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1.0 APPLICATION SUMMARY

Applicant: Michael Brooks
Brooks, Sheppard & Rocha, PLLC.

FLU Category: OC-20 (South of Sinclair Hills Rd); 
R-4 (North of Sinclair Hills Rd.)

Service Area: Urban

Site Acreage: 30.54 acres 

Community 
Plan Area: Lutz

Overlay: None

Existing Approvals:
PD 03-1124 was approved by the Board of County Commissioners on May 25, 2004 for 255,350 square feet of 
Commercial Intensive (CI) and Commercial General (CG) uses.  On 2008,  the project was modified (PRS 08-0170)
to reduce the total square footage from 255,350 to 240,000 square feet. Changed the building footprints to face 
Bearss Avenue. Increased the height in Area C from 35 feet to 40 feet and permitted 24-hour business operations. 
Access to North 12th Street was eliminated. 

Proposed Modifications:
The applicant is seeking a major modification to the existing Planned Development (PD) 03-1124, as modified by MM 
08-0170 for the development of a Tampa Electric Company (TECO) and Peoples Gas System (PGS) public service 
facility.  The proposal is a two phased development comprising a total development of 300,000-square-feet composed 
of two structures.  The applicant is proposing a double-height second story with a mezzanine, functioning as a partial 
“third” floor. The height will not exceed 55 feet. Phase One will be 160,000 square feet and Phase Two proposed a 
140,000-square-foot building. This will be a “secure” facility, meaning that the public cannot enter. The site will be 
fenced and will have a security gate house at the main entrance and a gated entrance from Sinclair Hills Road.

Additional Information:

PD Variation(s):

LDC Part 6.07.00 (Fences/Walls)
To allow an 8-ft. fence for an office-type facility. 
LDC Part 6.06.04 (Off-street vehicular buffer/Shade 
Trees)

Waiver(s) to the Land Development Code: None Requested.  

Planning Commission Recommendation:
Consistent

Development Services Recommendation:
Approvable, subject to proposed conditions
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

Context of Surrounding Area: 
The subject site is located slightly east of northeast corner of the Bearss and Nebraska Avenues intersection. 
The site is currently utilized for a golf driving range and paintball facility, and mostly undeveloped.  

 South of the site is M (Manufacturing) zoning within the LI (Light Industrial) future land use category. 
Developed uses include a mini-warehouse, recycled materials facility and towing and auto repair business 
with open storage. The project is separated from these uses by Bearss Avenue. 

 Immediately east of the subject site is include RSC-2 MH (Residential, Single-Family Conventional 2 units per 
acre– Mobile Home Overlay) and AS-1 (Agricultural, Single-Family) developed with a mobile home park and 
single-family residential.  

 Southeast of the subject site are CG and CN zoned properties located at the southeast corner of Sinclair Hills 
Road and 12th Street. 

 To the west of the subject site is CSX Railroad ROW (approximately 100 feet wide) abutting the entire 
western side of the PD boundary. Further west is Commercial Intensive zoning.  

 To the north Properties are zoned RSC-4 and AR and are separated from the subject site by Sinclair Hills 
Road, a 2-lane, local roadway. The AR zoned property is vacant. A substantial portion of the adjacent RSC-4 
zoned property consists of a lake approximately 9 acres in size (Burrell Lake). Residentially developed lots 
occur to the northeast and were platted in 1950 (“Apex Lake Estates”). 
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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: OC-20 (South of Sinclair Hills Rd.), R-4 (North of Sinclair Hills Rd.) 

Maximum Density/F.A.R.: Office Commercial-20: Maximum 0.75 FAR 
Residential-4: Maximum 0.25 FAR  

Typical Uses: 

The OC-20 designated area south of Sinclair Hills Road, includes typical uses 
such as community commercial type uses, office uses, mixed use 
developments, and compatible residential uses.  
 
The area located north of Sinclair Hills Road and designated R-4 includes 
typical uses such as suburban scale neighborhood and commercial, office 
uses, multi-purpose projects.  
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Immediate Area Map 

 
Adjacent Zonings and Uses 

Location: Zoning: 

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District: 

Allowable Use: Existing Use: 

North AR & RSC-4 
 

CN: 7,000 sf 
RSC-4: 10,000 sf 

Agricultural and  
 Single-family home 

Burrell Lake and 
residentially developed 
properties (Apex Lake 

Estates located NE) 

South M  
Max. FAR: 0.75 

Manufacturing, 
processing, intensive 

commercial, other 
industrial uses.  

Mini-warehouse, recycled 
materials facility and towing 

and auto repair business 
with open storage. 

East  RSC-2 MH 
& AS-1 

RSC-2: Min. 21,780 sf 
AS-1: Min. 43,560 sf 

 
Residential  Mobile home park and 

single-family residential 

West CI Max. FAR 0.30 Intense commercial 
activities CSX Railroad ROW  
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Existing Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)  
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According to the application, Tampa Electric Company (TECO) and Peoples Gas System (PGS) are working on improving 
system resiliency and operational sustainability. The 160,000-square-foot facility will be designed to withstand 
significant storm events. The development site is comprised of three parcels, approximately 30.54 acres in size, with 
most of the development site located south of Sinclair Hills Road. The development is proposing two phases, with phase 
one with 160,000 square feet and phase two with 140,000 square feet of development equating to 300,000 square feet 
of total development. The height of the public service facility will not exceed 55 feet, with the second story with a 
mezzanine that will function as a third story.  
 
The northwestern parcel located across Sinclair Hills Road will be developed as an accessory open space and recreation 
area for the proposed developed located south of Sinclair Hills Road. The area will be restricted to employees only. The 
space will function as a recreation space for employees at the facility during work breaks. Improvements may include a 
gazebo or similar sitting or picnic table area and possibly restrooms. No other permanent structures are contemplated. 
There will be a perimeter fence with a gated access at Sinclair Hills Road. 

2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan) 
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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 (Lowell Rd.) 
 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 
“Agency Review 
Comment Sheet”, dated 
7/7/22. 

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  
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Impact/Mobility Fees: 
 
(Various use types allowed. Estimates are a sample of potential development) 
          
150,000 s.f. - Office, Single Tenant       
(Per 1,000 s.f.)                          
Mobility: $9,005.00*150 =  $1,350,750              
Fire: $158.00*150 = $23,700 
 
 
Urban Mobility, Northwest Fire - Two 150,000 s.f. Single Tenant Office structures, in two phases (fee estimate may 
increase if secondary structure is constructed under different, future schedule). Radio Tower (no impact for this use). 
 
Credit for prior structures may apply.  
***Rates based on Jan 1, 2022, fee schedule*** 

Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission  

 Meets Locational Criteria       N/A 
 Locational Criteria Waiver Requested 
 Minimum Density Met            N/A 

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 

See Hillsborough County 
City-County Planning 
Commission review 
report for in-depth 
comments.  
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility  
Tampa Electric Company (TEC) and Peoples Gas System (PGS), each of which fall within the definition of a “public utility” 
as defined by 336.02(1), Florida Statutes (2021), have selected property at the northeastern quadrant of the intersection 
of Bearss Avenue and Nebraska Avenue to jointly develop a new secured operations center.  
 
The subject site is located slightly east of northeast corner of the Bearss and Nebraska Avenues intersection. The 
surrounding development pattern consists of a mixture of uses. Single family detached residential is located to the east 
and northeast of the subject site. Light industrial uses are located to the south with light commercial and a CSX railroad 
right-of-way located to the west. A lake and single-family residential units are located to the north of the subject site, 
across Sinclair Hills Road. The proposed modification should be sensitive to the residential uses along Sinclair Hills Road 
and North 12th Street.  
 
According to the application, Tampa Electric Company (TECO) and Peoples Gas System (PGS) are working on improving 
system resiliency and operational sustainability. The 300,000-square-foot facility will be designed to withstand 
significant storm events. The development site is comprised of three parcels, approximately 30.54 acres in size, with 
most of the development site located south of Sinclair Hills Road. The development is proposing two phases, with phase 
one with 160,000 square feet and phase two with 140,000 square feet of development equating to 300,000 square feet 
of total development. The height of the public service facility will not exceed 55 feet, with the second story with a 
mezzanine that will function as a third story.  
 
On the site plan, the applicant proposes landscaping around the parking area in compliance with Section 6.06.04, Off-
street Vehicular Use Areas which requires a minimum eight-foot landscape buffer a minimum of eight feet in width 
between the off-street vehicular use area and the right-of-way. There shall be at least one tree for each 40 linear feet 
(or part thereof) of required buffer, planted in the buffer with trees located to maximize shading of the off-street 
vehicular use area. Additionally, the driveway into a parking area shall be bordered by a landscaped buffer a minimum 
of eight feet in width. The applicant has proposed maintaining the viable trees along the eastern boundary as a buffer 
and as screening of the parking area.  
 
Variations Requested: 
A variance to Section 6.07.00 (Fences) of the Land Development Code is being requested to allow for an 8-foot-tall 
perimeter fence. The second variance is regarding Section 6.06.04 of the LDC to allow a waiver of shade trees, as 
necessary at site and development, for a possible solar array to be installed over the parking area. Justification was 
included in the applicant’s submittal. 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. The 
application does not request any variations to Land Development Code Parts 6.06.00 (Landscaping/Buffering).  
 
Bearss is Scenic Corridor is classified as a Scenic Corridor, the applicant will have to adhere to the Land Development 
Code regarding the Scenic Corridor. The property lies within the City of Tampa Water Service Area and the City of 
Tampa Wastewater Service Area.  
 
Radio and Television Transmitting and Receiving Facility 
The development also proposes a Radio and Television Transmitting and Receiving Facility. This tower is proposed to be 
used by TECO to communicate with their “smart” grid and identify issues faster, improving customer reliability. The 
tower will be located within the secured facility, inaccessible to the public, and unavailable for commercial uses 
unrelated to utility operations. The applicant states that it will provide the Bearss Operation Center with the independent 
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capability to communicate with other TEC and PGS facilities, remotely monitor and control utility infrastructure, and 
communicate with employees. Most important, during black sky days, these essential capabilities will be protected 
within the Bearss Operation Center and unaffected by potential service interruptions that may occur to third-party off-
site towers and support infrastructure. To this end, the radio tower will be an essential component of the public utility 
operations of the Bearss Operation Center, and not a stand-alone principal use; it will be used exclusively to support the 
utility operations of the Bearss Operation Center and unavailable to third party commercial uses and services unrelated 
to the utility operations of the Bearss Operation Center.  
 
The applicant states that due to the subject nature of the proposed tower, Section 6.11.79, Radio and Television 
Transmitting and Receiving Facility, should not comply. Further, the applicant states that the planned operations center 
and communication tower collectively comprise an integrated Public Service Facility use—with each component 
dependent on the other. Thus, it would be impractical, arguably impossible, to properly review the Bearss Operation 
Center, and by extension need for the related communication tower, and appropriately recommend conditions 
of their approval, without considering the purpose, function, and operational aspects of the facility, in its totality.  Staff 
concurs with this assessment. 
 
The tower location is in the southwest corner of the property. The proposed site falls within Zone "B" on the Airport 
Height Zoning Map. Any structure including construction equipment that exceeds 200 feet Above Ground Level will 
require an Airport Height Zoning Permit and must be reviewed by the Airport Zoning Director. 
 
Design Exception 
As Sinclair Hills Road is a substandard collector roadway, the applicant’s Engineer of Record (EOR) submitted a Design 
Exception request (dated January 27, 2021) 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 approvable 
by the County Engineer (on January 31, 2021), for the Sinclair Hills Road substandard road improvements. Specifically, 
the developer is proposing to construct an eastbound turn lane into the project access and provide a 12-foot multi-use 
path on the south side of Sinclair Hills Road from the railroad tracks to 12th Street. 
 
Staff has not identified any compatibility issues relative to the surrounding properties. The proposed use is appropriately 
located between commercial, industrial and residential areas of the community and within a future land use category 
approved in the Comprehensive Plan for urban level development. To ensure compatibility with adjacent residential 
uses, the project will provide buffering and screening along northern and eastern boundaries, as well limit building 
heights to 3-stories/55 feet with significant setbacks from the perimeter. 
 
Overall, the proposed rezoning would allow for development that is consistent with the Goals, Objectives and Policies 
of the Future Land Use Element of the Unincorporated Hillsborough County Comprehensive Plan.  
 
5.2 Recommendation      
The proposed project with the proposed development standards, existing scale and restrictions may be found to be 
compatible with nearby development patterns. The proposed development satisfies the intent of the Goals, Objectives 
and Policies of the Future Land Use Element of the Unincorporated Hillsborough County Comprehensive Plan. Based 
upon the above, staff finds the request approvable.  
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6.0 PROPOSED CONDITIONS  
 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
July 5, 2022. 
 
1. The project shall be allowed a maximum of 180,000 300,000 square feet of Commercial, Intensive uses 

and 60,000 square feet of Commercial General and Commercial, Neighborhood uses. Public Service 
Facility uses, including a self-support radio tower and other conditional and accessory uses of the AR 
zoning district.  

 
              Area A - CN uses only, the following uses shall be prohibited: 
       Convenience store/gas stations 
        Fast food restaurants with drive throughs 
                       Kennel 
       Plant Farm 
                        Billiards/Pool Parlor 
   Bowling Alley 
   Commercial Vocational School 
   Free Standing Tavern/Bar 
   Liquor Store 
   Gun Sales/Gun Smith 
   Sexually Oriented Businesses 
   Recyclable Household Goods Facility 
   Communication Towers 
 

Areas B (CG uses) and C (CI uses), the following uses shall be prohibited: 
 Mud Bogging 
   Industrial Laundry 
  Livestock Auction 
  Major Vehicle Repair 
                        Commercial Vehicle Sales 
  Large Scale Printing/Publishing 
  Road Services 
  Truck Stop/Terminals 
  Vehicle Recycling 

            Industrial Dry Cleaning 
                        Minor Industry 
                       Warehousing 
                       Sexually Oriented Businesses 
  Communication Towers 
 

1.1 Development of this site shall be subject to the Large Scale Retail Development (Big Box) 
criteria in Section 6.11.106 of the Land Development Code, unless otherwise specified herein.  
If a conflict between the Section 6.11.106 regulations and conditions of approval exists, the more 
restrictive shall apply, except as provided herein. 
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1.2 Development standards shall be those of the CI Zoning District unless otherwise indicated herein. 

Buildings, parking, and retention shall be located as shown on the general site plan. Any “garden 
centers” shall be located within the building envelopes shown on the general site plan.  Buildings 
shall not exceed 35 feet in height in Areas A and B.  Buildings in Area C shall not exceed 40 feet 
in height; the architectural feature located at the front of the building shall not exceed 45 feet. 

 
1.1 Buildings, parking and retention shall be located as shown on the general site plan. Development 

standards shall be as follows: 
1.1.1. Front setbacks (Bearss Avenue): 30 feet, measured concurrent with any proposed buffer.  
1.1.2. Side and rear setbacks: 15 feet, measured in addition to any proposed buffer. 
1.1.3. Maximum building height: 55 feet, except for the “excluded portions” of the building as 
allowed under existing Land Development Code provisions (Section 6.08.01), and provided that 
buildings with a height greater than 20 feet shall be set back an additional two feet for every one foot 
of building over 20 feet.  
1.1.4. Radio Tower shall include the following: 

 250-foot maximum height 
 85-foot minimum setback from all property lines 

 
1.2 The project shall be allowed internal security fences and a perimeter security fence up to 8 feet 

in height.  Driveways shall meet Transportation Technical Manual requirements for a gated 
entrance.      

 
1.3  Exterior lighting shall comply with Part 6.10.00 Exterior Lighting of the Land Development  

      Code and any exterior lighting within two hundred feet (200’) of 12th Street shall have a  
      Backlight, Up light, Glare (BUG) Rating of 4/0/5 or better.  
 
1.3.1 Prior to the issuance of Certificates of Occupancy, a licensed professional engineer or utility 
streetlight provider pursuant to section 768.1382 Florida Statutes shall provide certification stating 
that the exterior lighting as installed complies with the provisions in 1.4. 

 
1.3 The following activities shall be prohibited between the hours of 10:00 p.m. and 6:00 a.m. 

Monday – Friday and 10:00 p.m. – 8:00 a.m. Saturday and Sunday:  deliveries, loading and 
unloading (external to the building), power sweeping/parking lot cleaning, trimming of 
landscaping, and dumpster loading/unloading.  Trucks can be unloaded from the docking bay at 
any time.  Overnight parking of delivery vehicles with running engines, generators or refrigeration 
systems shall be prohibited during the hours specified. 
 
Area A hours of customer operation shall be from 6:00 a.m. to 11:00 p.m. Vehicular and 
pedestrian access is not prohibited in Area A at any time. 

 
1.4 In addition to the lighting conditions in Section 6.11.106, all lighting within the project shall be 

full-cutoff fixtures. Luminaries shall not be tilted. Lighting of or on buildings shall be limited to 
wall washer type fixtures or up-lights which do not produce spill light or glare.  Floodlights shall 
not be permitted.  Light poles shall not exceed 18 feet above ground level.  Illumination levels at 
the property lines shall not be more than .5 ( five-tenths) foot-candles at any point except along 
Bearss Avenue within Area B and at driveway entrances to the property where additional 
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illumination shall be allowed for safety purposes to provide adequate illumination of the 
driveway intersection. Lighting shall be installed with time controls such that light levels are 
reduced not later than one hour after the close of customer operations to the minimum levels 
recommended by the Illuminating Engineering Society of North America (IESNA) to ensure 
safety and security (approximately a 50% reduction).   

 
1.4.1 Prior to the issuance of Certificates of Occupancy, a licensed professional engineer shall 

provide certification stating that the exterior lighting as installed complies with the 
provisions in 1.4. 

 
1.5 Along the side(s) of the principal building or buildings within Area C and Area A with customer 

entrances there shall be a covered walkway or canopy, a minimum of 6 feet in width.  Such 
covered walkway or canopy shall be located to provide weather protection at the location of the 
customer entrances, and shall extend across not less than 65 percent of such façade width.  The 
Area B building façades facing Bearss Avenue shall consist of not less than 20 percent of 
transparent windows, showcase or entry door area.  

 
1.6 Speakers located on the exterior of the buildings shall not be permitted.  Live outdoor 

entertainment shall not be permitted. 
 
1.4 Outdoor recreational areas shall be limited to use by employees and invited guests.  

Improvements may include a gazebo/pavilion and restrooms. 
 
1.71.5 Pole signs and billboards shall not be permitted. Ground signs shall be limited to a maximum 

height of six feet, regardless of additional setback that may be provided pursuant with Section 
7.04.03 of this Code, and the sign structures shall have architectural detailing and cladding 
consistent with the buildings they serve. There shall be only one entrance sign at the Sinclair 
Hills entrance which shall be lighted only during hours of customer operation and such sign shall 
not exceed 4 (four) feet in height. 

  
 1.8        A 10 (ten)-foot-high solid wall shall be constructed between the paved/building area and the 

berm along the     northern boundary and an 8 (eight)-foot-high solid wall shall be constructed 
between the paved/building area and the retention pond area along the easterm boundary in the 
general location as shown on the site plan to the southern end of the 30,000-square-foot building 
in Area A.  A 6-foot-high wall shall continue from the southern end of the Area A 8-foot-high 
wall south to the southern end of the 30-foot-buffer (wall shall be west of the buffer).  The wall 
shall be finished on both sides. 

  
1.9 If Area C is developed with a Large Scale Retail Development (Single Tenant Big Box), a 

variance to Section 6.11.106.C.7 regulation requiring 1/5 of the parking not to be located in the 
front yard is granted.  

 
2. Except as may be required during emergency events, temporary or permanent open storage (which shall 

include but is not limited to pallets, trailers, or pods) and dumpsters shall be screened from view of any 
adjacent residentially-zoned land or roadways. Furthermore, either temporary or permanent open storage 
shall be prohibited anywhere on site except within the Parcel C building envelope shown on the general site 
plan and shall only be located between the building and the western project boundary.  
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4.3.3. The developer shall provide a minimum 30 (thirty) 20 (twenty) foot wide buffer area with the following 
landscape screening  (a) along the western side of North 12th Street, and (b) along Bearss Avenue, and 
(c) along the southern side of Sinclair Hills Road west from the intersection of North 12th Street and 
Sinclair Hills Road and extending the entire length of the northern property line, except in the area where 
the to the project entrance is located on Sinclair Hills Road,  an earthen berm of five feet in height, with 
a minimum 3:1 side slope, The buffer area shall be planted with a combination of native evergreen trees 
and shrubs. Trees shall be a minimum of 12 feet in height and minimum caliper of four inches at the 
time of planting with a minimum of one tree for every forty (40) feet of frontage.  The remainder of the 
buffer area shall be sodded.  To the extent feasible, existing healthy trees that exceed the minimum 
planting requirement shall be retained within the buffer area, which trees shall count towards the 
requirements of this paragraph. Along Bearss Avenue, this planting requirement will meet the Urban 
Scenic Roadways requirements.       and shrubs a minimum of 5 feet in height at the time of planting. Of 
the native evergreen trees, at least 50% and no more than 60% shall be of a native coniferous variety and 
spaced not any further apart than 20 feet on center. The native evergreen shrubs must not be spaced any 
further apart than 5 feet on center. Lawn, low growing evergreen plants and evergreen ground cover 
shall cover the balance of the berm. The berm and plantings shall obtain a minimum of 75% opacity for 
a height of twelve feet at the time of planting. 

 
 

Along Sinclair Hills Road, after the first 300 feet west from the intersection of North 12th Street and 
Sinclair Hills, for the next 300 feet of the berm, the required height, side slope, and location of the berm, 
as well as the tree and shrub planting may be varied where necessary to preserve significant trees. 
However, the berm and any supplemental understory or tree plantings shall still achieve a  minimum 
75% opacity for a height of 12 feet at the time of planting. 
 
Concurrent with construction of the landscape berm along Sinclair Hills Road and 12th Street, and 
subject to review and approval by the Hillsborough County Public Works Department, the developer 
shall improve the existing open ditch drainage system with an underground pipe system that will transfer 
water from the outfall on the south side of Lake Burrell to the headwall located at the intersection of 
Bearss Avenue and 12th Street. 

 
4. Along Bearss Avenue, the eastern parking lot boundary, and along the western portion of the south side 

of Sinclair Hills Road where a berm is not required, the following shall be required: a row of shade trees 
with a minimum caliper of three inches and minimum height of 10 feet at the time of planting and spaced 
on 30-foot centers, along with a continuous hedge of shrubs and ground cover with a minimum height 
of 18 inches and minimum opacity of 75 percent at time of planting and a maximum height of 36 inches 
within two years. At the discretion of the developer, palms may be planted in lieu of shade trees at the 
rate of one date palm (Phoenix dactylifera) or a cluster of three sabal palms (Sabal palmetto) for one 
shade tree. The palms shall have a minimum height of 10 feet (clear trunk measurement) at time of 
planting. The remainder of the buffer area shall be sodded. 

 
4. All landscaping shall be irrigated and maintained in accordance with Part 6.06.00 of the LDC, provided 

that any required dead landscaping shall be replaced within a reasonable time period  in order to preserve 
the benefit of the buffer to the surrounding properties. The project shall be required to utilize public 
water for all on-site irrigation, unless reclaimed water is available. Prior to the commencement of 
development, the developer shall be required to cap the existing on-site wells. 

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

 
7. Prior to Concurrency approval, the Developer shall provide a traffic analysis, signed by a Professional 

Engineer, identifying the necessary improvements to mitigate the development’s traffic impacts.  If the 
traffic study identifies the need for traffic signals(s), warrant studies shall be conducted and submitted 
to the County for approval.   
 

8. Prior to Concurrency approval, the Developer shall provide a traffic analysis, signed by a Professional 
Engineer,  showing the length of the left and right turn lanes needed to serve development traffic. The 
turn lanes shall be constructed to FDOT and/or Hillsborough County standards. The Developer, 
consistent with requirements of the Land Development Code, shall construct the following access related 
turn lanes:  

 
8.1 Westbound right turn lane on Bearss @ each project entrance. 
 
8.2 Eastbound left turn lane or dual eastbound left turn lane on Bearss Ave @ main project entrance 

as required by Hillsborough County.  The project traffic shall not impede the eastbound through 
movement on Bearss Ave or create traffic back-ups unto the CSX railroad tracks. 

 
8.3 Eastbound right turn lane on Sinclair Hills Rd @ project entrance. 
 

9.6. Based on the projected trip generation to the site, access onto the public road would be via “Type III” 
Minor Roadway Connection (more than 1,500 trip ends per day). The Land Development Code requires 
that all All internal access (the “throat”) to the driveways must be a minimum of 100 feet from comply 
with the General Access Standards of the LDC and keep the requisite distance from the edge of pavement 
of the public roadway, and shall remain free of internal connections or parking spaces that might interfere 
with the movement of vehicles into or out of the site. 

 
10. The driveway access points on Bearss Ave are subject to further detailed traffic analysis as per the 

requirements of conditions 7 and 8 above. In addition to the requirements of Article III, Section 7 of the 
Hillsborough County Code of Laws and Ordinances: shopping carts, prior to issuance of any certificates 
of occupancy on the subject site, the developer shall demonstrate the existence and use of an electronic 
shopping cart anti-theft protection system that all tenants shall utilize on their shopping carts. 

 
11. Prior to the commencement of development, the developer shall be responsible for coordinating with 

FDOT and expanding the existing FDOT drainage pond within the subject tract of land located on the 
north side of Sinclair Hills Road, that is identified as the proposed stormwater retention pond.  Upon 
completion of the pond, the subject tract shall be dedicated to the FDOT subject to review and acceptance 
by FDOT. The developer shall have the right to all fill dirt removed from the pond to use at its sole 
discretion, subject to all rules and regulations of Hillsborough County regarding the removal of dirt, 
including Section 6.11.54 of the Land Development Code: Land Excavation.  
 

 In the event FDOT will not allow the pond expansion prior to a certificate of occupancy being issued for 
commercial intensive uses on the property and subject to review and acceptance by Hillsborough County, 
the developer shall dedicate the subject tract of land to the County for the sole purpose of providing 
future additional storage and retention of run-off pursuant to a County initiated project.  



APPLICATION NUMBER: MM 22-0089 
ZHM HEARING DATE: July 25, 2022 
BOCC LUM MEETING DATE: September 13, 2022 Case Reviewer: Timothy Lampkin, AICP 

  

Page 17 of 24 

 
12. Prior to the issuance of a certificate of occupancy for the CI use, the developer, at his expense, shall 

realign the intersection of Sinclair Hills Road and 12th  Street and the intersection of Sinclair Hills Road 
and East Lake Burrell Street to operate as a single four (4)-way intersection. The improvement on the 
site plan is conceptual subject to PGM and Public Works approval.  The developer shall dedicate 
additional right-of-way necessary to accommodate the realigned intersection upon completion of the 
improvements. 

 
13. The Developer shall be permitted two (2) driveways onto Bearss Ave.  One (1) of the driveways shall 

be restricted to right-in/right-out movements.   The second driveway labeled “Main Entrance Full 
Access” on the general site plan shall be full access.  The locations shown on the zoning site plan are 
conceptual, and final locations of such driveways shall be determined based on the detailed traffic study 
consistent with access management spacing guidelines taking into account the proximity of the CSX 
railroad tracks. The final access locations shall be as approved by PGM. A raised median shall be 
constructed at each entrance to channelize the traffic movements as required. 

 
147. The Developer shall be permitted one full access driveway on Bearss Ave. and median opening, pending 

approval of a detailed traffic analysis which shows that the full access driveway will operate in a safe 
manner.  If the traffic analysis shows that a left-out will potentially cause a safety problem, the access 
may be restricted to a left-in only. The full access driveway shall only be constructed if approved by 
PGM and Public Works.    

 
158. The Development shall be limited to one access point onto Sinclair Hills Rd. The driveway onto Sinclair 

Hills Rd shall be restricted to a right-in, left-out and left right-out only and the location of such access 
point shall be confirmed as part of the traffic study that shall be submitted.  The location of the access 
point must not conflict with the service area of the CSX railroad tracks.  The access point may be required 
to be located to the east of the location such access point is shown on the general site plan, as such 
location shall be subject approval of PGM and Public Works.  The Developer shall construct raised 
concrete medians restricting the left-in and right-out movement or other means as approved by PGM and 
Public Works. The raised medians may be landscaped.   

 
9.       The Development shall not have any access onto 12th Street. 
 
17. If warranted and approved by FDOT and Hillsborough County the Developer shall install a traffic signal 

at the intersection of Nebraska Avenue and Sinclair Hills Road.  
 
108. When warranted, the developer shall install a traffic signal at the intersection of Bearss Avenue and the 

main project entrance. (labeled as “Main Entrance Full Access” on the general site plan.  All signals 
must be approved by the Hillsborough County Public Works Department and traffic signals on the State 
Highway System must also have the approval of FDOT.  If warranted, as determined by the traffic study, 
the traffic signal shall be installed and operational concurrent with the opening of the development. The 
Developer shall be responsible for the cost of design and installation of the traffic signal and appropriate 
interconnect with adjacent signals. The placement and design of the signal shall be subject to approval 
by Hillsborough County Public Works Department and/or FDOT.  The installation of a traffic signal at 
this location will require coordination with CSX to incorporate safety features such as signal preemption 
and other safety features deemed necessary to prevent vehicles from blocking the railroad tracks. 

 
19. The Developer shall install four (4) way stop signs at the intersection of Sinclair Hills Rd & 12th Street. 
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The installation of stop signs must meet the standard MUTCD warrants and must be approved by the 
Hillsborough County Public Works Department.   

20. Sidewalks shall be constructed within the right-of-way along all external and internal roadways. 
 
21. Bearss Ave is identified on the County’s Comprehensive Bicycle Plan as needing bicycle facilities. To 

accommodate bicyclists and pedestrians on Bearss Avenue, the applicant shall construct a ten (10) foot 
trail on the north side of Bearss Avenue along the property’s boundary. The trail shall be designed to 
meet the minimum standards set forth in the latest edition of the AASHTO Guide for the Development 
of Bicycle Facilities (Transportation Technical Manual, 2003). In lieu of constructing the trail, the 
developer can construct a five (5) foot bicycle lane and a five (5) foot sidewalk on the north side of 
Bearss Avenue along the property’s boundary. 

 
11. The self-support radio tower will be an essential component of the public service facility operations, not a stand-

alone principal use, which requires it be located on the subject property to serve the special and unique needs of 
the facility as follows. The tower will provide the facility with the independent capability to communicate with 
other company facilities, remotely monitor and control utility infrastructure and communicated with employees.  
Furthermore, during black sky days, these essential capabilities will be protected within the facility and will be 
unaffected by potential service interruptions that may occur to third-party off-site towers and support 
infrastructure. To ensure operation and use of the radio tower is consistent with these special and unique needs, 
the following conditions shall apply: 

 
11.1 The radio tower shall be used exclusively to support the operations of the public service facility 

and shall not be available to third party commercial uses and services unrelated to the operations 
of the public service facility. 

 
11.2 The radio tower shall be used only by a public utility, as that term is defined by Florida Statutes Section 

366.02 (2021), or an equivalent public utility under future laws, or in furtherance of the operations of a 
public utility. 

 
11.3 If the property ceases to be used as a public service facility by a "public utility," as defined by 336.02(1), 

Florida Statutes (2021), or an equivalent public utility under future laws, for a period exceeding one (1) 
year, the County may deem the radio tower as abandoned for purposes of this approval and require the 
removal or demolition of the radio tower .    

 
11.4    Except for those matters expressly stated in these conditions of approval, the radio tower shall be 

constructed and operated consistent with Hillsborough County LDC Section 6.11.79, Radio and 
Television Transmitting and Receiving Facility.  

 
11.5      If approved, the radio tower shall not be required to utilize camouflage techniques in connection 

with its design.  
 
12. The radio tower shall not result in restriction or interference with air traffic or air travel to or from any existing or 

proposed airport. Prior to construction plan approval, documentation shall be provided to Hillsborough County 
showing the Hillsborough County Aviation Authority has reviewed the proposal as required by Airport Zoning 
Regulations (HCAA Resolution 2010-54, April 1, 2010, as revised) to determine if there is any potential impact 
on public airports in Hillsborough County. The radio tower shall not be constructed to a height which constitutes 
a hazard to aviation or creates hazards to persons or property by reason of unusual exposure to aviation hazards. 

 
13. The applicant shall provide the following public transit facilities consistent with the requirements of 

LDC, Sec. 6.09.03. C. 2. along the project frontage on Bearss Avenue: 
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13.1 Concurrent with Phase 1 development (i.e. development up to 160,000 gsf): 
a. The developer shall construct a bus bay along Bearss Avenue in accordance with 

Hillsborough County and HART standards by extending the existing turn lane.  
b. The bus bay will include a landing pad and a pedestrian connection from the landing pad 

to the sidewalk.  
13.2 Prior to or concurrent with Phase 2 development (i.e. development exceeding 160,000 gsf), the 

developer shall construct a covered transit stop along Bearss Avenue. The covered transit stop 
shall be designed according to HART standards Hartline standards, The transit stop shall provide 
a pedestrian connection from the edge of roadway pavement to the development’s project. 

 
 
14. The proposed radio tower location falls within Zone "B" on the Airport Height Zoning Map. Any 

structure including construction equipment that exceeds 200 feet Above Ground Level will require an 
Airport Height Zoning Permit and must be reviewed by the Airport Zoning Director. 

 
15. If PD 22-0089 is approved, the County Engineer will approve a Design Exception (dated January 27, 

2021) which was found approvable by the County Engineer (on January 31, 2021), for the Sinclair Hills 
Road substandard road improvements. As Sinclair Hills Road is a substandard collector roadway, the 
developer will be required to make certain improvements to Sinclair Hills Road consistent with the 
Design Exception. Specifically, prior to or concurrent with the initial increment of development, the 
developer must construct eastbound turn lane into the project access and provide a 12-foot multi-use 
path on the south side of Sinclair Hills Road from the railroad tracks to 12th Street. 
 

16. The Developer shall construct prior to or concurrent with the initial increment of development the 
following site access improvements: 

a. An eastbound left turn lane on to Bearss Avenue. 
b. A westbound right turn lane on the Bearss Avenue. 
c. An eastbound right turn lane on Sinclair Avenue. 

 
17. Vehicular access to the Passive Recreational Tract (folio#34274.0100) shall be restricted to maintenance 

vehicles only. No employee, customer or other guest parking shall be permitted. 
 

18. The developer shall construct a pedestrian crosswalk consistent with County Public Works standards on 
Sinclair Hills Drive to provide safe pedestrian access between the project’s property 
on both sides of the roadway. 
 

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

 
20. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the 

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

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

wetland / other surface water (OSW) line must be incorporated into the site plan. The wetland/ OSW 
line must appear on all site plans, labeled as "EPC Wetland Line", and the wetland must be labeled as 
"Wetland Conservation Area" pursuant to the Hillsborough County Land Development Code (LDC). 
 

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

 
 
22. The developer shall construct a covered transit stop along Bearss Avenue. The covered transit stop shall 

be designed according to Hartline standards. The transit stop shall provide a pedestrian connection from 
the edge of roadway pavement to the development’s project.    

 
23 24. If the notes and/or graphic 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 
shall be interpreted as the regulations in effect at the time of preliminary site plan / plat approval. 

 
2425. 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. 

 
25 26. Effective as of February 1, 1990, this development order/permit shall meet the concurrency requirements 

of Chapter 163, Part II, Florida Statutes. Approval of this development order/permit does not constitute 
a guarantee that there will be public facilities at the time of application for subsequent development 
orders or permits to allow issuance of such development orders or permits. 

 
27. 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. 

 
 

 
 
 



APPLICATION NUMBER: MM 22-0089 
ZHM HEARING DATE: July 25, 2022 
BOCC LUM MEETING DATE: September 13, 2022 Case Reviewer: Timothy Lampkin, AICP 

  

Page 21 of 24 

 
  

Zoning Administrator Sign Off:  

J. Brian Grady
Fri Jul 15 2022 11:39:16  

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL.  
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.  
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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) 



 
Transportation Review Comments 

 

AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 07/07/2022 
REVIEWER: Richard Perez, AICP AGENCY/DEPT: Transportation 
PLANNING AREA/SECTOR: University Area/Northwest PETITION NO:  PD MM 22-0089 
 
 

 This agency has no comments. 
 This agency has no objection. 

X This agency has no objection, subject to the listed or attached conditions. 
 This agency objects for the reasons set forth below. 

CONDITIONS OF APPROVAL 

 If PD 22-0089 is approved, the County Engineer will approve a Design Exception (dated January 
27, 2021) which was found approvable by the County Engineer (on January 31, 2021), for the 
Sinclair Hills Road substandard road improvements.  As Sinclair Hills Road is a subs tandard 
collector roadway, the developer will be required to make certain improvements to Sinclair Hills  
Road consistent with the Design Exception.  Specifically, prior to or concurrent with the initial 
increment of development, the developer must construct eastbound turn lane into the project access 
and provide a 12-foot multi-use path on the south side of Sinclair Hills Road from the railroad 
tracks to 12th Street. 
 

 The Developer shall construct prior to or concurrent with the initial increment of development the 
following site access improvements: 
a. An eastbound left turn lane on to Bearss Avenue. 
b. A westbound right turn lane on the Bearss Avenue. 
c. An eastbound right turn lane on Sinclair Avenue. 

 

 The applicant shall provide the following public transit facilities consistent with the requirements 
of LDC, Sec. 6.09.03. C. 2. along the project frontage on Bearss Avenue: 
A. Concurrent with Phase 1 development (i.e. development up to 160,000 gsf): 

1. The developer shall construct a bus bay along Bearss Avenue in accordance with 
Hillsborough County and HART standards by extending the existing turn lane.  

2. The bus bay will include a landing pad and a pedestrian connection from the landing pad 
to the sidewalk.  

B.  Prior to or concurrent with Phase 2 development (i.e. development exceeding 160,000 gsf), the 
developer shall construct a covered transit stop along Bearss Avenue. The covered transit stop 
shall be designed according to HART standards. 

 
 Vehicular access to the Passive Recreational Tract (folio#34274.0100) shall be restricted to 

maintenance vehicles only. No employee, customer or other guest parking shall be permitted.  
 

 The developer shall construct a pedestrian crosswalk consistent with County Public Works 
standards on Sinclair Hills Drive to provide safe pedestrian access between the project’s property 
on both sides of the roadway. 
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 Notwithstanding anything herein or shown on the PD site plan to the contrary, bicycle and 
pedestrian access may be permitted anywhere along PD boundaries. 
 

 

PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting a Major Modification (MM) to approved Planned Development (PD) #08-0170, 
which consists of three parcels totaling +/- 30.54 ac.  The existing PD is approved for up to 180,000 square 
feet of Commercial, Intensive uses and 60,000 square feet of Commercial General and Commercial 
Neighborhood uses.  The applicant is requesting to modify the PD to permit up to 300,000 square feet of 
Public Service Facility Use with an accessory passive recreational tract.  The project is proposed to be built 
out in two phases. The site is located 300 feet west of the of the intersection of Nebraska Ave and Bearss 
Ave. The Future Land Use designation of the site is Office Commercial 20 (OC-20) and Residential 4 (R-
4).    

Trip Generation Analysis 

As required by the Development Review Procedures Manual (DRPM), the applicant submitted a 
trip generation and site access analysis to support the proposed zoning modification. Utilizing data 
from the Institute of Transportation Engineer’s Trip Generation Manual, 10th Edition, staff has 
prepared a comparison of the trips generated by development under the existing approvals and 
proposed modifications, utilizing a generalized worst-case scenario. 
 
Approved Zoning: 

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

Total Peak Hour Trips 

AM PM 
PD, 240,000 Retail Uses (ITE code 820) 9,060 226 914 

Less Internal Capture Trips 0 0 0 
Less Pass-By Trips 0 0 310 

Net New External Trips 9,060 226 604 

Proposed Zoning:  

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

Total Peak Hour Trips 

AM PM 
PD, 300,000 sf of Office Uses (ITE code 715) 3,375 534 513 

            Less Internal Capture Trips 0 0 0 
Less Pass-By Trips 0 0 0 

Net New External Trips 3,375 534 513 

Trip Generation Difference: 

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

Total Peak Hour Trips 

AM PM 
Difference -5,685 +308 -91 
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The proposed major modification would result in a decrease of trips potentially generated by development 
of the subject site by 5,685 average daily trips, an increase of 308 trips in the a.m. peak hour, and a 
decrease of 91 trips in the p.m. peak hour. 
 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
Bearss Ave. is a 4-lane, Hillsborough County maintained, arterial roadway, characterized by +/-12 feet 
travel lanes. The existing right-of-way on Bearss Ave. is +/-150 feet.  There are bike lanes and sidewalks 
on both sides of Bears Ave within the vicinity of the project.   
 
In the vicinity of the proposed project, Bearss Ave. is shown on the Hillsborough Corridor Preservation 
Plan as a future 6-lane enhanced roadway.  Although there is no typical section for 6-lane roadways, the 
minimum right-of-way necessary is calculated by taking the typical section for a 4-lane urban, divided,  
collector roadway (TS-6 within the Hillsborough County Transportation Technical Manual), which requires 
a minimum of 110-feet, and adding an additional 24 feet for Two extra lanes (for a total of 134 feet of right-
of-way required). Given there is +/- 150 feet of right-of-way available along the project’s frontage, no right-
of-way preservation is required. 
 
Sinclair Hills Road is a substandard 2-lane, Hillsborough County maintained, collector roadway 
characterized by +/- 10-foot travel lanes within +/-50ft of right-of-way.  There are no marked bicycle or 
pedestrian facilities on either side of Sinclair Hills Road in the vicinity of the project.  
 
The applicant’s Engineer of Record has requested a design exception to propose constructing a 12-foot 
multi-use path on the south side of Sinclair Hills Rd. from the railroad tracks to 12th Street; and provide an 
eastbound right turn lane into the project access.  Additional details of the request are discussed below in 
the Design Exception Section. 
 

SITE ACCESS AND CONNECTIVITY 
Access to the primary office portion of the project will be via a single access connection to Bearss Ave. and 
single access connection to Sinclair Hills Road.   

As indicated in the developer’s transportation analysis, the following site access improvements (turn 
lanes) were found to be warranted consistent with Section 6.04.04.D. of the LDC: 

 An eastbound left turn lane on to Bearss Avenue. 
 A westbound right turn lane on the Bearss Avenue. 
 An eastbound right turn lane on Sinclair Hills Road. 

 
The passive recreational tract for employee use will retain an existing vehicular access connection to be 
restricted to maintenance vehicles only.  Since the stated intent of the passive recreation tract is for  
employees at the facility during work breaks, the developer will be required to construct a pedestrian 
crosswalk between the entrance to the primary office portion of the site (south of Sinclair Hills Rd.) and 
the passive recreational tract to ensure safe crossing.  The applicant agreed to the proposed condition of 
approval. 
 
Transportation Staff initial comments required the site to have access through the neighborhood to the east.  
The applicant provided documentation about concerns that the connection to the east would impact the 
security requirements of the site.  Due to the nature of the proposed use and safety concerns, connectivity 
to the East is not required.  The use proposed contains a security element that requires the design of the site 
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plan to limit access and to specifically limit access from unauthorized personnel.  The applicant provided 
information to justify these concerns and staff agreed with their reasoning.  As such, connectivity was not 
required to the East.   

Pedestrian and bicycle access shall be permitted anywhere along the PD boundaries. 

 

REQUIRED PUBLIC TRANSIT FACILITIES 

Pursuant to LDC, Sec. 6.03.09, the proposed development meets the criteria to provide certain public transit 
facilities for non-residential developments of 200,000 to 500,000 square feet.  Sec. 6.03.09. C. 2. specifies 
that a bus bay and transit accessory pad including a shelter, seating, trash receptacles, and bicycle rack must 
be provided. As such staff is proposing a condition of approval requiring the public transit facilities and 
phasing of the requirements to correspond to the applicant’s proposed project phasing plan (as requested 
by the applicant).  The exact location and design of all the required public transit facilities will be 
determined, and included in, the initial site construction plan for phase I to ensure the facilities will be 
accommodated at buildout. 

As part of Phase One construction and prior to final certificate of occupancy, the applicant shall construct 
a bus bay along Bearss Avenue according to HART standards by extending the existing turn lane. The bus  
bay will include a landing pad and a pedestrian connection from the landing pad to the sidewalk. As part of 
Phase Two construction, the developer shall construct a covered transit stop along Bearss Avenue. The 
covered transit stop shall be designed according to HART standards. 

REQUESTED DESIGN EXCEPTION - SINCLAIR HILLS ROAD 

As Sinclair Hills Road is a substandard collector roadway, the applicant’s Engineer of Record (EOR) 
submitted a Design Exception request (dated January 27, 2021) 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 approvable by the County Engineer (on January 31, 2021), for the Sinclair Hills 
Road substandard road improvements. Specifically, the developer is proposing to construct an eastbound 
turn lane into the project access and provide a 12-foot multi-use path on the south side of Sinclair Hills 
Road from the railroad tracks to 12th Street. 

 

ROADWAY LEVEL OF SERVICE (LOS)  
Sinclair Hills Road was not included in the 2020 Level of Service (LOS) Report. 

Level of Service (LOS) information is reported below. 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS  

BEARSS AVE NEBRASKA 
AVE 

BRUCE B 
DOWNS BLVD D C 

Source: 2020 Hillsborough County Level of Service (LOS) Report 
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

Bearss Avenue County Arterial - 
Urban 

4 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  

☐ Substandard Road Improvements  
 Other   

Sinclair Hills Road County Local - 
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 9,060 226 914 
Proposed 3,375 534 513 
Difference (+/-) -5,685 +308 -91 
*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 None None Meets LDC 
East  None None Meets LDC 
West  None None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Sinclair Hills Rd./Substandard Road 
Improvements Design Exception Requested Approvable 

 Choose an item. Choose an item. 
Notes: Improvement includes a 12-foot multi use path along the northside of the property on Sinclair Hills Rd.   

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 See Staff Report. 
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601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602

Unincorporated Hillsborough County Rezoning 

Hearing Date: 
July 25, 2022

Report Prepared:
July 13, 2022

MM-22-0089

1007 Sinclair Hills Road and 1006 East  
Bearss Avenue

Summary Data:

Comprehensive Plan 
Finding: CONSISTENT

Adopted Future Land Use:
Office Commercial (20 du/ga; 0.75 FAR)
Residential-4 (4 du/ac/0.25 FAR)

Service Area: Urban

Community Plan: Lutz (northern 2.48 acre parcel)
Requested Zoning: 

Major Modification to the existing Planned 
Development (PD) 03-1124 to allow for two-story 
commercial buildings approximately 300,000
square feet in size and a communication tower

Parcel Size (Approx.):
30.54 +/- acres

Street Functional
Classification: 

Bearss Avenue- Arterial
Sinclair Hills- Road- Collector 
Lake Burrell- Local
N 12th Street – Local 

Locational Criteria: Not Applicable 

Evacuation Zone:
None
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Context 

 30.54 ± acre site is located north of Bearss Avenue, east of Nebraska Avenue and US 
41, north and south of Sinclair Hills Road. 

 The subject property is located within the Urban Service Area, and 2.48 acres of the site 
is located within limits of the Lutz Community Plan. 

 
 The subject property has 28.06 acres in the Office Commercial-20 (OC-20) and 2.48 

acres in the Residential-4 (RES-4) in the Future Land Use designations. OC-20 FLU 
category allows for typical uses such as community commercial type uses, office uses, 
mixed use developments, and compatible residential uses. The Res-4 FLU category 
allows for residential, suburban scale neighborhood commercial, office uses, and multi-
purpose projects.  

 
 The surrounding Future Land Use designations in the area include OC-20 to the west, 

which is developed with a CSX railroad as well as heavy and light commercial use and 
light industrial. RES-4 is located to the north and developed with single family.  
Residential-6 (RES-6) is located to the east and is also developed with single family. Light 
Industrial (LI) is to the south and developed with storage units.  

 
 The site was approved as PD 03-1124 and later modified under MM 08-0170. This 

modification was approved to provide an alternative design to the northwest corner 
Bearss Avenue and 12th Street. The modification reduced the total square footage from 
255,350 to 240,000, reduced the (Commercial Intensive) CI entitlements from 189,000 to 
180,000, reduced the CG (Commercial General) entitlements from 66,350 to 66,000, 
changed the building orientation to Bearss Avenue, increased height in Area C from 35 
to 40 and to 45 feet for architectural and to permit 24-hour business operation.  

 The applicant is requesting a major modification to the existing Planned Development 
(PD) 03-1124 to reconfigure the site and two allow for two-story commercial buildings 
approximately 300,000 square feet total and a wireless communication tower. 

Compliance with Comprehensive Plan:  
The following Goals, Objectives and Policies apply to this modification 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 1.4:  Compatibility is defined as the characteristics of different uses or activities or design 
which allow them to be located near or adjacent to each other in harmony. Some elements 
affecting compatibility include the following: height, scale, mass and bulk of structures, pedestrian 
or vehicular traffic, circulation, access and parking impacts, landscaping, lighting, noise, odor and 
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architecture. Compatibility does not mean “the same as.” Rather, it refers to the sensitivity of 
development proposals in maintaining the character of existing development. 
 
Land Use Categories 
Objective 8: The Future Land Use Map will include Land Use Categories which outline the 
maximum level of intensity or density and range of permitted land uses allowed and planned for 
an area.   A table of the land use categories and description of each category can be found in 
Appendix A. 

 
Policy 8.2: Each potential use must be evaluated for compliance with the goals, objectives, and 
policies of the Future Land Use Element and with applicable development regulations. 

 
Neighborhood/Community Development 

 
Objective 16: Neighborhood Protection The neighborhood is a functional unit of community 
development.  There is a need to protect existing neighborhoods and communities and those that 
will emerge in the future. To preserve, protect and enhance neighborhoods and communities, all 
new development must conform to the following policies. 
 
Policy 16.2: 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: 

1. the creation of like uses; or 
2. creation of complementary uses; or 
3. mitigation of adverse impacts; and 
4. 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.   
 
Objective 17: Neighborhood and Community Serving Uses 
Certain non-residential land uses, including but not limited to residential support uses and public 
facilities, shall be allowed within residential neighborhoods to directly serve the population. These 
uses shall be located and designed in a manner to be compatible to the surrounding residential 
development pattern.  
 
GENERAL CRITERIA 
The County shall provide opportunities at the time of planning and site selection for citizens and 
neighborhoods to express their viewpoints on major facility siting and design; and in order to 
ensure neighborhood preservation, the County shall take into consideration the viewpoints of 
citizens and neighborhoods in the final decision making process in major facility siting and design. 
In the planning, siting, land acquisition and development of major public facilities the County shall 
consider alternatives, including not siting the facility.  The alternatives evaluation shall include 
consideration of such factors as technical aspects of the facility, costs, design, impacts on the 
environment and availability of public facilities and services, including transportation impacts and 
future operation and maintenance costs of alternative sites as well as public safety and welfare 
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factors. Opportunities shall be provided for adjacent property owners and neighbor-hoods to 
choose to participate in the review process. The siting process for these facilities shall also avoid 
any detrimental effects on existing and planned development in the study area as well as consider 
the ancillary impacts associated with the particular facility and ensure that those uses also will not 
negatively affect the community.  
 
Policy 17.4: Hillsborough County will continue to develop master plans for community facilities to 
ensure that those facilities are provided to serve anticipated population growth.  Community 
facilities include but are not limited to: community centers, parks and recreation areas, libraries, 
sheriff substations and EMS/Fire stations.  
 
Policy 17.7:  New development and redevelopment must mitigate the adverse noise, visual, odor 
and vibration impacts created by that development upon all adjacent land uses.  
 
Bulk Electric Transmission Corridors And Large Facilities 
 
Objective 45:  Any negative effects of bulk electric transmission corridors upon environmentally 
sensitive lands and residential areas shall be minimized through the use of locational criteria. 
 
Policy 45.9: Large facilities that are requested in areas of existing or planned residential 
development should be compatible (as defined in Policy 1.4) with the surrounding area with 
regards to design, scale and location.  The installation of these facilities should not create adverse 
impacts on adjacent property owners, scenic corridors, parks or historic properties. Setbacks, 
buffering and other measures should be considered as means to mitigate impacts.  
 
Telecommunications Facilities 
 
Objective 46:  To ensure that telecommunications facilities are located in a manner that is 
compatible (as defined in Policy 1.4) with surrounding land uses and compliant with State and 
Federal law. 
 
Policy 46.1: Telecommunications facilities and towers should comply with applicable Land 
Development Code regulations including but not limited to setbacks, buffering, screening and 
camouflaging.  
 
Community Design Component 
 
5.0 Neighborhood Level Design  
5.1  Compatibility  
 
OBJECTIVE 12-1: New developments should recognize the existing community and be designed 
in a way that is compatible (as defined in FLUE policy 1.4) with the established character of the 
surrounding neighborhood. 
 
12-1.1: Lots on the edges of new developments that have both a physical and visual relationship 
to adjacent property that is parceled or developed at a lower density should mitigate such impact 
with substantial buffering and/or compatible lot sizes. 
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LIVABLE COMMUNITIES ELEMENT:  LUTZ COMMUNITY PLAN 
 
Fences and Barriers: Solid, masonry-type walls or fencing materials which act as barriers should 
not be used in the community, unless they are needed to separate incompatible land uses.  
Commercial and residential property owners are encouraged to use rural fencing materials i.e., 
split rail, 3 or 4-board, picket, green or black chain link, or vegetation since they maintain a sense 
of openness throughout the community.  
 
Commercial Character: The Lutz community desires to retain existing and encourage new 
commercial uses geared to serving the daily needs of area residents in a scale and design that 
complements the character of the community.  Currently there is approximately 301,559 square 
feet of commercial approved but not built within the community planning area.  
 
Streetscape/Roadway: Residents of Lutz want an interconnected shaded streetscape/roadway 
system, which visually enhances its corridors.  To do so: 

 Roadways designated as scenic corridors will be protected;  
 If a fence or wall is located along a designated scenic corridor/roadway, the setback 

of the fence or wall should be determined by whether it is in the rural or urban service 
area, and not by the underlying land use designation. The land development code will 
be updated to implement this requirement. 

 Planting programs of drought tolerant, preferably native trees and/or vegetation along 
roadways identified as scenic corridors and/or greenway trails will be undertaken to 
create a sense of place, and to improve or preserve specific views; 

 Gateways, located to create a sense of arrival through a change in character from the 
surrounding landscape have identified.  These gateways, when developed with local 
community participation, are intended to create a lasting impression through: 

 The selection of signage; 
 Location of structures; 
 Proximity of shrubbery or other vegetation; and 
 Roadway layout/configuration. 
 The county will work with local agencies to develop a mobility plan which will: 
 Study the placement of future rural roadways designed to provide intermodal 

connections rather than widening existing roadways; 
 Determine appropriate locations for the placement of sidewalks for schools, parks and 

other public uses; and 
 Provide for pedestrian paths and trails to interconnect the community.   

 
Staff Analysis of Goals, Objectives, and Policies: 
The applicant is requesting a Major Modification to the existing Planned Development (PD 
03-1124) on +/-30.54 acres to reconfigure the site allowing for 300,000 square feet of non-
residential building and a wireless communication tower. The largest parcel is in the Office 
Commercial-20 (OC-20) Future Land Use category and the smallest parcel to the north is 
in the Residential-4 (RES-4) Future Land Use category. The smaller parcel will be utilized 
as open space for employee use only and not open to the general public. The applicant 
indicates that improvements may include a gazebo, benches, picnic table area and 
possibly restrooms with no other permanent structures contemplated. The larger parcel, 
located south of Sinclair Hills Road and north of Bearss Avenue, is proposing two 
commercial buildings, each 150,000 square feet in size, and a communication tower with 
to the northwest.  
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The proposed PD Modification meets the intent of Objective 1 of the Future Land Use 
Element (FLUE) of the Comprehensive Plan by providing growth in the Urban Service Area. 
The proposed project meets the intent of FLUE Objective 8 and its accompanying Policies 
8.1 and 8.2 that require proposed land uses to meet the intent of the Future Land Use Map 
designations and the Goals, Objectives and Policies of the Comprehensive Plan. The 
subject site is consistent with the OC-20 Future Land Use category, as public facilities are 
permitted, and the proposed non-residential square footage does not exceed the maximum 
allowed intensity.  
 
The subject site meets the intent of FLUE Policy 4.1, FLUE Objective 16 and FLUE Policies 
16.2, 16.3, FLUE Objective 46 and Policy 46.1, regarding the protection of adjacent land 
uses through various buffering and mitigation measures.  According to Policy 1.4 
“Compatibility does not mean “the same as.” Rather, it refers to the sensitivity of 
development proposals in maintaining the character of existing development.” The 
surrounding Future Land Use designations in the area include OC-20 to the west, 
Residential-6 (RES-6) is located to the east and Light Industrial (LI) is to the south. The 
surrounding development pattern consists of a mixture of uses. Single family detached 
residential is located to the east and northeast of the subject site. Light industrial uses are 
located to the south with light commercial and a CSX railroad right-of-way located to the 
west. A lake and single-family residential units are located to the north of the subject site, 
across Sinclair Hills Road. The rezoning application has proposed several mitigative 
efforts to help protect and seek compatibility with the surrounding residential 
neighborhood. The project will contain two non-residential buildings that are each three 
stories high. However, the applicant proposes the third floor to function as a partial floor 
with a mezzanine to help soften the view. The applicant is placing the more intense 
commercial uses along Bearss Avenue and the CSX Railroad which is consistent with 
policy direction that states that development of higher intensity non-residential land uses 
adjacent to established neighborhoods should be restricted to arterials, collectors and 
locations external to neighborhoods, consistent with FLUE Policy 16.5. The proposed 
layout of the project will also provide an appropriate transition of intensity from the 
commercial uses to the west along Nebraska avenue and toward the residential uses found 
to the north and east of the subject site.  
 
Staff was initially concerned with the proposed site plan, as the Lutz Community Plan 
includes specific language regarding fences, barriers and streetscape.  However, only the 
smaller 2.48-acre parcel on the northern side of Sinclair Hills Road is part of the Lutz 
Community Plan.  The rest of the subject property is located on the south side of Sinclair 
Hills Road and is not within the limits of the Lutz Community Plan.    

The property will contain a perimeter fence that will help buffer sound and screen non-
residential use of the property from offsite view. The applicant proposed the buildings to 
the be centered on the property with employees parking to the east and retention ponds 
to the west and south with the communication tower either on in the northwest or 
southwest corner of the property. The location of the buildings and the communication 
tower helps with sound mitigation and the parking lot acts as a buffer keeping the buildings 
far from the residential neighborhood. The request is also to allow 24 hour operations of 
the facility and staff was concerned with the lighting impacting the surrounding residential 
neighborhood. The applicant has proposed that the parking area lighting to be directed 
down and away from the adjacent properties to the east and to apply the latest lighting 
standards.   
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Planning Commission staff found that these conditions adequately address screening and 
glare.  The proposed modification also limits access only from Bearss Avenue, which will 
help with previous traffic concerns regarding access along 12th street and Sinclair Hills 
Road. Bearss is classified as a Scenic Corridor, and the applicant will have to adhere to 
the Land Development Code regarding the Scenic Corridor.  Furthermore, there is an 
existing strip of dense vegetation along the eastern border of the subject site and the 
applicant has proposed to maintain the viable trees to act as an enhanced buffer and 
screening of the parking area. All of these mitigative efforts allows the proposed 
modification to be consistent with Lutz Community Plan and Policies 17.7, and Policy 45.9.  

Overall, the proposed Major Modification would allow for development that is consistent 
with the Goals, Objectives and Policies of the Future of Hillsborough Comprehensive Plan 
for Unincorporated Hillsborough County, and is compatible with the existing and planned 
development pattern found in the surrounding area. 
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed Major 
Modification CONSISTENT with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, subject to the conditions proposed by the Development 
Services Department. 
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HILLSBOROUGH COUNTY

SITE 
LOCATION

PAGE 3 OF 3
REVISION DATE:  7-5-2022

Title Block 

Project Name  Bearss Operations Center 
Project Address 1006 E. Bearss Avenue and 1007 Sinclair Hills Road  
Project Developer Tampa Electric Company, 702 N. Franklin Street, Tampa , FL 33602  
Project Designers Gensler, 400 N. Ashley Dr., Suite C400, Tampa, FL 33602   
Project Planners ECT, 1408 N. Westshore Blvd, Suite 115, Tampa, FL 33607  
Traffic Engineer Lincks & Associates, 5023 W. Laurel St., Tampa, FL 33607  

PARCEL 1: 
 
Lots 1 to 4, inclusive, APEX LAKE ESTATES, according to map or plat thereof as recorded in 
Plat Book 30, page 31, public records of Hillsborough County, Florida; LESS AND EXCEPT 
that part described in Stipulated Order of Taking recorded in Official Records Book 7274, 
page 1801. 
 
 
PARCEL 2: 
 
Begin at the Northwest corner of the Southwest 1/4 of Section 31, Township 27 South, 
Range 19 East, Hillsborough County, Florida; thence run East, along the East and West 1/4 
line (being the center-line of Sinclair Hills Road) a distance of 274.5 feet (more or less); 
thence run Southerly, along a right of way extension of Tampa Northern Railroad, a distance 
of 30.0 feet, to a point of intersection with the Eastern right of way boundary of a 100-foot 
railroad right of way (Tampa Northern Railroad) and the Southern right of way of Sinclair 
Hills Road for a Point of Beginning; thence continue in a Southerly direction, along stated 
railroad right of way boundary, 50 feet from and parallel to the center-line of the Tampa 
Northern Railroad track, a distance of 153.5 feet (more or less); thence in an Easterly 
direction parallel with the East and West line of stated Section 31, a distance of 290.75 feet 
(more or less); thence in a Northerly direction, a distance of 112.25 feet, to a point of 
intersection with the Southerly right of way boundary of Sinclair Hills Road; thence in a 
Northwesterly direction on an arc to the left, along stated right of way boundary, 30 feet 
from and parallel to the center-line of Sinclair Hills Road, a distance of 189.0 feet (more or 
less), to a point of tangency; thence continue in a Westerly direction along stated right of 
way boundary, a distance of 115.0 feet (more or less), to the Point of Beginning. 
 
PARCEL 3: 
 
All of the Northwest 1/4 of the Southwest 1/4 of Section 31, Township 27 South, Range 19 
East, lying South of the right of way of graded public road; LESS AND EXCEPT right of way 
for Nebraska Ave.; ALSO LESS AND EXCEPT Tampa Northern Railroad right of way; ALSO 
LESS AND EXCEPT that part conveyed to Hillsborough County, a political subdivision of the 
State of Florida by Warranty Deed recorded in Official Records Book 4413, page 1905, 
public records of Hillsborough County, Florida;  ALSO LESS AND EXCEPT that part described 
in Official Records Book 4494, page 1393, public records of Hillsborough County, Florida; 
ALSO LESS AND EXCEPT that part described in Official Records Book 5464, page 1164, 
public records of Hillsborough County, Florida; ALSO LESS AND EXCEPT that part described 
in Official Records Book.6127, page 1969, public records of Hillsborough County, Florida; 
ALSO LESS AND EXCEPT that part described in Official Records Book 6376, page 43, public 
records of Hillsborough County, Florida; ALSO LESS AND EXCEPT that part described in 
Official Records Book 22605, page 68, public records of Hillsborough County, Florida; ALSO 
LESS AND EXCEPT that part described in Official Records Book 25262, page 1249, public 
records of Hillsborough County, Florida; ALSO LESS AND EXCEPT that part described in 
Official Records Book 26195, page 95, public records of Hillsborough County, Florida; ALSO 
LESS AND EXCEPT right of way for Sinclair Hills Road, and N. 12th Street. 

R-4 2.49

OC-20 28.05

Total 30.54

Land Use Acreage

Project Data Table/Project Notes* 

Gross Acres   30.54 
FLUM    OC and R-4 
Community Planning Area Lutz and Greater Carrollwood-Northdale  
Special Designation  Scenic Corridor (Bearss Avenue), there are no overlay districts 
Utilities   Project is in the Urban Service Boundary and will be served by City of 
Tampa water and wastewater services. The project will connect to public water and sewer. 
Folio Numbers  Folio 34274.0100 is zoned PD 03-1124, as amended by 08-0170 MM 

Folio 34161.0000 is zoned PD 03-1124, as amended by 08-0170 MM  
Folio 34166.0000 is zoned PD 03-1124, as amended by 08-0170 MM  

Waterbodies/Wetlands  0.23 acres 
Historic/Archaeological Sites None known  
Use     Public Service Facilities, 300,000 square feet. Building Envelopes are 
generalized and structures within the Envelopes may be smaller than the Envelopes. Any area within 
the Building Envelopes that do not have a structure can be used for open space, retention, parking, 
loading, and other such items.  
Maximum Building Coverage 300,000 square feet/22.5 percent 
Open Space   Open space is all areas not covered by buildings, parking, loading, 
roads, and ponds. There will be no common or public open space. 
Impervious Coverage  716,507  (53.9%) 
Open Space   488,760 sf (36.7%) 
Maximum Height  3 stories or 55 feet, except for the excluded portion of the buildings 
as provided by Section 6.08.01.  
Radio Tower   Maximum height not to exceed 250 feet 
FAR    .22 (at buildout)  
Phase 1 Parking   Required: 320 spaces based on one space/employee for Public 
Service Provided: 320 paved spaces plus stabilized parking 
Phase 2 Parking   Required/Proposed One space per employee/1 space per 
employee     

The general location of proposed parking and service areas are 
shown 

Setbacks (Yards)  Front 30 feet, side and rear 15 feet plus 2 feet for every foot of 
building height over 20 feet.   
Fencing   8 foot tall security fencing will be provided along all property 
perimeters to the extent required, waiver is requested to Section 6.07.00  
Buffering/Screening  Minimum 20’ planted buffer along Sinclair Hills Road, 12th Street, and 
Bearss Avenue as shown.  Street trees and canopy trees will be planted along Bearss Avenue to 
comply with Section 6.06.03 I 2 c. 
Access    There will be one access to Bearss Avenue and one access to Sinclair 
Hills Road.  The existing accesses on Sinclair Hills Road will be closed. There is no existing cross 
access between the project site and adjacent properties. No cross access is proposed to adjacent 
properties. The site is surrounded by roadways which make cross access to adjacent properties 
impossible.  
The recreation area to the north of Sinclair Hills Road shall be permitted a single “restricted” access 
point off of Sinclair Hills Road for pedestrian access, and maintenance vehicles only. See conditions 
of approval.   
ROW    There is no Right of Way proposed to be dedicated for this project. 
Internal driveways   Internal driveways will be private and gated. There are no ROWs (as 
defined in section 12 of the LDC) within the project boundary. 
Easements   There are no known easements located within the project boundary 
or within 150 feet of the project boundary. 
Existing structures  There are existing structures located within the project boundaries. 
All existing structures are to be removed. 
Variances   Variances are requested to LDC Sections 6.06.04 and 6.07.00. 
*Project is a Major Modification to an existing PD zoning.   

Road Name 151st Street Bearss Blvd. 12th Street
E. Lake 
Burrell Drive

Sinclair Hills 
Road

W. Lake 
Burrell Drive

Classif ication Local Road Major Arterial Local Road Local Road Local Road Local Road

ROW Width 50± feet 147.5± feet 61.5± feet 68± feet 50.8± feet 152± feet
Number of 
Lanes 
(Divided or 
Undivided)

2 lane 
undivided (2 
lanes at 
intersection)

4 lanes 
divided (6 
lanes at 
intersection)

2 lane 
undivided (2 
lanes at 
intersection)

2 lane 
undivided (2 
lanes at 
intersection)

2 lane 
undivided (2 
lanes at 
intersection)

2 lane 
undivided (2 
lanes at 
intersection)

Surface 
Type asphalt asphalt asphalt asphalt asphalt asphalt

Surface 
Condition typical typical typical typical typical typical

Pavement 
Width 25± feet 64± feet 24± feet 14± feet 24± feet 18± feet

TRANSPORTATION DATA TABLE MM-22-0089 DEVELOPMENT 
STANDARDS

Min. Lot Area 20,000 sq ft 20,000 sq ft

Min. Lot Width 100 ft 100 ft

Front Setback 30 ft 30 ft*

Side Setback N/A 15 ft*

Rear Setback N/A 15 ft*

Max. Height Per Zoning Conditions 3 stories or 50 ft

Max. Coverage 30% 30%**

Max Impervious Surface 75% 75%

* Applies to Buildings

ZONING DEVELOPMENT STANDARDS

* Plus an additional tw o feet of setback for every one foot of building height over 20 feet.

PROPOSED DEVELOPMENT 
SCENARIO

SQ FT/DWELLING 
UNITS FAR/DENSITY ACREAGE

PUBLIC SERVICE FACILITY 
USE PHASE ONE 160,000

PUBLIC SERVICE FACILITY 
USE PHASE TWO 140,000

TOTAL 300,000 0.22 30.54

22-0089

Received August 30, 2022 
Development Services
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 07/07/2022 
REVIEWER: Richard Perez, AICP AGENCY/DEPT: Transportation 
PLANNING AREA/SECTOR: University Area/Northwest PETITION NO:  PD MM 22-0089 
 
 

 This agency has no comments. 
 This agency has no objection. 

X This agency has no objection, subject to the listed or attached conditions. 
 This agency objects for the reasons set forth below. 

CONDITIONS OF APPROVAL 

 If PD 22-0089 is approved, the County Engineer will approve a Design Exception (dated January 
27, 2021) which was found approvable by the County Engineer (on January 31, 2021), for the 
Sinclair Hills Road substandard road improvements.  As Sinclair Hills Road is a subs tandard 
collector roadway, the developer will be required to make certain improvements to Sinclair Hills  
Road consistent with the Design Exception.  Specifically, prior to or concurrent with the initial 
increment of development, the developer must construct eastbound turn lane into the project access 
and provide a 12-foot multi-use path on the south side of Sinclair Hills Road from the railroad 
tracks to 12th Street. 
 

 The Developer shall construct prior to or concurrent with the initial increment of development the 
following site access improvements: 
a. An eastbound left turn lane on to Bearss Avenue. 
b. A westbound right turn lane on the Bearss Avenue. 
c. An eastbound right turn lane on Sinclair Avenue. 

 

 The applicant shall provide the following public transit facilities consistent with the requirements 
of LDC, Sec. 6.09.03. C. 2. along the project frontage on Bearss Avenue: 
A. Concurrent with Phase 1 development (i.e. development up to 160,000 gsf): 

1. The developer shall construct a bus bay along Bearss Avenue in accordance with 
Hillsborough County and HART standards by extending the existing turn lane.  

2. The bus bay will include a landing pad and a pedestrian connection from the landing pad 
to the sidewalk.  

B.  Prior to or concurrent with Phase 2 development (i.e. development exceeding 160,000 gsf), the 
developer shall construct a covered transit stop along Bearss Avenue. The covered transit stop 
shall be designed according to HART standards. 

 
 Vehicular access to the Passive Recreational Tract (folio#34274.0100) shall be restricted to 

maintenance vehicles only. No employee, customer or other guest parking shall be permitted.  
 

 The developer shall construct a pedestrian crosswalk consistent with County Public Works 
standards on Sinclair Hills Drive to provide safe pedestrian access between the project’s property 
on both sides of the roadway. 
 



 
Transportation Review Comments 

 

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

 

PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting a Major Modification (MM) to approved Planned Development (PD) #08-0170, 
which consists of three parcels totaling +/- 30.54 ac.  The existing PD is approved for up to 180,000 square 
feet of Commercial, Intensive uses and 60,000 square feet of Commercial General and Commercial 
Neighborhood uses.  The applicant is requesting to modify the PD to permit up to 300,000 square feet of 
Public Service Facility Use with an accessory passive recreational tract.  The project is proposed to be built 
out in two phases. The site is located 300 feet west of the of the intersection of Nebraska Ave and Bearss 
Ave. The Future Land Use designation of the site is Office Commercial 20 (OC-20) and Residential 4 (R-
4).    

Trip Generation Analysis 

As required by the Development Review Procedures Manual (DRPM), the applicant submitted a 
trip generation and site access analysis to support the proposed zoning modification. Utilizing data 
from the Institute of Transportation Engineer’s Trip Generation Manual, 10th Edition, staff has 
prepared a comparison of the trips generated by development under the existing approvals and 
proposed modifications, utilizing a generalized worst-case scenario. 
 
Approved Zoning: 

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

Total Peak Hour Trips 

AM PM 
PD, 240,000 Retail Uses (ITE code 820) 9,060 226 914 

Less Internal Capture Trips 0 0 0 
Less Pass-By Trips 0 0 310 

Net New External Trips 9,060 226 604 

Proposed Zoning:  

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

Total Peak Hour Trips 

AM PM 
PD, 300,000 sf of Office Uses (ITE code 715) 3,375 534 513 

            Less Internal Capture Trips 0 0 0 
Less Pass-By Trips 0 0 0 

Net New External Trips 3,375 534 513 

Trip Generation Difference: 

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

Total Peak Hour Trips 

AM PM 
Difference -5,685 +308 -91 



 
Transportation Review Comments 

 

The proposed major modification would result in a decrease of trips potentially generated by development 
of the subject site by 5,685 average daily trips, an increase of 308 trips in the a.m. peak hour, and a 
decrease of 91 trips in the p.m. peak hour. 
 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
Bearss Ave. is a 4-lane, Hillsborough County maintained, arterial roadway, characterized by +/-12 feet 
travel lanes. The existing right-of-way on Bearss Ave. is +/-150 feet.  There are bike lanes and sidewalks 
on both sides of Bears Ave within the vicinity of the project.   
 
In the vicinity of the proposed project, Bearss Ave. is shown on the Hillsborough Corridor Preservation 
Plan as a future 6-lane enhanced roadway.  Although there is no typical section for 6-lane roadways, the 
minimum right-of-way necessary is calculated by taking the typical section for a 4-lane urban, divided,  
collector roadway (TS-6 within the Hillsborough County Transportation Technical Manual), which requires 
a minimum of 110-feet, and adding an additional 24 feet for Two extra lanes (for a total of 134 feet of right-
of-way required). Given there is +/- 150 feet of right-of-way available along the project’s frontage, no right-
of-way preservation is required. 
 
Sinclair Hills Road is a substandard 2-lane, Hillsborough County maintained, collector roadway 
characterized by +/- 10-foot travel lanes within +/-50ft of right-of-way.  There are no marked bicycle or 
pedestrian facilities on either side of Sinclair Hills Road in the vicinity of the project.  
 
The applicant’s Engineer of Record has requested a design exception to propose constructing a 12-foot 
multi-use path on the south side of Sinclair Hills Rd. from the railroad tracks to 12th Street; and provide an 
eastbound right turn lane into the project access.  Additional details of the request are discussed below in 
the Design Exception Section. 
 

SITE ACCESS AND CONNECTIVITY 
Access to the primary office portion of the project will be via a single access connection to Bearss Ave. and 
single access connection to Sinclair Hills Road.   

As indicated in the developer’s transportation analysis, the following site access improvements (turn 
lanes) were found to be warranted consistent with Section 6.04.04.D. of the LDC: 

 An eastbound left turn lane on to Bearss Avenue. 
 A westbound right turn lane on the Bearss Avenue. 
 An eastbound right turn lane on Sinclair Hills Road. 

 
The passive recreational tract for employee use will retain an existing vehicular access connection to be 
restricted to maintenance vehicles only.  Since the stated intent of the passive recreation tract is for  
employees at the facility during work breaks, the developer will be required to construct a pedestrian 
crosswalk between the entrance to the primary office portion of the site (south of Sinclair Hills Rd.) and 
the passive recreational tract to ensure safe crossing.  The applicant agreed to the proposed condition of 
approval. 
 
Transportation Staff initial comments required the site to have access through the neighborhood to the east.  
The applicant provided documentation about concerns that the connection to the east would impact the 
security requirements of the site.  Due to the nature of the proposed use and safety concerns, connectivity 
to the East is not required.  The use proposed contains a security element that requires the design of the site 



 
Transportation Review Comments 

 

plan to limit access and to specifically limit access from unauthorized personnel.  The applicant provided 
information to justify these concerns and staff agreed with their reasoning.  As such, connectivity was not 
required to the East.   

Pedestrian and bicycle access shall be permitted anywhere along the PD boundaries. 

 

REQUIRED PUBLIC TRANSIT FACILITIES 

Pursuant to LDC, Sec. 6.03.09, the proposed development meets the criteria to provide certain public transit 
facilities for non-residential developments of 200,000 to 500,000 square feet.  Sec. 6.03.09. C. 2. specifies 
that a bus bay and transit accessory pad including a shelter, seating, trash receptacles, and bicycle rack must 
be provided. As such staff is proposing a condition of approval requiring the public transit facilities and 
phasing of the requirements to correspond to the applicant’s proposed project phasing plan (as requested 
by the applicant).  The exact location and design of all the required public transit facilities will be 
determined, and included in, the initial site construction plan for phase I to ensure the facilities will be 
accommodated at buildout. 

As part of Phase One construction and prior to final certificate of occupancy, the applicant shall construct 
a bus bay along Bearss Avenue according to HART standards by extending the existing turn lane. The bus  
bay will include a landing pad and a pedestrian connection from the landing pad to the sidewalk. As part of 
Phase Two construction, the developer shall construct a covered transit stop along Bearss Avenue. The 
covered transit stop shall be designed according to HART standards. 

REQUESTED DESIGN EXCEPTION - SINCLAIR HILLS ROAD 

As Sinclair Hills Road is a substandard collector roadway, the applicant’s Engineer of Record (EOR) 
submitted a Design Exception request (dated January 27, 2021) 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 approvable by the County Engineer (on January 31, 2021), for the Sinclair Hills 
Road substandard road improvements. Specifically, the developer is proposing to construct an eastbound 
turn lane into the project access and provide a 12-foot multi-use path on the south side of Sinclair Hills 
Road from the railroad tracks to 12th Street. 

 

ROADWAY LEVEL OF SERVICE (LOS)  
Sinclair Hills Road was not included in the 2020 Level of Service (LOS) Report. 

Level of Service (LOS) information is reported below. 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS  

BEARSS AVE NEBRASKA 
AVE 

BRUCE B 
DOWNS BLVD D C 

Source: 2020 Hillsborough County Level of Service (LOS) Report 
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

Bearss Avenue County Arterial - 
Urban 

4 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  

☐ Substandard Road Improvements  
 Other   

Sinclair Hills Road County Local - 
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 9,060 226 914 
Proposed 3,375 534 513 
Difference (+/-) -5,685 +308 -91 
*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 None None Meets LDC 
East  None None Meets LDC 
West  None None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Sinclair Hills Rd./Substandard Road 
Improvements Design Exception Requested Approvable 

 Choose an item. Choose an item. 
Notes: Improvement includes a 12-foot multi use path along the northside of the property on Sinclair Hills Rd.   

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 See Staff Report. 
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE:  1/18/2022 

PETITION NO.: 22-0089 

EPC REVIEWER: Chris Stiens 

CONTACT INFORMATION: (813) 627-2600 X1225 

EMAIL:  stiensc@epchc.org  

COMMENT DATE: 11/15/2021 

PROPERTY ADDRESS: 1006 E Bearss Ave and 
1007 Sinclair Hills Rd, Lutz, FL 33549 

FOLIO #: 034274-0100, 034150-0000, 034166-0000 
& 034161-0000 

STR: 31-27S-19E 

REQUESTED ZONING:  Major Modification of 03-1124 & AR to PD 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE 11/15/2021 
WETLAND LINE VALIDITY Not Valid 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Survey, and site inspection indicate wetland exists 
along the east property boundaries of folios 
#034274-0100 & 034161-0000. Also, wetlands exist 
in the north portion of folio #034150-0000 

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

 
Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the 
Environmental Protection Commission of Hillsborough County (EPC) approvals/permits necessary 
for the development as proposed will be issued, does not itself serve to justify any impact to wetlands, 
and does not grant any implied or vested right to environmental approvals.  
 
The construction and location of any proposed wetland impacts are not approved by this 
correspondence, but shall be reviewed by EPC staff under separate application pursuant to the EPC 
Wetlands rule detailed in Chapter 1-11, Rules of the EPC, (Chapter 1-11) to determine whether such 
impacts are necessary to accomplish reasonable use of the subject property. 
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

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

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

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

The subject property contains wetland/OSW areas, which have not been delineated. Knowledge of 
the actual extent of the wetland and OSW are necessary in order to verify the avoidance of wetland 
impacts pursuant to Chapter 1-11.  Prior to the issuance of any building or land alteration permits or 
other development, the wetlands/OSWs must be field delineated in their entirety by EPC staff or 
Southwest Florida Water Management District staff (SWFWMD) and the wetland line surveyed.  
Once delineated, surveys must be submitted for review and formal approval by EPC staff.   
 
Chapter 1-11, prohibits wetland impacts unless they are necessary for reasonable use of the property.  
Staff of the EPC recommends that this requirement be taken into account during the earliest stages of 
site design so that wetland impacts are avoided or minimized to the greatest extent possible.  The 
size, location, and configuration of the wetlands may result in requirements to reduce or reconfigure 
the improvements depicted on the plan.   
 
The Hillsborough County Land Development Code (LDC) defines wetlands and other surface 
waters as Environmentally Sensitive Areas.  Pursuant to the LDC, wetlands and other surface waters 
are further defined as Conservation Areas or Preservation Areas and these areas must be designated 
as such on all development plans and plats.  A minimum setback must be maintained around the 
Conservation/Preservation Area and the setback line must also be shown on all future plan 
submittals. 

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

 
 

cs/cs 
 
cc: dstowe@ectinc.com  



AGENCY REVIEW COMMENT SHEET 
 

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

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

APPLICANT:   Darren Stowe PETITION NO:  MM 22-0089 

LOCATION:   Not listed 

FOLIO NO:   34150.0000, 34274.0100, 34166.0000, 
34161.0000 

SEC: 31   TWN: 27   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:        . 

 
 



           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

Tampa Electric Company

1006 E Bearss Ave

34150.0000  34274.0100  34166.0000 34161.0000

12/22/2021

22-0089

(Various use types allowed. Estimates are a sample of potential development) 
          
150,000 s.f. - Office, Single Tenant       
(Per 1,000 s.f.)                          
Mobility: $9,005.00*150 =  $1,350,750              
Fire: $158.00*150 = $23,700 

Urban Mobility, Northwest Fire - Two 150,000 s.f. Single Tenant Office structures, in two phases 
(fee estimate may increase if secondary structure is constructed under different, future 
schedule). Radio Tower (no impact for this use). 

Credit for prior structures may apply.  
***Rates based on Jan 1, 2022, fee schedule***



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  MM22-0089 REVIEWED BY: Randy Rochelle DATE:  12/3/2021

FOLIO NO.:         34161.0000                        

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:                                                   .
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AVIATION AUTHORITY LAND USE REVIEW 

Hillsborough County - OPTIX 

 

DATE: June 3, 2022   

PROPOSED USE INFORMATION: 

Case No.: 22-0089 Reviewer: Tony Mantegna  

Location: 1098 SINCLAIR HILLS RD   

Folio: 34150.0000    

Current use of Land: Residential   

Zoning: RSC-4   

REQUEST: 250 Communication tower    

 

COMMENTS: 

The proposed site falls within Zone "B" on the Airport Height Zoning Map. Any structure 
including construction equipment that exceeds 200 feet Above Ground Level will require an 
Airport Height Zoning Permit and must be reviewed by the Airport Zoning Director. 

 

 Compatible without conditions (see comments above) -       

 

 Not compatible (comments) -       

 

 Compatible with conditions (see comments above) – Must have an FAA Determination and 
review and permit from the Aviation Authority. 

 

cc:  Aviation Authority Zoning Director/Legal/Records Management/Central Records  
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             HILLSBOROUGH COUNTY, FLORIDA
             BOARD OF COUNTY COMMISSIONERS

------------------------------X
                              )
IN RE:                        )
                              )
ZONE HEARING MASTER           )
HEARINGS                      )
                              )
------------------------------X

             ZONING HEARING MASTER HEARING
        TRANSCRIPT OF TESTIMONY AND PROCEEDINGS

     BEFORE:       SUSAN FINCH
                   Land Use Hearing Master

     DATE:         Monday, July 25, 2022

     TIME:         Commencing at 6:00 p.m.
                   Concluding at 11:20 p.m.

     PLACE:        Robert W. Saunders, Sr. Public
                   Library
                   Ada T. Payne Community Room
                   1505 N. Nebraska Avenue
                   Tampa, Florida 33602

     Reported via Cisco Webex Videoconference by:

                Christina M. Walsh, RPR
              Executive Reporting Service
               Ulmerton Business Center
           13555 Automobile Blvd., Suite 130
                 Clearwater, FL 33762
                    (800) 337-7740
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1               HILLSBOROUGH COUNTY, FLORIDA
              BOARD OF COUNTY COMMISSIONERS

2
             ZONING HEARING MASTER HEARINGS

3                       July 25, 2022
           ZONING HEARING MASTER:  SUSAN FINCH

4

5
 D2:

6  Application Number:     MM 22-0089
 Applicant:              Tampa Electric Company

7  Location:               NW corner of E. Bearss Ave & N.
                         12th St.

8  Folio Number:           034150.0000, 034161.0000,
                         034166.0000 & 034274.0100

9  Acreage:                30.54 acres, more or less
 Comprehensive Plan:     OC-20 & R-4

10  Service Area:           Urban
 Existing Zoning:        PD 03-1124, RSC-4 & AR

11  Request:                Major Modification to a Planned
                         Development

12

13

14

15

16

17

18

19

20

21

22

23

24

25
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1            MR. GRADY:  The next item then is agenda

2      item D-2, Major Mod Application 22-0089.  The

3      applicant's Tampa Electric Company.

4            The request is to rezone from PD, RSC-4, and

5      AR to -- it's actually Major Modification.  So Tim

6      Lampkin will provide staff recommendation after

7      presentation by the applicant.

8            HEARING MASTER FINCH:  Good evening.

9            MR. BROOKS:  Good evening, Madam Hearing

10      Officer.  For the record, Michael Brooks of Brooks,

11      Sheppard & Rocha, 400 North Tampa Street,

12      Suite 1910, Tampa, 33602.  And I have been sworn.

13            So we have the first sheet of our cover sheet

14      up.  Project team I'm going to introduce real

15      quick.  The applicant/owner, of course, as Brian

16      just said, is Tampa Electric Company.

17            Kristin Mora is in the room, who's in-house

18      land use counsel for TECO; Joseph Ogden who's the

19      telecommunications manager; my co-counsel, Rebecca

20      Kert is here; Darren Stowe, who's AICP planner with

21      Environmental Consulting Technology; and Steve

22      Henry is the transportation engineer.  Next.

23            The request is a Major Modification, as

24      Mr. Grady said, for 300,000 square feet of public

25      service facility and 250-foot self-support radio
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1      tower.

2            The property is going to be used by TECO and

3      one of its subsidiaries.  People -- or one of its

4      related utilities, People's Gas is a secured

5      operation center that will have the ability to

6      communicate with other utility facilities in the

7      region remotely monitoring control in the

8      infrastructure and communicate with its employees.

9            It will be a major step forward in

10      enhancement of resiliency and sustainability of the

11      energy grid within our region.  Next slide.

12            In the utility world, there are two kinds of

13      days.  Blue Sky day, which is day-to-day.  Nothing

14      exciting happens, uneventful.  That's a good day.

15      There are also dark sky days where the utilities

16      must be prepared to respond and handle

17      extraordinary events.  Catastrophic events both

18      natural and manmade of hurricanes, terrorism, et

19      cetera.  Next slide.

20            The reason I'm telling you is, is that as a

21      backdrop to this case is that rapid response, of

22      course, is necessary to prevent further damage to

23      the utility grid, minimize interruption to other

24      utilities and essential services in the region, and

25      restore service to other critical facilities like
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1      hospitals and nursing homes, et cetera.

2            All of that backdrop is that this facility

3      will be a critical infrastructure in our region.

4      That is a term that we now know is a result of the

5      pandemic.  It results from the Public

6      Infrastructure Act of 2001 that was adopted after

7      9/11, the homeland security.

8            And recently, the Florida legislature -- next

9      slide -- passed an exemption to the public records

10      act which defines and adopts that critical

11      structure definition.  It is -- it is broad in its

12      scope.

13            It creates a confidential and exemption for

14      all portions of information related to critical

15      infrastructure including public meetings.  This

16      presentation will not provide information that

17      we -- that falls within that scope of being things

18      we would not want disclosed.

19            But we think it's sufficient to find

20      approval for the public facility and the radio

21      tower.  And with that, I'm going to hand over to my

22      co-counsel and I'm going to hand out some materials

23      for yourself and the clerk.

24            HEARING MASTER FINCH:  Thank you.  If you

25      could please sign in.
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1            MS. KERT:  Thank you.  Rebecca Kert, 400

2      North Tampa Street, Suite 1910.

3            Next slide, please.

4            This is a general location map.  You'll see

5      highlighted in red the parcel.  It's approximately

6      30.54 acres of land generally located at the

7      intersection of Nebraska Avenue and Bearss Avenue.

8            To the west of the site is CSX rail line,

9      and the current interim uses of the property

10      include a golf driving range, a boat and vehicle

11      storage, and parking.  Next slide, please.

12            We are located within the Urban Service

13      Area, and the public service facility will be

14      served by public water and sewer.

15            The Comprehensive Plan category on the main

16      larger parcel is Office Commercial-20, and the

17      parcel north of Sinclair Hills Road is

18      Residential-4.  The portion north of Sinclair Hills

19      Road is within the Lutz Planning Area.

20            And I did want to point out that a public

21      service facility is an allowed conditional use in

22      all zoning districts.  Next slide, please.

23            There's a currently approved PD on the

24      parcel most recently amended in 2008 that allows

25      60,000 square feet of Commercial General uses and
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1      180,000 square feet of Commercial Intensive, CI,

2      uses.  The area located at C, including the parcel

3      north of Sinclair Hills Road, is where the

4      Commercial Intensive uses were allowed to be

5      placed.  Next slide, please.

6            So the primary parcel south of Sinclair

7      Hills Road will be phased.  Phase 1 is 160,000 up

8      to 160,000 square feet of public service facility

9      use and a 250-foot radio tower.  Phase two is a

10      future phase.  If it's determined that it's needed,

11      it will be allowed up to 140,000 square feet of

12      public service facility use.

13            The secondary parcel north of Sinclair Hills

14      Road will be limited to a private passive

15      recreation area.  Next slide, please.

16            So, again, these boxes highlight where the

17      building framework will be.  So phase one is

18      northernmost box, which is 160,000 square feet of

19      public service facility.

20            The lower box is phase two where there's a

21      potential for another 140,000 square feet of public

22      service facility in the interim.  That phase can be

23      used for stabilized parking.

24            The maximum FAR is .23, and the building

25      envelopes are conceptual.  They can be used for
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1      buildings, open space, retention, parking, and

2      loading areas.  Next slide, please.

3            The building setbacks along the front, along

4      Bearss Avenue is 30 feet.  Bearss Avenue is an

5      urban, scenic roadway.  So there will be 30 feet

6      along that right-of-way as well as additional tree

7      plantings.

8            The site in rear will have 15 feet.  Buffers

9      will be 20 feet to the north, south, and east.  To

10      the north and the east where it abuts -- well, it

11      doesn't abut because there's a right-of-way there.

12      But where we are across from single-family, the

13      buffers will be in addition to the setbacks.

14            Stormwater facilities will be utilized where

15      feasible to provide additional buffering.  The

16      maximum building height is 55 feet.  With that,

17      you'll get an additional setback of 2 feet for

18      every foot over 20 feet, which translates to

19      100 feet, if we were to go up to the maximum of

20      55 feet of building setback on all sides.

21            In reality, the site plan proposes much

22      greater setbacks.  To the south is over 500 feet;

23      300 feet to the east; about 265 to the west; and

24      125 feet to the west.  So the building structures

25      themselves are very set back from all the
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1      surrounding area.

2            We are meeting all lighting standards in the

3      Code with an enhanced lighting standard where we

4      are located within 200 feet of 12th Street, where

5      we have single-family on the other side of 12th

6      Street.  Next slide, please.

7            We will meet Code for parking with phase

8      one.  We will be limited to 320 employees with one

9      space for employee; and, again, during phase one,

10      we will have the option for stabilized overflow

11      parking, which will be utilized during dark sky

12      events.

13            Phase two will be determined at the time of

14      construction, and the conditions do allow solar

15      panels to be installed above the covered parking

16      spaces.  Next slide, please.

17            This is a restricted site, and it will be a

18      restricted vehicular access along Bearss Avenue,

19      which will be guard monitored and along Sinclair

20      Hills Road which will be gated card access.

21            There will be during phase one -- the

22      developer will construct a bus bay with a landing

23      pad on Bearss Avenue pursuant to Code with

24      controlled pedestrian access into the public use

25      facilities because, again, this is a secured
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1      facility.  And in the future during phase two, the

2      developer will construct a full transit stop.  Next

3      slide, please.

4            The northern parcel above Sinclair Hills

5      Road will be a passive recreation area that will be

6      limited only to employees and invited guests.

7      There's an existing access point that will remain

8      but will be limited to pedestrian and maintenance

9      vehicles only.

10            The conditions require that we install a

11      pedestrian crosswalk between the main parcel and

12      the recreational facility and improvements in the

13      future could include a gazebo pavilion and/or

14      restroom.  Next slide, please.

15            There were design changes based upon

16      community input.  There was a community meeting and

17      many discussions within the neighborhood about how

18      we can do a good job of protecting our

19      single-family in the neighborhood.

20            The County had originally requested that we

21      provide access to 12th Street.  The neighborhood

22      asked that that be removed, and we worked with

23      staff and staff agreed that we could remove access

24      to 12th Street.

25            We also restricted right-out movements on
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1      Sinclair Hills Road, and we agreed that within the

2      20-foot buffer area on the east and actually along

3      north of the parcel as well that we will retain as

4      many of the existing trees as possible.  And in the

5      event that we're not able to retain trees, new

6      trees will be planted.

7            Significantly, the radio tower was relocated

8      to the southwest corner of the site as far away as

9      possible from the existing single-family.  Next

10      slide, please.

11            We are requesting two variances.  Written

12      justification for each has been prepared and

13      submitted back in March by Darren Stowe, AICP.  So

14      I'm just going to touch on them briefly because

15      there were very thorough explanations of how we

16      meet those criteria.

17            And staff as well has concluded that we

18      do -- we have justified these variations.  But we

19      are asking to LDC Section 6.07.00 to allow an

20      8-foot perimeter security fence.  Again, the site

21      is required by law to be secured.

22            We believe that we have fully mitigated this

23      for a number of reasons.  We are not abutting any

24      property.  We have right-of-way.  We're surrounded

25      on four sides by right-of-way of at least a minimum
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1      of 50 feet.

2            We are also retaining that buffer and the

3      existing trees as much as possible.  The next

4      variance is to shade tree requirement in the

5      parking area because we are hopeful that we'll be

6      able to put solar right on all or part of the

7      parking area.  And, again, shade trees are,

8      obviously, going to interfere with that.

9            So -- but the -- there should be absolutely

10      no detrimental effect to any of the neighboring

11      properties for the same reasons that I already

12      described.  Next slide, please.

13            The next three slides are transportation

14      slides.  We do have Steve Henry here as our expert

15      in case there are any questions.  All of this

16      information is already part of the record.  It's

17      substantiated.  So I'm just going to go over it

18      briefly.

19            We did want to point out that compared to

20      the prior approved project, the daily trip

21      generation will be reduced by roughly 50 percent.

22      We believe it's actually probably greater than that

23      because the ITE does not have a specific category

24      for public service facilities.  So it was analyzed

25      as an office, which probably overestimates the
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1      actual trips that will generate.  Next slide,

2      please.

3            We will be doing access improvements on

4      Bearss Avenue, a full access driveway, and the

5      applicant will construct an eastbound left turn

6      lane and a westbound right turn lane on Sinclair

7      Hills Road.

8            It will be limited access driveway as I

9      already described, and the applicant will construct

10      an eastbound right turn lane and a concrete median

11      restricting the right out as requested by the

12      neighbors.  Next slide, please.

13            Sinclair Hills Road is a substandard road.

14      We will be asking for a design exception because we

15      cannot meet the typical section as required.  We

16      are proposing to construct a 12-foot multiuse path

17      on the south because there's not room for sidewalks

18      on both sides, but we believe that this will

19      improve mobility options.

20            And at this point I'm going to turn it back

21      to Mr. Brooks to talk about the radio tower.

22            MR. BROOKS:  For the record again, Michael

23      Brooks.

24            I'm going to run through just a few slides

25      regarding the radio tower.  Next slide, please.  As
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1      Ms. Kert mentioned, the tower's been moved to the

2      southwest corner.  That's the star on the graphic.

3      It's roughly 2400 feet from the closest

4      neighborhood point in the northeast corner, and

5      it's 1600 feet plus or minus from the nearest

6      residence to the east.

7            This -- this creates the maximum separation

8      while still maintaining the minimum setbacks with

9      the tower locating it near the rail line and the

10      commercial uses at Bearss Avenue and Nebraska.

11            There's a typical -- just to make clear what

12      self-support tower, it's a lattice structure so

13      it's a demonstrative image.  Next slide.

14            The need for the on-site tower -- you

15      probably heard a lot of tower cases, Madam Hearing

16      Officer.  This one is unique because this is not a

17      commercial-type tower.  It's not one that would

18      come to you or you're looking at our propagations

19      and determining need.

20            This is an essential component of the -- of

21      the actual operations of the facility, and I've got

22      both the service area for TECO on here, which you

23      could see, extends to Dade City, San Antonio, all

24      the way east to Auburndale and Winter Haven.

25            It -- the special, unique needs for this
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1      tower, it has to be in close proximity to the

2      operation center.  Secured monitored and manner

3      that is above and beyond what would be typical on

4      an alternative site and protected from service

5      interruptions in case there were catastrophic dark

6      sky day.  Next slide.

7            Last two.  These are the radio tower

8      conditions, Section 12.  I'm not going to read them

9      all.  They basically implement the special, unique

10      conditions.  They require that it not be used for

11      commercial purposes.  Only used for this public

12      utility, and it may be deemed abandoned if that use

13      ceases.  Last slide.

14            This is the airspace permitting.  Obviously,

15      there'll be federal aviation authority permitting

16      that's been filed for.  The aviation authority, we

17      filed a preapplication meeting.  It falls within

18      zone B of the airport zoning map, which would

19      require a permit of over 200 feet AGL.

20            And so that process is started.  And the

21      conditions would require those permits, obviously,

22      as a condition of constructing the radio tower.

23      That concludes our presentation.

24            HEARING MASTER FINCH:  All right.  Thank you

25      so much.  I believe Ms. Kert needs to sign in with
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1      the clerk's office, but I didn't have any

2      questions.  You covered my questions that I had.

3            We'll go to Development Services, please.

4            MR. LAMPKIN:  Hello.  Tim Lampkin,

5      Development Services.

6            The applicant did such a great job that I'm

7      going to give a quick overview.  The applicant's

8      seeking a Major Modification to existing Planned

9      Development of PD 03-1124 as modified by Major

10      Modification 08-0170.  Per the development --

11            MR. LAMPE:  Tim, could you, please, speak a

12      little slower.  We're having a hard time hearing

13      you.

14            MR. LAMPKIN:  Yeah.  I don't have the

15      headphones.  So I'm going to the phone today.

16      Sorry about that.

17            And a People's Gas system of public service

18      facility.  The proposal is a two-phased development

19      providing a total of 300,000 square feet.  I would

20      like to note that I just noticed on page 6, the

21      first paragraph in the second sentence says

22      150,000.  It should be 160 for phase one and on

23      page 9, the third paragraph, second sentence also

24      has an earlier iterations the site plan, which

25      needs to be changed from 150 to 160,000.
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1            The general location is slightly east of the

2      northwest corner of Bearss and Nebraska Avenue

3      intersection, and the site is currently utilized

4      for a driving range and paintball facility and is

5      mostly underdeveloped.

6            To the east is residential, RSC-2, mobile

7      home, and AS-1.  To the west is the CSX Railroad

8      right-of-way and to the north is holding on and

9      RSC-4 and AR is south of Manufacturing and Light

10      Industrial.

11            The Future Land Use of the site is OC-20,

12      south of Sinclair Road and R-4 north of Sinclair

13      Hills Road.  According to the application, TECO is

14      working on improving the system rezoned CN and

15      operational sustainability.

16            And both of these at TECO and the People's

17      Gas System fall within the definition of public

18      utility, as the applicant has already gone into

19      detail about.

20            And, again, as the applicant may have

21      stated, this will be designed to withstand against

22      storm events.  On the site plan, the applicant

23      proposes landscaping around the parking area in

24      compliance with Section 6.06.04, and the

25      application is -- the applicant's requested two
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1      variations.

2            Variation one that they went over was

3      6.07.00 regarding fences and then 6.06.04.  It is

4      classified as a scenic corridor.  And as the

5      applicant noted, the radio and television

6      transmitting and receiving facility is now being

7      proposed to be located in the southwest corner of

8      the site.

9            Additionally, there are a couple of design

10      exceptions which have been found approvable by the

11      county engineer.  Based upon all the above, the

12      Development Services finds the proposed development

13      approvable, and that concludes my presentation

14      unless there are any questions.

15            HEARING MASTER FINCH:  Just a quick kind of

16      a housekeeping comment for you, the revised staff

17      report on the first page where it lists the PD

18      variations, it only lists the increase in fence

19      height and not the variation for the shade trees

20      for the solar panels just for your information.

21      Probably needs to be added at the top.

22            But that was my only question or comment,

23      rather.  So thank you for that.  I appreciate it.

24      We'll go to the Planning Commission, please.

25            MS. MASSEY:  This is Jillian Massey with
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1      Planning Commission staff.

2            The subject site has two Future Land Use

3      designations, Office Commercial-20 and

4      Residential-4.  It's located in the Urban Service

5      Area and within the limits of the Lutz Community

6      Plan.

7            The subject site meets the intent of Future

8      Land Use Element Policy 4.1, Future Land Use

9      Element Objective 16, and associated policies

10      regarding neighborhood protection.

11            It also meets Future Land Use Element

12      Objective 46 and 46.1 regarding the protection of

13      adjacent land uses through various buffering and

14      mitigation measures.

15            The surrounding Future Land Use designations

16      in the area include Office Commercial-20 to the

17      west, Residential-6 located to the east, and Light

18      Industrial to the south.

19            The surrounding land development pattern

20      consists of a mixture of uses.  Single-family

21      detached residential is located to the east and

22      northeast of the subject site.

23            Light Industrial uses are located to the

24      site -- south with light commercial and a CSX

25      Railroad right-of-way located to the west.  A lake
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1      and single-family residential units are located to

2      the north of the subject site across Sinclair Hills

3      Road.

4            The rezoning application has proposed

5      several mitigated efforts to help protect and seek

6      compatibility with the surrounding residential

7      neighborhood.

8            The project will contain two nonresidential

9      buildings that are three stories high.  However,

10      the applicant proposes the third floor to function

11      as commercial floor with mezzanine to help soften

12      the view.

13            The applicant is placing more intense uses

14      along Bearss Avenue and the CSX Railroad, which is

15      consistent with policy direction that states that

16      development of higher intensity, nonresidential

17      land uses adjacent to established neighborhoods

18      should be restricted to arterials, collectors, and

19      locations external to neighborhoods.

20            This is consistent with Future Land Use

21      Element Policy 16.5.  The proposed layout of the

22      project will also provide an appropriate transition

23      of intensity from the commercial uses up to the

24      west along Nebraska Avenue towards the residential

25      uses to the north -- north and east of the subject
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1      site.

2            Overall, the proposed modification would

3      allow for development that is consistent with the

4      goals, objectives, and policies of the Future of

5      Hillsborough Comprehensive Plan for unincorporated

6      Hillsborough County, and it's compatible with the

7      existing and Planned Development pattern found in

8      the surrounding area.

9            And, therefore, Planning Commission staff

10      finds that this application is consistent subject

11      to the conditions proposed by the Development

12      Services Department.  Thank you.

13            HEARING MASTER FINCH:  Thank you.  I

14      appreciate it.

15            Is there anyone in the room or online that

16      would like to speak in support of this application?

17      Anyone in favor?  Seeing -- oh, yes, ma'am.

18            While she's coming up, is there anyone else

19      that would like to speak in support?  All right.

20      When you come up, if you could give us your name

21      and address, please, first.  Thank you.

22            MS. FITE:  Hi.  My name is Barbara Fite.  I

23      live at 16102 East Lake Burrell Drive just north of

24      this proposed building, and we are very much in

25      support of it.
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1            I speak for the majority of our neighbors.

2      It would be 100 percent except a couple just want

3      to have the golf practice range remain, which is

4      not going to happen.

5            But we have had several community meetings

6      with the TECO people.  They've been very

7      cooperative in making some changes, like leaving a

8      lot of the trees, moving the tower, and not using

9      the well, using other sources of water.

10            So we're very happy about that.  And we just

11      feel like this is a very good transition from

12      single-family homes to, you know, more intense

13      commercial area.

14            HEARING MASTER FINCH:  All right.  Well,

15      thank you for coming down and giving your comments.

16      I appreciate it.  If you could please sign in.

17            All right.  So close testimony in support.

18      Is there anyone in opposition that would like to

19      speak?

20            Seeing no one in the room, no one online.

21      All right.  Mr. Grady, anything else?

22            MR. GRADY:  Nothing further.

23            HEARING MASTER FINCH:  All right.

24      Mr. Brooks, anything else?  You have the last word.

25            MR. BROOKS:  We have one last slide, which



Executive Reporting Service

26bf57bb-7fcf-4084-bed5-f6864d76b1feElectronically signed by Christina Walsh (401-124-891-9213)

Page 161

1      was a conclusion slide, which I'm not going to

2      belabor.  I do want to thank Ms. Fite for coming

3      down.

4            I originally handled the PD in 2004 for this

5      property.  Actually, Kristin Mora was the planner

6      for this project, and this flight was one of the

7      community activists.

8            And she's been engaged in all of the

9      modifications since that time, and she's a great

10      advocate for her neighborhood.  No, no.  Back a

11      few.  All right.

12            These are just our standard closings

13      consistent with the land use categories, the LDC,

14      except for the variances compatible with the

15      surrounding properties' recommendations and

16      approval, et cetera, we would ask for your

17      approval, recommendation as well, and can answer

18      any questions that have arisen.

19            HEARING MASTER FINCH:  I don't have any

20      further questions but thank you for that.

21            Then we'll close Major Modification 22-0089

22      and go to the next case.

23

24

25
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RZ 22-0075 William Place 3. Applicant Presentation Packet NO 
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RZ 22-0683 Nicole Neugebauer 1. Applicant Presentation Packet YES - COPY 

RZ 22-0832 Ken Tinkler 1. Applicant Presentation Packet NO 

RZ 22-0834 Russell Ottenberg 1. Applicant Presentation Packet NO 

RZ 22-0834 Mark Bentley 2. Applicant Presentation Packet NO 

MM 22-0862 Rosa Timoteo 1. Revised Staff Report YES - COPY 

MM 22-0862 Rosa Timoteo 2. Revised Staff Report YES - COPY 

MM 22-0862 Elise Batsel 3. Applicant Presentation Packet YES - COPY 

    

    

    

    

    

    

    

    

 



JULY 25, 2022 – ZONING HEARING MASTER 
 
 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, July 25, 2022, at 6:00 p.m., in the Ada T. 
Payne Community Room, Robert W. Saunders Sr. Public Library, Tampa, Florida, 
and held virtually. 

Susan Finch, ZHM, calls the meeting to order and leads in the pledge of 
allegiance to the flag. 

A. WITHDRAWALS AND CONTINUANCES 

Brian Grady, Development Services, reviews 
changes/withdrawals/continuances. 

D.7. RZ 22-0562 

Brian Grady, Development Services, calls RZ 22-0562. 

Isabelle Albert, applicant rep, requests continuance. 

Susan Finch, ZHM, calls proponents/opponents/continues RZ 22-0562 to 
September 19, 2022. 

C.4. RZ 22-0698 

Brian Grady, Development Services, calls RZ 22-0698.  

David Wright, applicant rep, requests continuance. 

Susan Finch, ZHM, calls proponents/opponents/continues RZ 22-0698 
September 19, 2022. 

D.13. RZ 22-0856 

Brian Grady, Development Services, calls RZ 22-0856. 

Mark Bentley, applicant rep, requests continuance. 

Susan Finch, ZHM, calls proponents/opponents/continues RZ 22-0856. 

B.1. RZ 19-0521 

Brian Grady, Development Services, reviews RZ 19-0521.    

Susan Finch, ZHM, announces withdrawal of RZ 19-0521. 
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Brian Grady, Development Services, continues review of 
withdrawals/continuances.  

Susan Finch, ZHM, overview of ZHM process.  

Senior Assistant County Attorney Cameron Clark, overview of oral 
argument/ZHM process. 

Susan Finch, ZHM, oath. 

B. REMANDS  

B.2. MM 22-0087 

Brian Grady, Development Services, calls RZ 22-0087. 

Kami Corbett, applicant rep, presents testimony/submits exhibits. 

Brian Grady, Development Services, staff report/questions to applicant 
rep. 

Kami Corbett, applicant rep, answers Development Services questions. 

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant/closes MM 22-0087.    

C. REZONING STANDARD (RZ-STD): 

C.1. RZ 22-0423 

Brian Grady, Development Services, calls RZ 22-0423. 

David Wright, applicant rep, presents testimony. 

Chris Grandlienard, Development Services, staff report. 

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0423. 

C.2. RZ 22-0456 

Brian Grady, Development Services, calls RZ 22-0456. 

David Wright, applicant rep, presents testimony.  
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Isis Brown, Development Services, staff report. 

Susan Finch, ZHM, questions to Development Services. 

Isis Brown, Development Services, answers ZHM questions and continues 
staff report.  

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0456. 

C.5. RZ 22-0789 

Brian Grady, Development Services, calls RZ 22-0789. 

Jeffrey Peck, applicant rep, presents testimony. 

Chris Grandlienard, Development Services, staff report.  

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0789 

C.6. RZ 22-0829 

Brian Grady, Development Services, calls RZ 22-0829. 

Ruth Londono, applicant rep, presents testimony. 

Chris Grandlienard, Development Services, staff report  

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0829. 

C.7. RZ 22-0980 

Brian Grady, Development Services, calls RZ 22-0980. 

Tu Mai, applicant rep, presents testimony. 

Chris Grandlienard, Development Services, staff report.  

Jillian Massey, Planning Commission, staff report. 
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Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0980. 

D. REZONING-PLANNED DEVELOPMENT (RZ-PD) & MAJOR MODIFICATION (MM): 

D.1. RZ 22-0075 

Brian Grady, Development Services, calls RZ 22-0075. 

Kami Corbett, applicant rep, presents testimony. 

Isabelle Albert, applicant rep, presents testimony.  

Susan Finch, ZHM, questions to applicant rep. 

Isabelle Albert, applicant rep, answers ZHM questions/continues testimony. 

Susan Finch, ZHM, questions to applicant rep. 

Isabelle Albert, applicant rep, answers ZHM questions/continues testimony. 

Abbey Naylor, applicant rep, presents testimony.    

Israel Monsanto, Development Services, staff report. 

Susan Finch, ZHM, questions to Development Services. 

Israel Monsanto, Development Services, answers ZHM questions/continues 
staff report. 

Brian Grady, Development Services, revised staff report.     

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, questions to Development Services. 

Jillian Massey, Planning Commission, answers ZHM questions.   

Susan Finch, ZHM, calls proponents.  

William Place, proponent, presents testimony/submits exhibits. 

Susan Finch, ZHM, questions to proponent. 

William Place, proponent, answers ZHM questions.   

Susan Finch, ZHM, calls opponents. 
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James Anderson, opponent, presents testimony. 

Ethel Hammer, opponent, presents testimony. 

Susan Finch, ZHM, calls opponents/Development Services.  

Susan Finch, ZHM, questions to Development Services.   

Kami Corbett, applicant rep, gives rebuttal. 

Abbey Naylor, applicant rep, gives rebuttal, submits exhibit. 

Kami Corbett, applicant rep, continues rebuttal.  

Susan Finch, ZHM, questions to applicant rep. 

Kami Corbett, applicant rep, answers ZHM questions. 

Brian Grady, Development Services, statement for the record.  

Kami Corbett, applicant rep, responds to Development Services.  

Brian Grady, Development Services, provides clarification. 

Kami Corbett, applicant rep, continues rebuttal.   

Mac McCraw, applicant rep, closes rebuttal.  

Susan Finch, ZHM, closes RZ 22-0075. 

Susan Finch, ZHM, breaks. 

Susan Finch, ZHM, resumes hearing.     

C.3. RZ 22-0557 

Brian Grady, Development Services, calls RZ 22-0557. 

Susan Finch, ZHM, oath. 

Marco Raffaele, applicant rep, presents testimony. 

Isis Brown, Development Services, staff report.    

Susan Finch, ZHM, questions to Development Services. 

Isis Brown, Development Services, answers ZHM questions.  
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Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0557 

 

D.2. MM 22-0089  

Brian Grady, Development Services, calls RZ 22-0089. 

Michael Brooks, applicant rep, presents testimony/submits exhibits. 

Rebecca Kert, applicant rep, continues testimony.  

Michael Brooks, applicant rep, continues testimony.  

Timothy Lampkin, Development Services, staff report. 

Susan Finch, ZHM, statement to Development Services.  

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents. 

Barbara Fite, proponent, presents testimony. 

Susan Finch, ZHM, calls opponents/Development Services/applicant rep. 

Michael Brooks, applicant rep, concludes testimony.   

Susan Finch, ZHM, closes MM 22-0089. 

D.3. RZ 22-0420 

Brian Grady, Development Services, calls RZ 22-0420 and notes expedited 
review for the record. 

Kami Corbett, applicant rep, presents testimony/submits exhibits. 

Sam Ball, Development Services, staff report. 

Susan Finch, ZHM, questions to Development Services. 

Sam Ball, Development Services, answers ZHM questions.   

Jillian Massey, Planning Commission, staff report. 
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Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0420. 

 

D.4. RZ 22-0442 

Brian Grady, Development Services, calls RZ 22-0442. 

Isabelle Albert, applicant rep, presents testimony/submits exhibits. 

Susan Finch, ZHM, questions to applicant rep.  

Isabelle Albert, applicant rep, answers ZHM questions. 

Susan Finch, ZHM, calls Development Services. 

Tania Chapela, Development Services, staff report. 

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes MM 22-0442. 

D.5. RZ 22-0443 

Brian Grady, Development Services, calls RZ 22-0443. 

Rebecca Kert, applicant rep, presents testimony/submits exhibits. 

Michelle Heinrich, Development Services, staff report. 

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep. 

Michelle Heinrich, Development Services, provides additional information.  

Susan Finch, ZHM, closes RZ 22-0443.  

D.6. MM 22-0477 

Brian Grady, Development Services, calls MM 22-0477. 

Wesley Mills, applicant rep, presents testimony.  

Sam Ball, Development Services, staff report. 
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Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0477. 

D.8. MM 22-0670 

Brian Grady, Development Services, calls MM 22-0670 and notes expedited 
review for the record. 

Brian Smith, applicant rep, presents testimony. 

Susan Finch, ZHM, questions to applicant rep. 

Brian Smith, applicant rep, presents testimony.  

Israel Monsanto, Development Services, staff report. 

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes MM 22-0670. 

D.9. RZ 22-0683 

Brian Grady, Development Services, calls RZ 22-0683. 

Nicole Neugebauer, applicant rep, presents testimony/submits exhibits. 

Susan Finch, ZHM, questions to applicant rep.  

Nicole Neugebauer, applicant rep, answers ZHM questions.  

Sam Ball, Development Services, staff report. 

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0683. 

D.10. MM 22-0782 

Brian Grady, Development Services, calls MM 22-0782. 

David Mechanik, applicant rep, presents testimony. 

Susan Finch, ZHM, questions to applicant rep. 
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David Mechanik, applicant rep, answers ZHM questions.   

Tania Chapela, Development Services, staff report. 

Susan Finch, ZHM, questions to Development Services. 

David Mechanik, applicant rep, answers ZHM questions.   

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes MM 22-0782. 

D.11. RZ 22-0832 

Brian Grady, Development Services, calls RZ 22-0832. 

Ken Tinkler, applicant rep, presents testimony. 

Matthew Femal, applicant rep, presents testimony.  

Tania Chapela, Development Services, staff report. 

Susan Finch, ZHM, questions to Development Services. 

Brian Grady, Development Services, corrects the record.   

Susan Finch, ZHM, questions to Development Services. 

Tania Chapela, Development Services, answers ZHM questions.  

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development Services. 

Brian Grady, Development Services, statement for the record.  

Susan Finch, ZHM, questions to applicant rep.  

Matthew Femal, applicant rep, answers ZHM questions/presents rebuttal. 

Susan Finch, ZHM, questions to applicant rep.  

Ken Tinkler, applicant rep, answers ZHM questions.  

Susan Finch, ZHM, closes RZ 22-0832. 

D.12. RZ 22-0834 
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Brian Grady, Development Services, calls RZ 22-0834. 

Mark Bentley, applicant rep, presents testimony. 

Russell Ottenberg, applicant rep, presents testimony.    

Susan Finch, ZHM, questions to applicant rep. 

Russell Ottenberg, applicant rep, answers ZHM questions. 

Mark Bentley, applicant rep, continues testimony.  

Timothy Lampkin, Development Services, staff report. 

Susan Finch, ZHM, questions to Development Services. 

Timothy Lampkin, Development Services, answers ZHM.   

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0834. 

D.14. MM 22-0862  

Brian Grady, Development Services, calls MM 22-0862. 

Susan Finch, ZHM, oath. 

Elise Batsel, applicant rep, presents testimony/submits exhibits. 

Steve Henry, applicant rep, continues testimony.  

Susan Finch, ZHM, questions to applicant rep. 

Steve Henry, applicant rep, answers ZHM questions. 

Elise Batsel, applicant rep, continues testimony.  

Sam Ball, Development Services, staff report. 

Jillian Massey, Planning Commission, staff report. 

Susan Finch, ZHM, calls proponents/opponents. 

Max Forgey, opponent, presents testimony.  



MONDAY, JULY 25, 2022 
 
 

11 

Charles Bothe, opponent, presents testimony. 

Elizabeth Belcher, opponent, presents testimony. 

Susan Finch, ZHM, calls opponents/Development Services. 

Brian Grady, Development Services, questions for Planning Commission. 

Jillian Massey, Planning Commission, answers Development Services.  

Brian Grady, Development Services, statement for the record.  

Susan Finch, ZHM, calls applicant rep. 

Elise Batsel, applicant rep, calls Steve Henry, applicant rep. 

Steve Henry, applicant rep, gives rebuttal. 

Elise Batsel, applicant rep, gives rebuttal.  

Susan Finch, ZHM, closes MM 22-0862. 

ADJOURNMENT 

Susan Finch, ZHM, adjourns the meeting. 
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