 20th St.
The project will be required to construct a minimum 5-foot wide sidewalk along the entirety of its project 
frontages, as well as internal to the site, in accordance with Section 6.03.02 of the LDC.

REQUESTED PD VARIATION - PARKING
The applicant is requesting a PD variation from the Section 6.05.00 parking standards for all uses, and is 
also requesting a variation to permit on-street parking spaces be allowed to count towards the minimum 
off-street parking requirement.

Section 6.05.02 of the LDC requires multi-family units provide parking at ratio of 1.25 parking spaces 
per efficiency unit, 1.5 parking spaces per 1-bedroom unit, and 2.0 parking spaces per 2-bedroom unit.
The breakdown of the number of units within the project is not yet known.  As such, staff assumed the 
worst-case scenario for the purposes of the below analysis.  Given the range of potential uses within the 
1,500 s.f. “accessory retail” uses within the site, it is impractical to provide a full accounting of the extent 
to which each varies from the parking ratio proposed by the applicant.  Instead, staff examined the worst-
case parking scenario from the list of allowable uses (i.e. fast-foot without drive-through) in preparing the 
summary table below.  

In conducting its review, staff noted that although the project is not within a district which is subject to 
(and therefore benefits from) the Section 3.13.00 University Community Area Development Regulations 
portion of the LDC, the proposed site is located immediately west of the UCA-NHO district (which such 
standards do apply).  Staff believes that given the local context and area, it is appropriate to permit a 
reduction to the parking in the spirit of the relief which was contemplated in the Section 3.13.03.C.1.b. 
and c. portions of the Code.  The former which permits non-residential parking requirements to be 
reduced by 50%, and the latter which permits on-street parking spaces to be deducted from the number of 
required off-street parking spaces.

Staff noted that the project is located within a Census Tract (108.18), which is designated as a high 
poverty area.  According to data from the United States Census Bureau’s latest American Community 
Survey (ACS), the percentage of people whose income in the preceding 12 months was below the 
poverty level was 30.3%.  ACS data also indicated that 88.1% of all renter occupied households within 
the census tract have 1 or fewer vehicles available, compared with 44.3% of all households within 
Hillsborough County who have 1 or fewer vehicles available. 

Lastly, staff noted that the project is within ¼ mile or less of four HART bus stops, one of which 
provides access to the HART MetroRapid service.  

Given the above, staff believes the PD variation is supportable, with a condition which requires provision 
of a certain number of bicycle parking spaces.  Given that an administrative parking reduction of 5% is 
allowable per LDC in exchange for the provision of bicycle parking, staff believes that it is appropriate 
given the scale of the reduction being sought that the applicant provide bicycle parking equal to 5% of 
the number of spaces as calculated based upon their original maximum potential parking requirement 
based on the proposed uses.  This equates to a minimum of 8 bicycle spaces being required.  Staff has 
incorporated this into its proposed parking condition.



Land Use  LDC Standard Quantity of Use
Parking 

Required
Parking 

Proposed
Percentage 
Reduction

Multi-Family 2 spaces per 2 Bedroom Unit 18 dwelling units 36 18 50.0%
Health Practitioner's Office 5 spaces per 1,000 s.f. 12,500 s.f. 63 32 49.2%
Recreational Uses, Private Community 5 spaces per 1,000 s.f. 2,500 s.f. 13 5 61.5%
Accessory CG Uses 20 per 1,000 s.f. 1,500 s.f. 30 3 90.0%

Subtotals 142 58 59.2%

REQUESTED DESIGN EXCEPTIONS – E. 136TH AVE., E 137TH AVE. AND N. 20TH ST.
As E. 136th Ave., E. 137th Ave. and N. 20th St. are a substandard local roadways, the applicant’s Engineer of Record 
(EOR) submitted a Design Exception request (dated May 3, 2022 and revised May 19, 2022) to determine the 
specific improvements that would be required by the County Engineer.  Based on factors presented in the Design 
Exception request, the County Engineer found the Design Exception request approvable (on June 1, 2022).  The 
deviations from the Hillsborough County Transportation Technical Manual (TTM) Traditional Neighborhood 
Development – 3 (TND-3) Typical Section (for 2-Lane, Local Urban Streets) include:

1. The developer will be permitted to eliminate the 5-foot wide and 4-foot wide on-street bicycle lanes 
required by TND-3;

2. The developer will be permitted to utilize 9-foot wide on-street parking spaces in lieu of the 8-foot side 
spaces permitted by TND-3;

3. The developer will be permitted to utilize 1.5-foot wide modified Type-F curb in lieu of the 2-foot wide 
standard Type-F curb required by TND-3;

4. The developer will be permitted to eliminate the 3-foot wide to 7-foot side grass/sod strip between the 
sidewalk and back of curb required by TND-3; and,

5. The overall typical section width is being reduced from the 69-foot wide minimum right-of-way required 
pursuant to TND-3.

Improvements for E 137th Ave. were previously constructed as a part of the applicant’s adjacent Harvest Hope Park 
project.  If this zoning is approved, the County Engineer will approve the Design Exception requests.

LEVEL OF SERVICE (LOS) INFORMATION
As E. 136th Ave., E. 137th Ave. and N. 20th St. were not included in the 2020 Hillsborough County Level of Service 

Report, information regarding the LOS of these facilities cannot be provided.





(she/her/hers)



400 North Tampa Street, 15th Floor, Tampa, FL 33602 
Ph: (813) 296-2595 

www.palmtraffic.com 

May 3, 2022 
Revised May 19, 2022 

Mr. Michael Williams, P.E. 
Hillsborough County Development Services 
County Engineer 
Development Review Director 
601 East Kennedy Boulevard, 20th Floor 
Tampa, Florida   33602 

RE: Harvest Hope Campus – PD 22-0083 
Design Exception – East 136th Avenue and North 20th Street 
Palm Traffic Project No. T21005 

Dear Mr. Williams: 

The purpose of this letter is to request a Design Exception to the Hillsborough County Transportation 
Technical Manual (TTM) per section 1.7.2 to meet Land Development Code (LDC) Section 6.04.03.L 
(existing facility) in association with the proposed project, Harvest Hope Campus, as shown in Figure 
1.  Harvest Hope Campus is proposed to consist of up to 18 multi-family dwelling units, 10,000 
square feet of office, 2,500 square feet of community space, 2,500 square feet of medical office 
and 1,500 square feet of retail and will be immediately south of the recently completed Harvest 
Hope Park.  This request is made based on our virtual meeting on December 29, 2020 with 
Hillsborough County staff.   

The project proposes to have one (1) full access to East 136th Avenue, one (1) entrance only from 
East 137th Avenue and one (1) full access to North 20th Street.  East 136th Avenue and North 20th 
Street are substandard, local roads.  The existing facilities have approximately 50 feet of ROW 
with no paved shoulders, no sidewalks and no bike lanes.   North 20th Street adjacent to the site 
has a peak season peak hour volume of 172 trip ends (approximately 1,910 daily trip ends) which 
operates at a Level of Service C.  East 136th Avenue adjacent to the site has a peak season peak 
hour volume of 54 trip ends (approximately 600 daily trip ends) which operates at a Level of 
Service C.  

This request is a design exception to the Hillsborough County Transportation Technical Manual for 
East 136th Avenue and North 20th Street for the portion that abuts the proposed project.  A TND-3 
requires 69 feet of ROW with a 5-foot bike lane, 8 foot on-street parking space adjacent to a 2-
foot type "F" curb for a total width of 15 feet as shown in Figure 2.  The requested exceptions to 
the TND-3 typical section and the justification are as follows: 

1. Based on survey, the ROW is approximately 50 feet on East 136th Avenue and North 20th 
Street.   

2. No 5-foot bike lane. 
3. On-street parking lane is 9 feet wide instead of 8 feet wide. 
4. Reduce the 2-foot type “F” curb to a modified 18”-wide type “F” curb.  

22-0083

Received May 20, 2022 
Development Services
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400 North Tampa Street, 15th Floor, Tampa, FL 33602 
Ph: (813) 296-2595 

www.palmtraffic.com 

5. A 6-foot sidewalk (increased from 5-foot) will be provided only on one (1) side of the road.  
The sidewalk will be placed at the back of curb, thus eliminating the 5-foot sod strip between 
back of curb and the sidewalk.   

University Area Community Development has prepared a Walkability Study in the University Area 
Community dated December 2016 in partnership with Hillsborough County Planning Commission 
which emphasizes the need for a more Walkability for the University Area.  This study noted the 
need for useable, safer sidewalks as a high priority, more so than the need for bike lanes.  Currently, 
the roadways are being utilized as both pedestrian walkways shared with vehicles.  In an effort to 
provide additional safety, this proposed typical section modification will emphasize a separation 
of pedestrians and vehicle travel ways with on-street parking spaces used as a buffer.  By this 
design, the pedestrians will be further away from vehicle travel lanes and emphasize the park 
pathways.  Figures 3 and 4 illustrated the proposed typical sections for East 136th Avenue and 
North 20th Street, respectively. 

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

Sincerely, 

Vicki L Castro, P.E.  
Principal 

______________________________________________________________________________ 
Based on the information provided by the applicant, this request is: 
____________Disapproved    ____________Approved with Conditions    ____________Approved 

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

Sincerely, 
 
 

Michael J. Williams 
Hillsborough County Engineer 

22-0083
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FIGURE 1. LOCATION MAP 
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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 

N. 20th St.  County Local – 
Rural and Urban  

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

E. 136th Ave.  County Local – 
Rural and Urban  

2 Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

E. 137th Ave. County Local – 
Rural and Urban 

2 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 5,156 225 181 
Proposed 696 48 61 
Difference (+/-) (-) 4,460 (-) 177 (-) 120 
*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 X Vehicular & Pedestrian None Meets LDC 
South X Vehicular & Pedestrian None Meets LDC 
East X Vehicular & Pedestrian 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 
N. 20th St. – Substandard Road Design Exception Requested Approvable 
E. 136th Ave. – Substandard Road Design Exception Requested Approvable 
E. 137th Ave. – Substandard Road Design Exception Requested Approvable 
Notes: 



Transportation Comment Sheet  
 

 

 

 

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

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

 Yes  N/A 
 No 

 Yes 
 No  

















































Unincorporated Hillsborough County Rezoning 

Hearing Date: 
June 13, 2022

Report Prepared:  
June 1, 2022 

Petition: PD 22-0083

North of 136th Avenue East and west of North 20th 
Street

Summary Data:

Comprehensive Plan Finding: CONSISTENT 

Adopted Future Land Use: Residential-20 (20 du/ga; 0.35 FAR)

Service Area: Urban 

Community Plan:  University Area

Rezoning Request:   The application requests to rezone from Planned
Development (PD) and Commerical General to PD 
allowing for a mixed-use project with 18 units of multi-
family affordable housing and 16,500 sq. ft. of office
and professional services, community space, and 
accessory retail uses. 

Parcel Size (Approx.): 1.71 +/- acres (74,488 square feet)

Street Functional
Classification:   

North 20th Street – Local Roadway
136th Avenue East – Local Roadway
East Fletcher Avenue – County Arterial  

Locational Criteria: Does not meet; waiver requested

Evacuation Area: The site is not located in a Evacuation Area 

Plan Hillsborough 
planhillsborough.org

planner@plancom.org
813 – 272 – 5940 

601 E Kennedy Blvd 
18th floor  

Tampa, FL, 33602
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Context 
 

 The subject property is located on approximately 1.71 acres north of 136th Avenue East 
and west of North 20th Street. The site is located within the limits of the University Area 
Community Plan. The site is located in the Urban Service Area.  
 

 The subject property is designated Residential-20 (RES-20) on the Future Land Use Map.  
Typical uses include residential, neighborhood commercial, office uses, multi-purpose 
projects and mixed use developments. Non-residential uses shall meet established 
locational criteria for specific land use. Agricultural uses may be permitted pursuant to 
policies in the agricultural objective areas of the Future Land Use Element.  

 
 The subject property is surrounded by Residential-20 (RES-20) on all sides. Office 

Commercial-20 (OC-20) is located further south of the property. Further east is the 
Public/Quasi-Public future land use category (P/QP)  

 
 The subject property is currently comprised of multi-family lots with Planned Development 

(PD) and Commercial General (CG) zoning. Multi-family, two-family, single family and 
vacant properties are located to the north, east and west of the site with PD, CG, and 
University Community Area (UCA-NHO) zoning districts. South of the property is light 
commercial with CG zoning. 
 

 The application requests to rezone from Planned Development (PD) and Commerical 
General to PD allowing for a mixed-use project with 18 units of multi-family affordable 
housing and 16,500 sq. ft. of office, community space, clinic and retail uses. 

 
Compliance with Comprehensive Plan: 
The following Goals, Objectives and Policies apply to this request and are used as a basis for a 
consistency finding. 
 
 
FUTURE LAND USE ELEMENT 
 
Urban Service Area (USA)  
 
Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area 
with the goal that at least 80% of all population growth will occur within the USA during the 
planning horizon of this Plan.  Within the Urban Service Area, Hillsborough County will not impede 
agriculture. Building permit activity and other similar measures will be used to evaluate this 
objective.   
 
Policy 1.2: Minimum Density All new residential or mixed use land use categories within the USA 
shall have a density of 4 du/ga or greater unless environmental features or existing development 
patterns do not support those densities. 3 Within the USA and in categories allowing 4 units per 
acre or greater, new development or redevelopment shall occur at a density of at least 75% of 
the allowable density of the land use category, unless the development meets the criteria of Policy 
1.3.  
 
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 
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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. 
 
Relationship to the Future Land Use Map 
 
Objective 7: The Future Land Use Map is a graphic illustration of the county's policies governing 
the determination of its pattern of development in the unincorporated areas of Hillsborough 
County through the year 2025.  
 
Policy 7.1: The Future Land Use Map shall be used to make an initial determination regarding 
the permissible locations for various land uses and the maximum possible levels of residential 
densities and/or non-residential intensities, subject to any special density provisions, locational 
criteria and exceptions of the Future Land Use Element text. 
 
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 16.1:  Established and planned neighborhoods and communities shall be protected by 
restricting incompatible land uses through mechanisms such as:  

a) locational criteria for the placement of non-residential uses as identified in this 
Plan, 

b) limiting commercial development in residential land use categories to 
neighborhood scale;  

c) requiring buffer areas and screening devices between unlike land uses; 

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 16.10: Any density increase shall be compatible with existing, proposed, or planned 
surrounding development. Compatibility is defined as the characteristics of different uses or 
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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. 

Policy 16.14: Community gathering places shall be provided within residential developments, 
where feasible and necessary, to improve and enhance the quality of life within neighborhoods 
by providing areas that promote and encourage interaction among residents by allowing for 
neighborhood gatherings and providing for enhanced community cohesiveness. These places 
shall be functionally designed and improved to allow for leisure activity, and be accessible to the 
residents of the proposed development.  

Policy 16.15: Single family detached, single family attached, and townhome residential 
development of 50 units or greater shall include gathering places in accordance with requirements 
of the Land Development Code. Community gathering places shall be provided in a proportionate 
manner based on the size of the project, density of dwelling units, amount of private open space 
in the project or other similar manner. A minimum square footage shall be established ensuring a 
functional gathering place for residential developments at or near the threshold of 50 units. 
Community gathering places shall not be required in residential subdivisions with platted lot sizes 
of 1/3 acre or greater. To ensure minimum density policies can be achieved or greater, minimum 
lot size reductions may be considered. Incentives for a higher quality of design of the gathering 
places should be provided. The Land Development Code should address the location of gathering 
places to ensure compatibility with adjacent uses. Most community gathering places that do not 
require parking should be within walking distance of residences. The Land Development Code 
should include a process such as but not limited to variances or waivers to consider reductions in 
the gathering place requirement. 

Residential-Targeted Groups & Incentives 
 
Objective 20: The County shall encourage new development and redevelopment of residential 
housing for special target groups of people. The provisions specified within the Housing Element 
of the Comprehensive Plan shall be applied with respect to the following policies.  
 
Policy 20.1: The provision of affordable housing shall be given high priority consideration by 
Hillsborough County. By 2009, development incentives shall be explored and implemented by 
Hillsborough County that will increase the housing opportunities for very low, low income 
households and workforce housing that are consistent with and further the goals, objectives and 
policies within the Housing Element. 
 
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:  
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 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 
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. 
 
Roadways listed in the table as 2 or 4 lane roadways must be shown on the Highway Cost 
Affordable Long Range Transportation Plan; major local roadways are defined in the definitions 
section of this element.  
 
At least 75% of the subject property must fall within the specified distance from the intersection. 
All measurements should begin at the edge of the road right-of-way. 
 
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. 

Discouraging Strip Commercial Development 

Policy 23.2: Scattered, unplanned retail commercial development shall be discouraged, and 
commercial/office concentration shall be encouraged.  
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Commercial-Redevelopment 

Policy 25.3: To assist in the revitalization of rundown areas, commercial infill development may 
be considered in areas where over 50% of a given block is already zoned or used for commercial 
uses in all land use categories, otherwise new commercial development should be located at 
existing or planned activity centers or at appropriate locations within larger planned 
developments. The intensity of the new zoning district should be of a comparable intensity of the 
zoning and development on the surrounding parcels. Typically, a block is defined as the road 
frontage on one side of a street between two public road rights-of-way. In some cases, another 
boundary will be more reasonable to define a given block, such as a creek, or railroad. 

Commercial Design Component 

13-1.4: Where conditions permit, design communities around a grid network of streets, or a 
modified grid, which will improve interconnections between neighborhoods and surrounding 
neighborhood-serving uses.  

13-1.5: The street network should provide all residents with direct links to community focal points, 
social services and major roads in the region. 

Livable Communities Element: University Area 

Vision  
The University Area Community Plan will strive to create a stable, safe, and livable community 
through physical revitalization which establishes positive neighborhood identity and provides 
community design guidelines to achieve a pedestrian friendly, mixed use area that will serve the 
needs of the citizens of the University Area Community.  
 
Goal 2: Eliminate Obsolete Land Uses  
The community supports:  

 advocating local business and home ownership to promote community stability and 
reinvestment;  

 discouraging criminal activity and providing a sense of security for area residents through 
implementation of CPTED (Crime Prevention through Environmental Design) principles;  

 working with the Hillsborough County Sheriff’s Office and other stakeholders to develop 
strategies for crime prevention and public safety with the UAC boundary;  

 maintaining a variety of land-use options and promotion mixed-use developments in the 
area;  

 implementing the University Area Community Main Street and Neighborhood Office 
zoning districts to create stable, pedestrian friendly neighborhoods with compatible mixed 
uses, a variety of housing types, and tree lined main streets and boulevards;  

 improvement to East 131st Avenue should support it as a neighborhood east-west 
corridor, looking at appropriate design features and roadway layouts that support 
pedestrian and local circulator connectors;  

 providing greater flexibility in land-use and density for future development while ensuring 
that neighborhood buffers and urban amenities are enhanced;  

 creating unified pedestrian links between land uses by means of community Main Streets 
and sidewalks; 
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 encouraging the redevelopment of sub-standard and deteriorated housing focused along 
main streets through mixed land uses and higher densities; and  

 encouraging public and private collaboration to implement strategies 1, 2 and 3 of the 
2012 University Area Rental/Redevelopment Study 

 
 
Staff Analysis of Goals, Objectives, and Policies: 
The subject property is located on approximately 1.71 acres north of 136th Avenue East 
and west of North 20th Street. The site is located within the limits of the University Area 
Community Plan. The site is located in the Urban Service Area. The application requests 
to rezone from Planned Development (PD) and Commerical General to PD allowing for a 
mixed-use project with 18 units of multi-family affordable housing and 16,500 sq. ft. of 
office, community space, clinic, and retail uses. There are four buildings existing on site. 
The applicant has cited that one of the buildings may be repurposed or demolished.  
 
Per Objective 20 and Policy 20.1, the County will encourage the new development and 
redevelopment of affordable housing. The applicant has stated the goal of the proposed 
use is to develop a mix of affordable and market rate multifamily and/or live work on the 
northern-most two parcels. However, the applicant is not requesting any density bonuses 
for this development.  
 
The subject site is designated Residential-20 (RES-20) on the Future Land Use Map. The 
intent of RES-20 is to designate areas that are suitable for high density residential 
development. In addition, urban scale neighborhood commercial, office, multi-purpose 
projects, and mixed-use projects serving the area may be permitted subject to the Goals, 
Objectives and Policies of the Land Use Element and applicable development regulations 
and established locational criteria for specific land use. Per the RES-20 Future Land Use, 
the maximum density permitted  on the site is 18 units and the maximum intensity 
permitted is 0.75 FAR. All non-residential development which exceeds 0.35 FAR must be 
for office or residential support uses and not retail. The applicant is proposing accessory 
retail of 1,500 sq. ft. at an FAR of 0.5. The applicant is requesting 18 units and 16,500 sq. ft 
and is consistent with Policies 1.2 and 7.1 on minimum and maximum density and 
intensities. 
 
The subject site does not meet Commercial-Locational Criteria (CLC) per the policy 
direction under Objective 22 in the Future Land Use Element (FLUE). Commercial 
Locational Criteria is based on the Future Land Use category of the property and the 
classification of the intersection of roadways as shown on the adopted 2040 Highway Cost 
Affordable Long-Range Transportation Plan. Roadways listed in the table as 2 or 4 lane 
roadways must be shown on the 2040 Highway Cost Affordable Long-Range 
Transportation Plan (Policy 22.2, FLUE). The closest qualifying intersection is over 1,250 
ft. southeast of the site at North 22nd Street and East Fletcher Avenue. The planned 
development does not have 75% of the site located within 1,000 feet of the qualifying 
intersection and does not meets Commercial-Locational Criteria. The applicant has been 
asked to submit a waiver. 
 
The waiver states that a portion of the proposed site already contains non-residential 
structures and zoning. The project will remove the old structures and replace with office, 
accessory retail, and community/incubator space. The waiver states that the project is 
compatible with the neighborhood and the parcels to the east and west are commercial 
uses. The waiver also states that 20th Street has University Area zoning which is required 
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to have an urban, walkable form to implement the Community Plan. The project aims to 
copy this zoning district so that the street will have a consistent context. In addition, 
multiple businesses along 136th Avenue have received locational criteria waivers. Finally, 
the applicant states that what they are proposing (office with accessory retail) is a much 
less intense use than currently approved under the existing CG zoning, including auto-
oriented uses, which would be incompatible with the University Area Zoning’s desired 
character.  
 
FLUE Objective 16 and its accompanying policies (FLUE Policies 16.1, 16.2, 16.3 and 16.10) 
require that new development protect established neighborhoods and be compatible with 
the development pattern of the surrounding area. Compatibility may be achieved through 
various tools such as site planning, buffering, and screening as well as the gradual 
transitions of uses. According to Policies 1.4 and 16.10, “Compatibility does not mean “the 
same as”. Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development”. Goal 12 and Objective 12-1 of the Community Design 
Component (CDC) in the FLUE requires new developments to recognize the existing 
community and be designed to relate to and be compatible with the predominant character 
of the surrounding area.  

Community gathering places are only required for residential developments that are over 
50 units, per policies 16.14 and 16.15. However, the applicant is also proposing to provide 
a community gathering space in the center of the southernmost parcel for outdoor event 
space, a play area for children, and passive open space. 

The properties to the north, east, and west are developed with multi-family, two-family, 
single family and vacant properties. Per Policy 25.3, commercial infill development may be 
considered where over 50% of a block is already zoned for commercial land uses. South 
of the property is retail, service, restaurant, medical office, and other light commercial 
uses.  The entire block of 136th Avenue, immediately south of the site, is zoned Comemrcial 
General (CG). Planning Commission staff recognizes the gradual transition from the higher 
intensity commercial uses on East Flectcher Avenue to the northern residenial properties. 
The proposed multi-family affordable housing and office, community space, and retail 
uses would provide a complementary mix of uses that fits in with the surrounding area, 
the intenisty of the nearby zoning districts, and would be consistent with Policy 25.3. 
Based upon all the above considerations, Planning Commission staff recommends the 
Board of County Commissioners approves the waiver for Commercial Locational Criteria. 

Policies 13.1.4 and 13.1.5 of the FLUE Community Design Component encourage 
designing communities around a grid of street to provide connections and direct links to 
social services, community focal points and surrounding neighborhood servicing uses. 
The applicant is proposing to fill in the existing sidewalk gaps and will contribute to a 
pedestrian design by orienting the buildings to the street. The applicant is requesting a 
reduction in parking requirements due to the one block proximity to HART route 33. The 
request is for 1 parking space per dwelling unit, as the project is able to share parking on-
site with the non-residential uses. The applicant is also requesting a transportation design 
exception. At this time, transportation staff have not filed a report indicating support or 
denial for the parking reduction or design exception. 

The subject property is located within the limits of the University Area Community Plan. 
The plan encourages a variety of land-use options, mixed-use developments and the 



PD 22-0083 9 
 

creation of pedestrian friendly neighborhoods with compatible mixed uses and a variety 
of housing types. The proposed mixed use development will provide affordable residential 
and commercial uses that are compatible with the surrounding area. To support 
walkability, the conditions of approval will state the proposed development will provide 
sidewalks on North 20th Street and 136th Avenue East. In addition, the proposed  rezoning 
will place parking to the side and rear of the buildings and is requesting to reduce the 
number of parking spaces due to the close poxmity to HART Route 33.   

There are no wetlands present on the property. The Environmental Protection Commission 
(EPC) Wetlands Division has reviewed the request. The EPC has determined a resubmittal 
is not necessary for the site plan’s current configuration. If the site plan changes, EPC 
staff will need to review the zoning again.  
 
Overall, staff finds that the proposed mixed use development is consistent and compatible 
with the character of the surrounding area. The request would allow for a development that 
is consistent with the Goals, Objectives and Policies of the Future Land Use Element of 
the Future of Unincorporated Hillsborough County Comprehensive Plan for 
Unincorporated Hillsborough County.  
 
Recommendation 
Based upon the above considerations, Planning Commission staff finds the proposed Planned 
Development CONSISTENT with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, subject to the conditions proposed by the Development 
Services Department of Hillsborough County. 
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TO: Zoning Technician, Development Services Department DATE: 6/1/2022

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

PLANNING AREA/SECTOR: USF/ Northwest                   PETITION NO: RZ 22-0083

This agency has no objection.

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

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

CONDITIONS OF APPROVAL

1. The project shall be limited to the following uses:

a. 18 multi-family dwelling units;

b. 12,500 s.f. of Professional Service and/or Health Practitioners Office uses;

c. 2,500 s.f. of Recreational Uses, Private Community; and,

d. 1,500 s.f. of Accessory Commercial General (CG) uses, subject to the further restrictions 
described in condition 2, below.

2. Accessory CG uses shall be subject to the requirements of Hillsborough County Land 
Development Code (LDC) Section 6.11.03.A., B., C. and D.  Additionally, no drive-through 
windows or walk-up service windows shall be permitted.

3. The project shall be permitted the follow vehicular access:

a. One (1) access driveway on E. 136th Ave.;

b. One (1) access driveway on E. 137th Ave.; and,

c. One (1) access driveway on N. 20th St.

4. Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle 
and pedestrian access may be permitted anywhere along the PD boundaries.

5. Notwithstanding anything shown on the PD site plan to the contrary, external sidewalks shall be 
provided in accordance with the approved Sec. 6.03.02. of the Hillsborough County Land 
Development Code (LDC) and the Design Exceptions described in zoning condition 3, below, 
and internal sidewalks shall be provided in accordance with Sec. 6.03.02. of the LDC.

6. Notwithstanding anything shown on the PD site plan to the contrary, all internal parking and 
drive aisles shall meet applicable Transportation Technical Manual (TTM) and LDC 
requirements.  

7. If PD 22-0083 is approved, the County Engineer will approve a Design Exception (dated May 3, 
2022 and revised May 19, 2022) which was found approvable by the County Engineer (on June 
1, 2022). The developer shall be required to construct improvements to E. 136th Ave., and N. 20th

St. as specified in the Design Exception or otherwise required herein these conditions.

This agency has no comments.



8. In accordance with the approved PD variation request, parking shall be provided as follows:

a. A minimum of 1 vehicle parking space shall be provided for each multi-family dwelling 
unit;

b. A minimum of 2 vehicle parking spaces shall be provided for each 1,000 g.s.f. of non-
residential uses;

c. A minimum of 8 bicycle parking spaces shall be constructed within the project.  Such 
parking shall meet the requirements of Sec. 6.05.02.P.2.; and,

d. On-street parking spaces shall be permitted to count towards the above off-street parking 
requirements.

Other Conditions:

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

o Remove the “requested variations and waivers” table in its entirety or otherwise replace 
the information in the “proposed standard” column for the PD variation and replace it 
with “See conditions of approval”.

o Revise the site data table (and other references where necessary) to conform all use 
descriptions to the official LDC designations as shown in the conditions proposed herein 
above (e.g. “office” should be listed as “professional service” for non-medical office 
uses and “health practitioner’s office” for “medical office” uses.)

o Revise the site data table to delete the “parking provided” line.  Instead replace with a 
site note which indicates “Parking shall be provided in accordance with the PD variation 
– see conditions of approval”.

o Add a site note stating “External sidewalks to be provided in accordance with the LDC 
and Design Exception.  Internal sidewalks to be provided in accordance with the LDC.”

PROJECT SUMMARY AND TRIP GENERATION
The applicant is requesting to multiple parcels totaling +/- 1.71 ac. Commercial General (CG) and
Planned Development (PD) #00-1212 to PD. Approved PD #00-1212 has entitlements which allow 
construction of “at-grade parking facilities” or up to 16 multi-family apartments.  The applicant is 
proposing to rezone the property to permit up to 18 multi-family apartments, 12,500 s.f. of Professional 
Service and Health Practitioner’s Office uses, 2,500 s.f. of Recreational Uses, Private Community, and 
1,500 s.f. of accessory Commercial General uses, excluding drive-through uses.

Per the Development Review Procedures Manual (DRPM) requirements, the applicant submitted a trip 
generation and site access analysis.  The applicant did not provide a worst-case analysis as required, i.e. 
the zoning permits up to 12,500 s.f. of Health Practitioner’s Office (i.e. medical office) uses; however, 
the analysis only analyzed 2,500 s.f. of these uses, with the balance being the less trip intensive general 
office.  Regardless, staff finds this had no impact on the proposed conditions or outcome of the case in 
this instance.  Staff has prepared a summary of the number of trips potentially generated under the 
existing and proposed zoning designations utilizing a generalized worst-case scenario.  Given the 
accessory nature of the proposed retail use and conditions being proposed by staff, it was felt that 
Institute of Transportation Engineer’s (ITE’s) Land Use Code (LUC) 820 was appropriate to capture the 
impact of this accessory use (even though this use is not a “shopping center” as specified by LUC 820).  
Data show below is based on the ITE’s Trip Generation Manual, 10th Edition.



Existing Zoning:

Land Use/Size 24 Hour Two-
Way Volume

Total Peak      
Hour Trips

AM PM
PD 00-1212, 16 Multi-Family Dwelling Units
(LUC 220) 117 7 9

CG, 10,702 s.f. Fast-Food with Drive-
Through Uses (LUC 934) 5,039 430 350

Subtotal: 5,156 437 359
Less Internal Capture: Not Available -2 -4

Less Pass-By Trips: Not Available -210 -174
Net New External Trips: 5,156 225 181

Proposed Zoning:

Land Use/Size 24 Hour Two-
Way Volume

Total Peak          
Hour Trips

AM PM
PD 22-0083, 18 Multi-Family Dwelling Units 
(LUC 220) 132 8 10

PD 22-0083, 12,500 s.f. Medical Office Multi-
Family Dwelling Units (LUC 220) 435 35 43

PD 22-0083, 2,500 s.f. Recreational Uses, 
Private Community (LUC 495) 72 4 6

PD, 1,500 s.f. Accessory Retail Uses 
(LUC 820) 57 1 6

Subtotal: 696 48 65
Less Internal Capture: Not Available -0 -2

Less Pass-By Trips: Not Available -0 -2
Net New External Trips: 696 48 61

Trip Generation Difference:

Land Use/Size 24 Hour Two-
Way Volume

Total Peak      
Hour Trips

AM PM
Difference (-) 4,460 (-) 177 (-) 120

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE
N. 20th St. is a 2-lane, undivided, substandard, local roadway in average condition. N. 20th St. is
characterized by +/- 20 feet of pavement and lies within a +/- 50-foot right-of-way. There are no bicycle 
facilities along N. 20th St. There are no sidewalks along a majority of N. 20th St. in the vicinity of the 
proposed project; however, there are +/- 4-foot sidewalks on the west side of the roadway near its
intersection with Fletcher Ave. and +/- 6-foot wide sidewalks along the west side of the roadway 
immediately north of the project (which were constructed by the applicant as a part of the adjacent 
Harvest Hope Park project).  On-street parking spaces also exist along a portion of the west side of the 
roadway.  These and other improvements were previously constructed by the applicant as a part of its 
adjacent Harvest Hope Park project.

E. 136th Ave. is a 2-lane, undivided, substandard, local roadway in average condition.  E. 136th Ave. is 
characterized by +/- 22 feet of pavement and lies within a +/- 50-foot right-of-way.  There are no bicycle 
facilities or sidewalks along E. 136th Ave. in the vicinity of the proposed project.



E. 137th Ave. is a 2-lane, undivided, substandard, local roadway in average condition. E. 137th Ave. is 
characterized by +/- 20 feet of pavement and lies within a +/- 50-foot right-of-way.  There are no bicycle 
facilities along E. 137th Ave. in the vicinity of the proposed project. There are +/- 6-foot wide sidewalks 
along a portion of the north side of the roadway in the vicinity of the proposed project.  On-street parking 
spaces also exist along the north side of the roadway.  These and other improvements were previously 
constructed by the applicant as a part of its adjacent Harvest Hope Park project.

SITE ACCESS AND CONNECTIVITY
The developer is proposing vehicular and pedestrian access to E. 136th Ave., E 137th Ave. and N. 20th St.
The project will be required to construct a minimum 5-foot wide sidewalk along the entirety of its project 
frontages, as well as internal to the site, in accordance with Section 6.03.02 of the LDC.

REQUESTED PD VARIATION - PARKING
The applicant is requesting a PD variation from the Section 6.05.00 parking standards for all uses, and is 
also requesting a variation to permit on-street parking spaces be allowed to count towards the minimum 
off-street parking requirement.

Section 6.05.02 of the LDC requires multi-family units provide parking at ratio of 1.25 parking spaces 
per efficiency unit, 1.5 parking spaces per 1-bedroom unit, and 2.0 parking spaces per 2-bedroom unit.
The breakdown of the number of units within the project is not yet known.  As such, staff assumed the 
worst-case scenario for the purposes of the below analysis.  Given the range of potential uses within the 
1,500 s.f. “accessory retail” uses within the site, it is impractical to provide a full accounting of the extent 
to which each varies from the parking ratio proposed by the applicant.  Instead, staff examined the worst-
case parking scenario from the list of allowable uses (i.e. fast-foot without drive-through) in preparing the 
summary table below.  

In conducting its review, staff noted that although the project is not within a district which is subject to 
(and therefore benefits from) the Section 3.13.00 University Community Area Development Regulations 
portion of the LDC, the proposed site is located immediately west of the UCA-NHO district (which such 
standards do apply).  Staff believes that given the local context and area, it is appropriate to permit a 
reduction to the parking in the spirit of the relief which was contemplated in the Section 3.13.03.C.1.b. 
and c. portions of the Code.  The former which permits non-residential parking requirements to be 
reduced by 50%, and the latter which permits on-street parking spaces to be deducted from the number of 
required off-street parking spaces.

Staff noted that the project is located within a Census Tract (108.18), which is designated as a high 
poverty area.  According to data from the United States Census Bureau’s latest American Community 
Survey (ACS), the percentage of people whose income in the preceding 12 months was below the 
poverty level was 30.3%.  ACS data also indicated that 88.1% of all renter occupied households within 
the census tract have 1 or fewer vehicles available, compared with 44.3% of all households within 
Hillsborough County who have 1 or fewer vehicles available. 

Lastly, staff noted that the project is within ¼ mile or less of four HART bus stops, one of which 
provides access to the HART MetroRapid service.  

Given the above, staff believes the PD variation is supportable, with a condition which requires provision 
of a certain number of bicycle parking spaces.  Given that an administrative parking reduction of 5% is 
allowable per LDC in exchange for the provision of bicycle parking, staff believes that it is appropriate 
given the scale of the reduction being sought that the applicant provide bicycle parking equal to 5% of 
the number of spaces as calculated based upon their original maximum potential parking requirement 
based on the proposed uses.  This equates to a minimum of 8 bicycle spaces being required.  Staff has 
incorporated this into its proposed parking condition.



Land Use  LDC Standard Quantity of Use
Parking 

Required
Parking 

Proposed
Percentage 
Reduction

Multi-Family 2 spaces per 2 Bedroom Unit 18 dwelling units 36 18 50.0%
Health Practitioner's Office 5 spaces per 1,000 s.f. 12,500 s.f. 63 32 49.2%
Recreational Uses, Private Community 5 spaces per 1,000 s.f. 2,500 s.f. 13 5 61.5%
Accessory CG Uses 20 per 1,000 s.f. 1,500 s.f. 30 3 90.0%

Subtotals 142 58 59.2%

REQUESTED DESIGN EXCEPTIONS – E. 136TH AVE., E 137TH AVE. AND N. 20TH ST.
As E. 136th Ave., E. 137th Ave. and N. 20th St. are a substandard local roadways, the applicant’s Engineer of Record 
(EOR) submitted a Design Exception request (dated May 3, 2022 and revised May 19, 2022) to determine the 
specific improvements that would be required by the County Engineer.  Based on factors presented in the Design 
Exception request, the County Engineer found the Design Exception request approvable (on June 1, 2022).  The 
deviations from the Hillsborough County Transportation Technical Manual (TTM) Traditional Neighborhood 
Development – 3 (TND-3) Typical Section (for 2-Lane, Local Urban Streets) include:

1. The developer will be permitted to eliminate the 5-foot wide and 4-foot wide on-street bicycle lanes 
required by TND-3;

2. The developer will be permitted to utilize 9-foot wide on-street parking spaces in lieu of the 8-foot side 
spaces permitted by TND-3;

3. The developer will be permitted to utilize 1.5-foot wide modified Type-F curb in lieu of the 2-foot wide 
standard Type-F curb required by TND-3;

4. The developer will be permitted to eliminate the 3-foot wide to 7-foot side grass/sod strip between the 
sidewalk and back of curb required by TND-3; and,

5. The overall typical section width is being reduced from the 69-foot wide minimum right-of-way required 
pursuant to TND-3.

Improvements for E 137th Ave. were previously constructed as a part of the applicant’s adjacent Harvest Hope Park 
project.  If this zoning is approved, the County Engineer will approve the Design Exception requests.

LEVEL OF SERVICE (LOS) INFORMATION
As E. 136th Ave., E. 137th Ave. and N. 20th St. were not included in the 2020 Hillsborough County Level of Service 

Report, information regarding the LOS of these facilities cannot be provided.





(she/her/hers)



400 North Tampa Street, 15th Floor, Tampa, FL 33602 
Ph: (813) 296-2595 

www.palmtraffic.com 

May 3, 2022 
Revised May 19, 2022 

Mr. Michael Williams, P.E. 
Hillsborough County Development Services 
County Engineer 
Development Review Director 
601 East Kennedy Boulevard, 20th Floor 
Tampa, Florida   33602 

RE: Harvest Hope Campus – PD 22-0083 
Design Exception – East 136th Avenue and North 20th Street 
Palm Traffic Project No. T21005 

Dear Mr. Williams: 

The purpose of this letter is to request a Design Exception to the Hillsborough County Transportation 
Technical Manual (TTM) per section 1.7.2 to meet Land Development Code (LDC) Section 6.04.03.L 
(existing facility) in association with the proposed project, Harvest Hope Campus, as shown in Figure 
1.  Harvest Hope Campus is proposed to consist of up to 18 multi-family dwelling units, 10,000 
square feet of office, 2,500 square feet of community space, 2,500 square feet of medical office 
and 1,500 square feet of retail and will be immediately south of the recently completed Harvest 
Hope Park.  This request is made based on our virtual meeting on December 29, 2020 with 
Hillsborough County staff.   

The project proposes to have one (1) full access to East 136th Avenue, one (1) entrance only from 
East 137th Avenue and one (1) full access to North 20th Street.  East 136th Avenue and North 20th 
Street are substandard, local roads.  The existing facilities have approximately 50 feet of ROW 
with no paved shoulders, no sidewalks and no bike lanes.   North 20th Street adjacent to the site 
has a peak season peak hour volume of 172 trip ends (approximately 1,910 daily trip ends) which 
operates at a Level of Service C.  East 136th Avenue adjacent to the site has a peak season peak 
hour volume of 54 trip ends (approximately 600 daily trip ends) which operates at a Level of 
Service C.  

This request is a design exception to the Hillsborough County Transportation Technical Manual for 
East 136th Avenue and North 20th Street for the portion that abuts the proposed project.  A TND-3 
requires 69 feet of ROW with a 5-foot bike lane, 8 foot on-street parking space adjacent to a 2-
foot type "F" curb for a total width of 15 feet as shown in Figure 2.  The requested exceptions to 
the TND-3 typical section and the justification are as follows: 

1. Based on survey, the ROW is approximately 50 feet on East 136th Avenue and North 20th 
Street.   

2. No 5-foot bike lane. 
3. On-street parking lane is 9 feet wide instead of 8 feet wide. 
4. Reduce the 2-foot type “F” curb to a modified 18”-wide type “F” curb.  

22-0083

Received May 20, 2022 
Development Services



Mr. Michael Williams, P.E. 
May19, 2022 

Page 2 

400 North Tampa Street, 15th Floor, Tampa, FL 33602 
Ph: (813) 296-2595 

www.palmtraffic.com 

5. A 6-foot sidewalk (increased from 5-foot) will be provided only on one (1) side of the road.  
The sidewalk will be placed at the back of curb, thus eliminating the 5-foot sod strip between 
back of curb and the sidewalk.   

University Area Community Development has prepared a Walkability Study in the University Area 
Community dated December 2016 in partnership with Hillsborough County Planning Commission 
which emphasizes the need for a more Walkability for the University Area.  This study noted the 
need for useable, safer sidewalks as a high priority, more so than the need for bike lanes.  Currently, 
the roadways are being utilized as both pedestrian walkways shared with vehicles.  In an effort to 
provide additional safety, this proposed typical section modification will emphasize a separation 
of pedestrians and vehicle travel ways with on-street parking spaces used as a buffer.  By this 
design, the pedestrians will be further away from vehicle travel lanes and emphasize the park 
pathways.  Figures 3 and 4 illustrated the proposed typical sections for East 136th Avenue and 
North 20th Street, respectively. 

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

Sincerely, 

Vicki L Castro, P.E.  
Principal 

______________________________________________________________________________ 
Based on the information provided by the applicant, this request is: 
____________Disapproved    ____________Approved with Conditions    ____________Approved 

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

Sincerely, 
 
 

Michael J. Williams 
Hillsborough County Engineer 

22-0083

Received May 20, 2022 
Development Services



FIGURE 1. LOCATION MAP 
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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 

N. 20th St.  County Local – 
Rural and Urban  

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

E. 136th Ave.  County Local – 
Rural and Urban  

2 Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

E. 137th Ave. County Local – 
Rural and Urban 

2 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 5,156 225 181 
Proposed 696 48 61 
Difference (+/-) (-) 4,460 (-) 177 (-) 120 
*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 X Vehicular & Pedestrian None Meets LDC 
South X Vehicular & Pedestrian None Meets LDC 
East X Vehicular & Pedestrian 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 
N. 20th St. – Substandard Road Design Exception Requested Approvable 
E. 136th Ave. – Substandard Road Design Exception Requested Approvable 
E. 137th Ave. – Substandard Road Design Exception Requested Approvable 
Notes: 



Transportation Comment Sheet  
 

 

 

 

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

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

 Yes  N/A 
 No 

 Yes 
 No  



 

  
 
 
 
 
 

 
 

COMMISSION  
 
Mariella Smith  CHAIR  
Pat Kemp  VICE-CHAIR 

Harry Cohen 
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Stacy White 
 

DIRECTORS 
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Elaine S. DeLeeuw  ADMIN DIVISION 
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Environmental Excellence in a Changing World 
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AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: 01/08/2022 

PETITION NO.: 22-0083 

EPC REVIEWER: Chantelle Lee 

CONTACT INFORMATION: (813) 627-2600 ext. 
1358 

EMAIL:  leec@epchc.org 

COMMENT DATE: 11/09/2021 

PROPERTY ADDRESS: 13608, 13612, N 20th St 
and 1916, 1920 E 136 AVE, Tampa, FL 33613 

FOLIO #: 035741-0000, 035742-0000, 035752-0000, 
035753-0000 

STR: 06-28S-19E 

REQUESTED ZONING: CG to PD; RZ-PD 
 

FINDINGS 
WETLANDS PRESENT NO 
SITE INSPECTION DATE 11/08/2021 
WETLAND LINE VALIDITY N/A 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

N/A 

INFORMATIONAL COMMENTS: 
 
Wetlands Division staff of the Environmental Protection Commission of Hillsborough County (EPC) 
inspected the above referenced site in order to determine the extent of any wetlands and other surface 
waters pursuant to Chapter 1-11, Rules of the EPC.  This determination was performed using the 
methodology described within Chapter 62-340, Florida Administrative Code, and adopted into 
Chapter 1-11.  The site inspection revealed that no wetlands or other surface waters exist within the 
above referenced parcel.  
 
Please be advised this wetland determination is informal and non-binding. A formal wetland 
delineation may be applied for by submitting a “WDR30 - Delineation Request Application”. 
Once approved, the formal wetland delineation would be binding for five years. 
 

 
Cl/mst 
 



           AGENCY REVIEW COMMENT SHEET

NOTE: THIS IS ONLY FOR ESTIMATE PURPOSES, BASED ON THE FEES AT THE TIME THE REVIEW WAS 
MADE. ACTUAL FEES WILL BE ASSESSED BASED ON PERMIT APPLICATIONS RECEIVED AND BASED ON 
THE FEE SCHEDULE AT THE TIME OF BUILDING PERMIT APPLICATION. 

TO: DATE:

REVIEWER:

APPLICANT: PETITION NO:

LOCATION:

FOLIO NO:

Estimated Fees:

Project Summary/Description:

Zoning Review, Development Services

Ron Barnes, Impact & Mobility Fee Coordinator

Sarah Combs

1916 E 136th Ave

35752.0000, 35753.0000, 35741.0000, 35742.0000

01/24/2022

22-0083

(Fee estimate is based on a 1,200 square foot, 2 bedroom, Multi-Family Units 1-2 story) 
Mobility: $5,995 per unit               
Parks: $1,555 per unit                  
School: $3,891 per unit            
Fire: $249 per unit                   
Multi-Family (1-2 story) per unit = $11,690 

single tenant office      medical office           shopping center 
                                        (<10k s.f.)                   (retail) 
(per 1,000 s.f.)              (per 1,000 s.f.)          (per 1,000 s.f.) 
Mobility: $9,005          Mobility: $19,674    Mobility: $12,206 
Fire: $158                      Fire: $158                  Fire: $313

Urban Mobility, Northwest Fire, Northeast Park - multi-family units, 10,000 s.f. office, 2,500 s.f. 
community space, 2,500 s.f. medical office, 1,500 s.f. retail.  potential credit for prior structures 
not included in figures.   



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  PD22-0083 REVIEWED BY: Randy Rochelle DATE:  12/2/2021

FOLIO NO.: 35752.0000                        

WATER

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

A inch water main exists (adjacent to the site), (approximately feet from the 
site)                     . 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                      and will need to 
be completed by the     prior to issuance of any building permits that will create 
additional demand on the system.

WASTEWATER

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

A inch wastewater gravity main exists (adjacent to the site), (approximately
feet from the site)                          . 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:                                                   .



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 24 November 2021 

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

APPLICANT:   Catherine Hartley PETITION NO:  RZ-PD 22-0083 

LOCATION:   Not listed 

FOLIO NO:   35752.0000, 35753.0000, 35742.0000, 
35741.0000 

SEC: 06   TWN: 28   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:        . 

 
 



Raymond O. Shelton School Administrative Center 901 East Kennedy Blvd. Tampa, FL 33602-3507 
Phone: 813-272-4004  FAX: 813-272-4002 School District Main Office: 813-272-4000

P.O. Box 3408 Tampa, FL  33601-3408 Website: www.sdhc.k12.fl.us

Request for Review Fee Payment

Date: Nov. 3, 2021

Hillsborough County School District has implemented a review fee that applies to this 
application. Please submit payment online through the following link:

Online fee submission:
https://hillsborough-county-school-district---growth-management-
planni.square.site/product/adequate-facilities-analysis-rezoning-initial-submittal-1st-revision-
included-/3?cp=true&sa=true&sbp=false&q=false

Additionally, please fill out the form at the link below and email it to 
matthew.pleasant@hcps.net

School Planning and Concurrency Application: 
https://drive.google.com/file/d/1_FdHMJqTlc9cm1s6g0s9QSJ_WXyezcEK/view

Please do not hesitate to contact me with any questions.

Sincerely,

Matthew Pleasant
Department Manager, Planning & Siting
Growth Management Department
Operations Division
Hillsborough County Public Schools
E: matthew.pleasant@hcps.net
P: 813.272.4429
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