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1.0 APPLICATION SUMMARY

Applicant: Hung T. Mai, P.E. (H.T. MAI, Inc.)

FLU Category: SMU-6 

Service Area: Urban

Site Acreage: 2.93 AC +/- 

Community 
Plan Area: Greater Palm River

Overlay: None

Request: Rezoning to Planned Development

Request Summary:

The existing zoning is ASC-1 (Agricultural, Single Family Conventional) which permits agricultural and single family 
uses pursuant to the development standards in the table below.   The proposed zoning for Planned Development (site 
plan controlled district) to allow open storage for trucks and commercial vehicles uses pursuant to the development 
standards in the table below and site plan depicted in 2.4 of the report.    

Zoning:

Uses 
Current ASC-1 Zoning Proposed PD Zoning

Agricultural Single Family 
Conventional Zoning District uses

Open Storage for Commercial 
Vehicles and Trucks

Mathematical Maximums * 1 DU/AC  2,500 square feet (0.02 FAR)
*Mathematical Maximums may be reduced due to roads, stormwater and other improvements

Development Standards:
Current ASC-1 Zoning Proposed PD Zoning

Density / Intensity

The parcel is currently 
vacant.  Under the existing ASC-1 
zoning district a maximum density 

of 2 DU/A is allowable.

Under the proposed PD 21-1321, a 
maximum of 2,500 (0.02 FAR) square 

footage is allowable.    

Lot Size / Lot Width 43,560 sf / 150’ 20,000 sf / 100’ 

Setbacks/Buffering and Screening 50’ Front and Rear, 15’ Sides  

Front: 30’ 
West: 20’  
East: 20’ setbacks and 30-feet buffer, 
Type B screening 
South: 10’ 
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Height 
50 feet, except as defined in LDC 

6.01.01 Lot Development 
standards, Endnotes 8 and 11.  

20 feet Max.  

 
Additional Information:  

PD Variations 
 Allow a buffer/screening decrease from 30-feet, Type C to a 6-feet height PVC 
or solid fence along north PD boundary with no buffer or screening along west 
and south property boundaries. 

Waiver(s) to the Land Development 
Code None requested. 

 
Planning Commission 
Recommendation Inconsistent 

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

2.1 Vicinity Map  

 

 

Context of Surrounding Area: 
 
The parcel is located in a light industrial area; parcels occupied with manufacturing, warehouse, and open 
storage uses are found to the north and west. Across 24th Ave. S., to the north, is a parcel occupied with 
trucks open storage. However, the approximate 650-feet easternmost lot section is zoned ASC-1, and the 
existing use is non-conforming. To the south is a property zoned PD 10- 0667, approved for manufacturing, 
processing, and assembly uses restricted to the western portion of the site. To the east is a property zoned 
ASC-1 occupied with a single-family house.  
 
Along Causeway Blvd. to the south are properties zoned CI and M developed with light industrial uses, 
including warehousing, car sales, contractors’ offices; and trucks and commercial vehicles open storage and 
repair. 
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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: Suburban Mixed Use-6  

Maximum Density/F.A.R.: 0.5 FAR (SMU-6) 

Typical Uses: Residential, suburban commercial, offices, research parks, light industrial, 
multi-purpose, clustered residential, mixed-use. 
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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 ASC-1 1 DU/A Agricultural and Single 
family Residential uses 

Truck storage (Non-
Conforming Use) 

South PD 10-0667 0.30 FAR 
Commercial Intensive,  

Manufacturing, Processing 
and Assembly uses 

Vacant 

East  ASC-1 1 DU/A Agricultural and Single 
family Residential uses 

Truck storage (Non- 
Conforming Use) 

West M 0.75 FAR Manufacturing uses Light Industrial 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)  

ies 

6-feet PVC or 
solid wood fence 
Along the 
northern  PD 
boundary 

30-feet buffer, 
type C 
screening along 
the eastern PD 
boundary 
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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 

24th Ave. S. County Local - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width (for 

Urban Section) 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  

 Other   

 Choose an 
item. 

Choose an item. Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

 Choose an 
item. 

Choose an item. Lanes 
 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

 Choose an 
item. 

Choose an item. Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan  
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 19 1 2 
Proposed 229 18 27 
Difference (+/-) (+) 210 (+) 17 (+) 25 
*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  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 
24th Ave. S. – Substandard Road Design Exception Requested Approvable 
 Choose an item. Choose an item. 
Notes: 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY     
 

Environmental: Objections Conditions 
Requested 

Additional 
Information/Comments 

Environmental Protection Commission   Yes 
 No  

 Yes 
 No 

 

Natural Resources  Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environmental Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 
 

Check if Applicable: 
 Wetlands/Other Surface Waters         
 Use of Environmentally Sensitive Land Credit        
 Wellhead Protection Area                       
 Surface Water Resource Protection Area       
 Potable Water Wellfield Protection Area 

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

Public Facilities:  Objections Conditions 
Requested 

Additional 
Information/Comments 

Transportation 
 Design Exception/Adm. Variance Requested  
 Off-site Improvements Provided   

 Yes 
 No 

 Yes 
 No 

 

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

 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  

Impact/Mobility Fees 
Warehouse                                            
(Per 1,000 s.f.)                                   
Mobility: $1,239.00*2.5 = $3,097.50                 
Fire: $34.00*2.5 = $85.00   

Comprehensive Plan:  Findings Conditions 
Requested 

Additional 
Information/Comments 

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

 Inconsistent 
 Consistent 

 Yes 
 No 
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility  
 
A Comprehensive Plan Amendment to change the Future Land Use designation from Residential-9 (RES-9) to Suburban 
Mixed Use 6 (SMU-6) was approved by the Planning Commission on July 12, 2021, and the Board of County 
Commissioners on December 9, 2021. The applicant requested the amendment in order to allow for consideration of 
the use. 
 
The proposed uses are comparable to the surrounding allowed M (Manufacturing) zoning district uses to the west, south 
and northwest.   Furthermore, the proposed use is consistent with the existing land use pattern along 24th Avenue South 
and on the west side of South 58th Street to the east. To the south of the adjacent ASC-1 zoned parcel along the west 
side South 58th Street are parcels zoned PD and CI which permit open storage.  Also, the proposed project limits the 
building area to 2,500 square feet. The proposed 0.02 FAR is significatively under the 1.0 Maximum FAR allowable in the 
SMU-6 Comprehensive Plan category.  Buffering and screening in accordance with the Land Development Code will be 
provided along the eastern boundary adjacent to the ASC-1 zoned residential parcel consisting of a 30-foot buffer with 
6-foot wall and 10-foot trees planted on 20-foot centers.  The proposed six-foot fence along the northern boundary will 
provide screening along 24th Avenue South that is otherwise not currently provided by the other commercial/industrial 
uses to the west.  
 
Staff finds the requested variation approvable. The proposed removal of the required buffers and screening to the south 
and west will not create a significant change in the visual character of the area.   Furthermore, the Planned Development 
to the south is required to provide a six-foot fence along the common property boundary when developed. 
 
Given the above, staff finds the proposed modification to be compatible with the surrounding properties and in keeping 
the general development pattern of the area. 
 
5.2 Recommendation      
 
Approval is subject to the conditions listed below, based on the general site plan submitted June 21, 2022: 
 
Prior to certification the site plan shall be amended to reflect the following changes: 
 

a) Amend the data table to reflect a maximum building height of 20 feet. 
b) Remove rezoning petition note #4 “Proposed buffering & Screening will be in compliance with LDC” 

 
1. Uses are limited to garage and storage yard for trucks and commercial vehicles, and ancillary uses with CI 

development standards, unless otherwise provided herein: 
 
Front: 30’ feet setback 
East side: 20’ feet setback 
South: 10’ feet setback 
West: 20’ feet setback 
Maximum height: 20’ feet 
Maximum Gross Floor Area: 2,500 Square Feet  
Maximum FAR: 0.02 
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2. Buffering and screening shall be as follows: 
 
2.1. 30-foot buffer with Type C screening along east of PD boundary where adjacent to folio 46404.0000. 
 
2.2. 6-feet height PVC or solid wood fence along north PD boundary. 

 
3. Notwithstanding anything herein these conditions or on the PD site plan to the contrary, bicycle and 

pedestrian access may be permitted anywhere along the PD boundaries. 
 

4. Project access shall be limited to one (1) vehicular connection to 24th Ave. S. 
 

5. If MM 21-0222 is approved, the County Engineer will approve a Design Exception (dated June 21, 2022) 
which was found approvable by the County Engineer (on July 5, 2022) for the 24th Ave. S. substandard road 
improvements. As 24th Ave. S. is a substandard local roadway, the developer will be required to make certain 
improvements to 24th Ave S. consistent with the Design Exception. Specifically, prior to or concurrent with 
the initial increment of development, the developer shall widen 24th Ave. S. between the project access and 
S. 58th St. 
 

6. 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. 
 

 
 
 
 
 
 

 
  

Zoning Administrator Sign Off:  
J. Brian Grady
Mon Aug  8 2022 11:35:22  

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) 
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COUNTY OF HILLSBOROUGH  
 

RECOMMENDATION OF THE  
 LAND USE HEARING OFFICER 

 
 
APPLICATION NUMBER:   RZ PD 21-1321 
 
DATE OF HEARING:   August 15, 2022 
 
APPLICANT: Juan C. Montesino 

PETITION REQUEST: A request to rezone property from ASC-
1 to PD to permit the open storage of 
trucks and commercial vehicles 

LOCATION: South side of 24th Avenue South and 
400 feet west of S. 58th Street 

 
SIZE OF PROPERTY:   2.93 acres, m.o.l. 
 
EXISTING ZONING DISTRICT:  ASC-1 
 
FUTURE LAND USE CATEGORY: SMU-6 
 
SERVICE AREA:    Urban 
 
COMMUNITY PLAN: Greater Palm River 
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DEVELOPMENT REVIEW STAFF REPORT 
 

*Note: Formatting issues prevented the entire Development Services 
Department staff report from being copied into the Hearing Master’s 
Recommendation.  Therefore, please refer to the Development Services 
Department web site for the complete staff report.  

Applicant: Hung T. Mai, P.E. (H.T. MAI, Inc.)  

FLU Category: SMU-6 

Service Area: Urban 

Site Acreage: 2.93 AC +/- 

Community Plan Area: Greater Palm River 

Overlay: None 

Request: Rezoning to Planned Development  

 Request Summary:  
 

The existing zoning is ASC-1 (Agricultural, Single Family Conventional) which 
permits agricultural and single family uses pursuant to the development 
standards in the table below. The proposed zoning for Planned Development 
(site plan controlled district) to allow open storage for trucks and commercial 
vehicles uses pursuant to the development standards in the table below and site 
plan depicted in 2.4 of the report.  

 
Zoning:  

 

Uses  

Current ASC-1 Zoning  Proposed PD Zoning  
Agricultural Single Family 
Conventional Zoning District 
uses  

Open Storage for 
Commercial Vehicles and 
Trucks  

Mathematical 
Maximums *  

 

1 DU/AC  2,500 square feet (0.02 
FAR)  

*Mathematical Maximums may be reduced due to roads, stormwater and other 
improvements  
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Development Standards:  

  

Current ASC-1 Zoning  
Proposed PD Zoning  

Density / Intensity  

The parcel is currently vacant. 
Under the existing ASC-1 
zoning district a maximum 
density of 2 DU/A is allowable.  

Under the proposed PD 
21-1321, a maximum of 
2,500 (0.02 FAR) square 
footage is allowable.  

Lot Size / Lot Width  
 

43,560 sf / 150’  
20,000 sf / 100’  

Setbacks/Buffering 
and Screening  

 

50’ Front and Rear, 15’ Sides  

Front: 30’ 
West: 20’ 
East: 20’ setbacks and 30-
feet buffer, Type B 
screening 
South: 10’  

 

Height 
50 feet, except as defined in LDC 6.01.01 Lot Development 
standards, Endnotes 8 and 11.  
 

 

20 feet 
Max.  

 Additional 
Information:   

PD Variations  

Allow a buffer/screening decrease from 30-feet, Type C to a 
6-feet height PVC or solid fence along north PD boundary 
with no buffer or screening along west and south property 
boundaries.  

Waiver(s) to the 
Land Development 
Code  

None requested.  

Planning Commission Recommendation  
 

Inconsistent  

Development Services Department 
Recommendation  

Approvable, subject to 
conditions.  
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2.0 LAND USE MAP SET AND SUMMARY DATA 2.1 Vicinity Map  

 

Context of Surrounding Area:  

The parcel is located in a light industrial area; parcels occupied with 
manufacturing, warehouse, and open storage uses are found to the north and 
west. Across 24th Ave. S., to the north, is a parcel occupied with trucks open 
storage. However, the approximate 650-feet easternmost lot section is zoned 
ASC-1, and the existing use is non-conforming. To the south is a property zoned 
PD 10- 0667, approved for manufacturing, processing, and assembly uses 
restricted to the western portion of the site. To the east is a property zoned ASC-
1 occupied with a single-family house.  

Along Causeway Blvd. to the south are properties zoned CI and M developed 
with light industrial uses, including warehousing, car sales, contractors’ offices; 
and trucks and commercial vehicles open storage and repair.  
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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:  

 

Suburban Mixed Use-6  

Maximum 
Density/F.A.R.:  0.5 FAR (SMU-6)  

 

Typical Uses:  

 

Residential, suburban commercial, offices, research 
parks, light industrial, multi-purpose, clustered 
residential, mixed-use.  

 

 

 

 



6

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  

 

ASC-1  

 

 

1 DU/A  

 

Agricultural and 
Single family 
Residential uses  

 

Truck storage 
(Non- 
Conforming 
Use)  

South  PD 10-
0667  0.30 FAR  

Commercial 
Intensive, 
Manufacturing, 
Processing and 
Assembly uses  

Vacant  

East  ASC-1  1 DU/A  
Agricultural and 
Single family 
Residential uses  

Truck storage 
(Non- 
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Conforming 
Use)  

West  M  0.75 FAR  Manufacturing uses  Light Industrial  
 

2.0 LAND USE MAP SET AND SUMMARY DATA 
2.4 Proposed Site Plan (partial provided below for size and orientation 
purposes. See Section 8.0 for full site plan)  
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN 
SECTION 9 OF STAFF REPORT)  
Adjoining Roadways (check if applicable)  

Road 
Name  Classification  

Current Conditions  

 

Select Future 
Improvements  

 

24th 
Ave. S. 

County Local - 
Rural  

2 Lanes Substandard Road  

Sufficient ROW Width (for Urban 
Section)  

 Corridor 
Preservation Plan 

 Site Access 
Improvements 

 Substandard 
Road Improvements 

 Other  

 Choose an 
item.  

Choose an item. Lanes  
Substandard Road 

 Sufficient ROW Width  

 Corridor 
Preservation Plan 

 Site Access 
Improvements 

 Substandard 
Road Improvements 

 Other  

 

 Choose an 
item.  

Choose an item. Lanes  
Substandard Road 

 Sufficient ROW Width  

 Corridor 
Preservation Plan 

 Site Access 
Improvements 

 Substandard 
Road Improvements 

 Other  

 

 Choose an 
item.  

Choose an item. Lanes 
Substandard Road Sufficient 

ROW Width  

 

 Corridor 
Preservation Plan 

 Site Access 
Improvements 

 Substandard 
Road Improvements 

 Other  
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Project Trip Generation Not applicable for this request  

 Average Annual Daily 
Trips  

A.M. Peak Hour 
Trips  
 

P.M. Peak Hour 
Trips  

 

Existing  19  
1  

 
2  

Proposed  229  
18  

 

27  

 
Difference 
(+/-)  (+) 210  

(+) 17  

 
(+) 25  

*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  
 

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  
24th Ave. S. – Substandard Road Design Exception Requested Approvable  
 Choose an item.  Choose an item. 
Notes:  
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

Check if Applicable: 
 Wetlands/Other Surface Waters 
 Use of Environmentally Sensitive Land Credit  Wellhead Protection Area 
 Surface Water Resource Protection Area 
 Potable Water Wellfield Protection Area  

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

Information/Comments  

Environmental Protection Commission  

 Yes No  

Natural Resources  

 Yes No  

Conservation & Environmental Lands Mgmt.  

 Yes No  

Transportation  

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

Objections  

Utilities Service Area/ Water & Wastewater  

Urban  City of Tampa 
Rural  City of Temple Terrace  

Hillsborough County School Board  

Adequate  K-5 6-8 9-12 N/A Inadequate  K-5 6-8 9-12 N/A  
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Impact/Mobility Fees  

Warehouse 
(Per 1,000 s.f.) 
Mobility: $1,239.00*2.5 = $3,097.50 Fire: $34.00*2.5 = $85.00  

Planning Commission  

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

Findings  

 Inconsistent  Consistent  

 

5.0 IMPLEMENTATION RECOMMENDATIONS  

5.1 Compatibility  

A Comprehensive Plan Amendment to change the Future Land Use designation 
from Residential-9 (RES-9) to Suburban Mixed Use 6 (SMU-6) was approved by 
the Planning Commission on July 12, 2021, and the Board of County 
Commissioners on December 9, 2021. The applicant requested the amendment 
in order to allow for consideration of the use.  

The proposed uses are comparable to the surrounding allowed M 
(Manufacturing) zoning district uses to the west, south and northwest. 
Furthermore, the proposed use is consistent with the existing land use pattern 
along 24th Avenue South and on the west side of South 58th Street to the east. 
To the south of the adjacent ASC-1 zoned parcel along the west side South 58th 
Street are parcels zoned PD and CI which permit open storage. Also, the 
proposed project limits the building area to 2,500 square feet. The proposed 0.02 
FAR is significatively under the 1.0 Maximum FAR allowable in the SMU-6 
Comprehensive Plan category. Buffering and screening in accordance with the 
Land Development Code will be provided along the eastern boundary adjacent to 
the ASC-1 zoned residential parcel consisting of a 30-foot buffer with 6-foot wall 
and 10-foot trees planted on 20-foot centers. The proposed six-foot fence along 
the northern boundary will provide screening along 24th Avenue South that is 
otherwise not currently provided by the other commercial/industrial uses to the 
west.  

Staff finds the requested variation approvable. The proposed removal of the 
required buffers and screening to the south and west will not create a significant 
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change in the visual character of the area. Furthermore, the Planned 
Development to the south is required to provide a six-foot fence along the 
common property boundary when developed.  

Given the above, staff finds the proposed modification to be compatible with the 
surrounding properties and in keeping the general development pattern of the 
area.  

5.2 Recommendation  

Approval is subject to the proposed conditions. 

Zoning conditions, which were presented Zoning Hearing Master hearing, were 
reviewed and are incorporated by reference as a part of the Zoning Hearing 
Master recommendation. 

SUMMARY OF HEARING 

THIS CAUSE came on for hearing before the Hillsborough County Land Use 
Hearing Officer on August 15, 2022.  Mr. Brian Grady of the Hillsborough County 
Development Services Department introduced the petition. 
 
Ms. Tu Mai 14031 North Dale Mabry Highway testified on behalf of the applicant.  
She stated that the applicant would like to rezone 2.93 acres to Planned 
Development to allow for the open storage of trucks and a 2,500 square foot 
building to be used for his small trucking business.   The applicant met with 
Planning Commission staff who indicated that a flex of the nearby land use 
category would not be supported therefore staff instructed the applicant to file a 
Comprehensive Plan amendment from RES-9 to SMU-6 which was adopted on 
December 9, 2021.   Ms. Mai described the surrounding land uses which include 
a PD to the south approved for warehouse and certain Commercial Intensive 
land uses.  She added that two of the approved land uses in the PD to the south 
are the same as the proposed uses for the subject property.  She explained that 
the uses in the area have transitioned into more intense land uses over time.  
The proposed use would provide a transition between the industrial development 
to the north and the residential land uses to the east.  Ms. Mai submitted seven 
letters of support from surrounding neighbors into the record.  The letters include 
a letter of support from the neighbor to the east.   She concluded her 
presentation by requesting a recommendation of approval. 

Hearing Master Finch asked Ms. Mai about the PD to the south that was 
approved in 2010 and if the Greater Palm River Community Plan was adopted at 
that time.  Ms. Mai replied that she did not know.  

Ms. Tania Chapela, Development Services Department testified regarding the 
County’s staff report.  Ms. Chapela stated that the request is to rezone from 
ASC-1 to PD to allow for open storage for trucks and commercial vehicle uses.  
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She described the approved Comprehensive Plan land use amendment from 
RES-9 to SMU-6 which was approved by the Board of County Commissioners on 
December 9. 2021.  She added that the applicant requested the amendment to 
allow the consideration of the proposed use.   Ms. Chapela described the 
development pattern along 24th Avenue South as well as South 58th Street.  The 
proposed zoning conditions limit the building area to 2,500 square feet.  A 
Planned Development Variation is requested to reduce the required 30-foot 
buffer to zero feet with a six-foot high PVC fence along the northern boundary. 
Buffering and screening will be provided along the eastern boundary in 
accordance with the Land Development Code adjacent to the ASC-1 zoning 
property to the east.  Ms. Chapela stated that staff finds the Variation approvable 
as the removal of the required buffering and screening will not significantly 
change the character of the area.  She added that the PD to the south is required 
to provide a six-foot high fence along the common property boundary when it is 
developed.  She concluded her presentation by stating that staff finds the 
modification compatible with the surrounding area.   
 
 
Ms. Andrea Papandrew of the Planning Commission staff testified that staff is not 
supporting the request.  She stated that the property is designated Suburban 
Mixed Use-6 Future Land Use category and located in the Urban Service Area 
and the Greater Palm River Community Plan.  She discussed Policy 1.4 
regarding compatibility and stated that it does not mean the same as but rather 
refers to the sensitivity of the development proposal in maintaining the character 
of the existing development.  Ms. Papandrew detailed the surrounding uses as 
being a heavy commercial salvage yard to the north, vacant residential to the 
south, open storage to the west and residential to the east.  She explained that 
the proposed open storage would not allow for a transition of uses that is 
sensitive to the character of the area.  The Planning Commission staff did not 
support the Comprehensive Plan amendment based on compatibility concerns.  
Ms. Papandrew testified that the concept map for the Greater Palm River 
Community Plan illustrates the subject property as being within the residential 
area and makes a clear delineation of where industrial uses are intended and 
where residential uses are intended.  She stated that the proposed use will 
intensity development within a well-established single-family residential 
neighborhood which is in direct conflict with Goal 5.8 of the Plan. Ms. Papandrew 
concluded her remarks by stating that the Planning Commission staff finds the 
request inconsistent with the Comprehensive Plan.   

Hearing Master Finch asked Ms. Papandrew when the Greater Palm River 
Community Plan was adopted.  Ms. Papandrew replied yes and stated that it was 
adopted on August 26, 2008.  Hearing Master Finch asked Ms. Papandrew about 
the approval of the Planned Development adjacent to the south which includes 
two of the land uses proposed on the subject property as it was approved after 
the adoption of the Community Plan.  Ms. Papandrew replied that she was not 
the case planner on the case and did not know.  Hearing Master Finch stated 
that the Planning Commission staff report stated that the finding of inconsistency 
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was primarily based on the fact that the Community Plan showed the subject 
property as not being designated for industrial land uses.  She asked Ms. 
Papandrew why the PD to the south was approved and staff does not support the 
requested rezoning.  Ms. Papandrew replied that the Palm River Community 
Plan had not been changed since 2008 to her knowledge.  Hearing Master Finch 
asked Ms. Papandrew when the Palm River Plan designated for the property to 
the south.  Ms. Papandrew replied that she would look it up. 

Hearing Master Finch provided Ms. Papandrew time to review the Community 
Plan and continued on with the hearing. 

Hearing Master Finch asked audience members if there were any proponents of 
the application.  None replied.  

Hearing Master Finch asked audience members if there were any opponents of 
the application.   None replied. 

County staff did not have additional comments.  

Hearing Master Finch asked Ms. Papandrew of the Planning Commission staff if 
she had found the designation on the Greater Palm River Community Plan for 
the PD to the south of the subject property.  Ms. Papandrew replied that the plan 
was a blurry and was hand drawn with bubbles to designate land uses.  She 
added that the property to the south is on the border of the residential and 
industrial area.  Hearing Master Finch asked Ms. Papandrew to confirm that the 
subject property is clearly not designated for industrial.  Ms. Papandrew replied 
that was correct.   

Ms. Mai testified during the rebuttal period that the Planning Commission’s 
findings stated that the parcel to the south was designated vacant residential 
which is a mischaracterization of the parcel that is zoned PD for CG, warehouse 
and assembly land uses.  

The hearing was then concluded. 
 

EVIDENCE SUBMITTED 
 
Ms. Mai submitted five letters of support from adjacent neighbors into the record. 
 

PREFACE 
 
All matters that precede the Summary of Hearing section of this Decision are 
hereby incorporated into and shall constitute a part of the ensuing Findings of 
Fact and Conclusions of Law. 
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FINDINGS OF FACT 
 
1. The subject site is 2.93 acres in size and is zoned Agricultural Single-Family 

Conventional-1 (ASC-1) and designated Suburban Mixed Use-6 (SMU-6) by 
the Comprehensive Plan.  The property is located in the Urban Service Area 
and the Greater Palm River Community Planning Area. 
 

2. The applicant’s representative testified that the rezoning is requested to 
develop a small trucking business on-site with the open storage of trucks and 
a 2,500 square foot building. 

 
3. A Planned Development Variation is requested regarding the required 30-foot 

buffer and Type C screening to the north, west and southern property 
boundaries.  The applicant proposes to install a six-foot high fence along the 
northern property line and no buffering or screening along the western or 
southern boundaries.   It is noted that the applicant will comply with the 
required buffering and screening along the eastern property line which is 
adjacent to a residential home.  The applicant justifies the Variation by stating 
that the property to the west is zoned Manufacturing (M) and the 2,500 
square foot office will be located on the western side of the parcel in 
compliance with the required 20-foot building setback.  The adjacent parcel to 
the south which is zoned PD is approved for Commercial Intensive land uses 
and the applicant proposes to locate the project retention pond which will 
extend the entire length of the southern property line.   

 
The Planned Development Variation meets Land Development Code Section 
5.03.06.c(b) as the proposed fence along the northern property line meets the 
intent of the Land Development Code as it will visually screen the project from 
view from the adjacent roadway.  The elimination of the required buffering 
and screening to the west is justified by the proposed location of the 2,500 
square foot building on the western side of the subject property and the 
adjacent existing manufacturing and open storage land uses to the west.  The 
Variation will not substantially interfere with adjacent property owners.  The 
Variation to the south is mitigated by the applicant’s proposal to locate the 
project retention pond along the southern property boundary thereby resulting 
in a design feature that mitigates the buffering and screening standards.  
Additionally, the Planned Development to the south is approved for 77,000 
square feet of Commercial Intensive, Manufacturing and Assembly land uses 
which is similar and complementary to the proposed project.  
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4. The Future Land Use category on the subject property was approved by the 
Board of County Commissioners to be amended from Residential-9 (RES-9) 
to SMU-6 on December 9, 2021.   
 
It is noted that while the Planning Commission approved the amendment on 
July 12, 2021, Planning Commission staff found the request to be inconsistent 
with the Comprehensive Plan.  
 

5. The Planning Commission staff does not support the rezoning request.  Staff 
testified that Policy 1.4 regarding compatibility does not mean the same as 
but rather refers to the sensitivity of the development proposal in maintaining 
the character of the existing development.  Staff described the surrounding 
uses as being a heavy commercial salvage yard to the north, vacant 
residential to the south, open storage to the west and residential to the east.  
Staff testified that the proposed open storage would not allow for a transition 
of uses that is sensitive to the character of the area.  Staff stated that the 
concept map for the Greater Palm River Community Plan shows the subject 
property as being within the residential area and makes a clear delineation of 
where industrial uses are intended and where residential uses are intended.  
Further, staff testified that the proposed use will intensity development within 
a well-established single-family residential neighborhood which is in direct 
conflict with Goal 5.8 of the Plan. Therefore, Planning Commission staff found 
the request to be inconsistent with the Greater Palm River Community Plan 
and the Comprehensive Plan.   

 
6. The surrounding uses include a truck storage yard which is zoned M and 

ASC-1 to the north, a manufacturing/light industrial use which is zoned M to 
the west, a vacant parcel which is zoned PD and approved for 77,000 square 
feet of Commercial Intensive, Manufacturing and Assembly uses to the south 
and a residential home zoned ASC-1 to the east.   

 
7. The amendment of the Future Land Use category to SMU-6 which was 

approved by the Planning Commission and the Board of County 
Commissioners supports the requested use of the property and is consistent 
with the commercial intensive and manufacturing land uses existing and/or 
approved to the north, west and south of the site.  

 
8. The Planning Commission staff testified that the Greater Palm River 

Community Plan has not been amended since 2008 and therefore does not 
reflect the change in the Future Land Use Map. 

 
9. The applicant’s representative filed five letters of support into the record.  

These letters include support from the neighbor to the east with the residential 
home.   
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10. The applicant’s representative testified that the Planning Commission 
mischaracterized the use of the parcel to the south as being vacant 
residential as it is zoned Planned Development and approved for 77,000 
square feet of Commercial Intensive, Manufacturing and Assembly uses 
which are uses comparable to the subject property development. 

 
11. No testimony in opposition at the Zoning Hearing Master hearing.  

 
12. The rezoning to Planned Development for the small trucking business on-site 

with the open storage of trucks and a 2,500 square foot building on 2.93 
acres is consistent with the existing and approved land uses in the area and 
the SMU-6 Future Land Use category.   

 
FINDINGS OF COMPLIANCE/NON-COMPLIANCE WITH THE 

HILLSBOROUGH COUNTY COMPREHENSIVE PLAN 
 
The rezoning request is in compliance with and does further the intent of the 
Goals, Objectives and the Policies of the Future of Hillsborough Comprehensive 
Plan. 
 

CONCLUSIONS OF LAW 
 
Based on the Findings of Fact cited above, there is substantial competent 
evidence to demonstrate that the requested Planned Development rezoning is in 
conformance with the applicable requirements of the Land Development Code 
and with applicable zoning and established principles of zoning law. 
 

SUMMARY 
 

The request is to rezone 2.93 acres from ASC-1 to Planned Development to 
permit a small trucking business on-site with the open storage of trucks and a 
2,500 square foot building. 
 
A Planned Development Variations is requested regarding the required 30-foot 
buffer and Type C screening to the north, west and southern property 
boundaries.  The applicant proposes to install a six-foot high fence along the 
northern property line and no buffering or screening along the western or 
southern boundaries.   It is noted that the applicant will comply with the required 
buffering and screening along the eastern property line which is adjacent to a 
residential home.  The applicant justifies the Variation by stating that the property 
to the west is zoned Manufacturing (M) and the 2,500 square foot office will be 
located on the western side of the parcel in compliance with the required 20-foot 
building setback.  The adjacent parcel to the south which is zoned PD is 
approved for Commercial Intensive land uses and the applicant proposes to 
locate the project retention pond which will extend the entire length of the 
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southern property line.   The Planned Development Variation meets Land 
Development Code Section 5.03.06.c(b) as detailed in the Findings of Fact.  
 
The Planning Commission staff does not support the rezoning request.  Staff 
testified that Policy 1.4 regarding compatibility does not mean the same as but 
rather refers to the sensitivity of the development proposal in maintaining the 
character of the existing development.  Staff described the surrounding uses as 
being a heavy commercial salvage yard to the north, vacant residential to the 
south, open storage to the west and residential to the east.  Staff testified that the 
proposed open storage would not allow for a transition of uses that is sensitive to 
the character of the area.  Staff stated that the concept map for the Greater Palm 
River Community Plan shows the subject property as being within the residential 
area and makes a clear delineation of where industrial uses are intended and 
where residential uses are intended.  Further, staff testified that the proposed use 
will intensity development within a well-established single-family residential 
neighborhood which is in direct conflict with Goal 5.8 of the Plan. Therefore, 
Planning Commission staff found the request to be inconsistent with the Greater 
Palm River Community Plan and the Comprehensive Plan.   
 
The surrounding uses include a truck storage yard which is zoned M and ASC-1 
to the north, a manufacturing/light industrial use which is zoned M to the west, a 
vacant parcel which is zoned PD and approved for 77,000 square feet of 
Commercial Intensive, Manufacturing and Assembly uses to the south and a 
residential home zoned ASC-1 to the east.  Letters of support including a letter 
from the residential property owner to the east were filed into the record.  
 
The rezoning to Planned Development for the small trucking business on-site 
with the open storage of trucks and a 2,500 square foot building on 2.93 acres is 
consistent with the existing and approved land uses in the area and the SMU-6 
Future Land Use category.   
 

RECOMMENDATION 
 
Based on the foregoing, this recommendation is for APPROVAL of the Planned 
Development rezoning request as indicated by the Findings of Fact and 
Conclusions of Law stated above subject to the zoning conditions prepared by 
the Development Services Department. 
 
 
 

      September 6, 2022 
Susan M. Finch, AICP    Date 
Land Use Hearing Office 
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Context 
 

 The subject property is located on approximately 2.93 acres on the south side of 24th 
Avenue South and north of Causeway Boulevard. The site is in the Urban Service Area 
and located within the limits of the Greater Palm River Community Plan. The southeast 
portion of the property is in the Coastal High Hazard Area. 
 

 The subject property has a Future Land Use designation of Suburban Mixed Use-6 (SMU-
6), with typical uses such as residential, suburban scale neighborhood commercial, office 
uses, research corporate park uses, light industrial multi-purpose and clustered residential 
and/or mixed-use projects at appropriate locations. Neighborhood Commercial uses shall 
meet locational criteria or be part of larger mixed use planned development. Office uses 
are not subject to locational criteria. Agricultural uses may be permitted pursuant to 
policies in the agricultural objective areas of the Future Land Use Element. 
 

 A Comprehensive Plan Amendment (HC/CPA 21-09) to change the Future Land Use 
designation from Residential-9 (RES-9) to Suburban Mixed Use 6 (SMU-6) was approved 
by the Planning Commission on July 12, 2021, and the Board of County Commissioners 
on December 9, 2021. Planning Commission staff found HC/CPA 21-09 to be inconsistent 
with the Comprehensive Plan due to compatibility concerns of introducing a more intensive 
Future Land Use category near a residential area.  HC/CPA 21-09 became effective on 
January 10, 2022.   
  

 The subject property is surrounded by Residential-9 (RES-9) Future Land Use designation 
on the north, east and south. Light Industrial (LI) is located to the west and Office 
Commercial 20 (OC-20) is located further south.   

 
 The subject property is classified as vacant residential land within Agricultural Single 

Family Conventional-1 (ASC-1) zoning. There are single family homes with ASC-1 zoning 
to the north and east. There is vacant residential land with PD zoning to the south and 
southwest, and property with open storage and Manufacturing (M) zoning to the west. 

 
 The applicant requests to rezone from Agricultural Single Family Conventional-1 (ASC-1) 

to Planned Development (PD) to allow for open storage of truck parking and 2,500 SF 
office/storage building.    
 

Compliance with Comprehensive Plan: 
The following Goals, Objectives and Policies apply to this rezoning request and are used as a 
basis for an inconsistency finding. 
 
FUTURE LAND USE ELEMENT 
 
Urban Service Area (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.   
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Policy 1.4: Compatibility is defined as the characteristics of different uses or activities or design 
which allow them to be located near or adjacent to each other in harmony. Some elements 
affecting compatibility include the following: height, scale, mass and bulk of structures, pedestrian 
or vehicular traffic, circulation, access and parking impacts, landscaping, lighting, noise, odor and 
architecture. Compatibility does not mean “the same as.” Rather, it refers to the sensitivity of 
development proposals in maintaining the character of existing development. 
 
Relationship to the Future Land Use Map   
 
Policy 7.1: The Future Land Use Map shall be used to make an initial determination regarding 
the permissible locations for various land uses and the maximum possible levels of residential 
densities and/or non-residential intensities, subject to any special density provisions, locational 
criteria and exceptions of the Future Land Use Element text.    

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 8.1:  The character of each land use category is defined by building type, residential 
density, functional use, and the physical composition of the land.  The integration of these factors 
sets the general atmosphere and character of each land use category.  Each category has a 
range of potentially permissible uses which are not exhaustive but are intended to be illustrative 
of the character of uses permitted within the land use designation.  Not all of those potential uses 
are routinely acceptable anywhere within that land use category.   

Relationship to Land Development Regulations  

Objective 9: All existing and future land development regulations shall be made consistent with 
the Comprehensive Plan, and all development approvals shall be consistent with those 
development regulations as per the timeframe provided for within Chapter 163, Florida Statutes. 
Whenever feasible and consistent with Comprehensive Plan policies, land development 
regulations shall be designed to provide flexible, alternative solutions to problems.   

Policy 9.1:   Each land use plan category shall have a set of zoning districts that may be permitted 
within that land use plan category, and development shall not be approved for zoning that is 
inconsistent with the plan.  

Policy 9.2: Developments must meet or exceed the requirements of all land development 
regulations as established and adopted by Hillsborough County, the state of Florida and the 
federal government unless such requirements have been previously waived by those 
governmental bodies. 
 
Objective 16: Neighborhood Protection  The neighborhood is the functional unit of community 
development.  There is a need to protect existing, neighborhoods and communities and those 
that will emerge in the future. To preserve, protect, and enhance neighborhoods and communities, 
all new development must conform to the following policies. 
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Policy 16.1:  Established and planned neighborhoods and communities shall be protected by 
restricting incompatible land uses through mechanisms such as:  

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

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

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

 
Policy 16.2: Gradual transitions of intensities between different land uses shall be provided for 
as new development is proposed and approved, through the use of professional site planning, 
buffering and screening techniques and control of specific land uses.  
 
Policy 16.3:  Development and redevelopment shall be integrated with the adjacent land uses 
through: 

a) the creation of like uses; or 
b) creation of complementary uses; or 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections 

 
Community Design Component 
 
5.0 NEIGHBORHOOD LEVEL DESIGN  
5.1  COMPATIBILITY  
 
GOAL 12: Design neighborhoods which are related to the predominant character of the 
surroundings. 
 
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. 
 
GREATER PALM RIVER COMMUNITY PLAN  
 
Planning and Growth /Economic Development 

Goal 5a: Planning and Growth – to promote and provide for opportunities for compatible well 
designed public use, residential, and business growth and jobs. 

1. The Vision of Greater Palm River Area Concept Map illustrates the unique qualities and 
land uses related to distinct areas of the community. Future development and 
redevelopment is required to comply with the adopted Concept Map. 

3. Encourage and support new, infill and redevelopment compatible with existing community 
patterns that maintains and enhances the Community’s unique character and sense of 
place. 

8. Support well designed, compatible densities and intensities at appropriate locations. 



PD 21-1321 5 
 

 

 
 
Staff Analysis of Goals Objectives and Policies: 
The subject property is located on approximately 2.93 acres on the south side of 24th 
Avenue South and north of Causeway Boulevard. The site is located within the limits of 
the Greater Palm River Community Plan. The southeast portion of the property is in the 
Coastal High Hazard Area. The applicant is requesting to rezone from Agricultural Single 
Family Conventional-1 (ASC-1) to Planned Development (PD) to allow for open storage of 
truck parking and 2,500 SF office/storage building.    
 
The subject property is located within the Urban Service Area. Per FLUE Policy 1.4, 
compatibility is defined as the characteristics of different uses or activities or design which 
allow them to be located near or adjacent to each other in harmony. Some elements 
affecting compatibility include the following: height, scale, mass and bulk of structures, 
pedestrian or vehicular traffic, circulation, access and parking impacts, landscaping, 
lighting, noise, odor and architecture. Compatibility does not mean “the same as.” Rather, 
it refers to the sensitivity of development proposals in maintaining the character of 
existing development.  
 
To the north is a heavy commercial-salvage yard with a large man-made body of water. 
Single family homes are located further north and directly adjacent to the site to the east. 
There is vacant residential land to the south and southwest, and property with open 
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storage to the west. Although there are industrial uses to the west, the Future Land Use 
Map clearly delineates the location of the residential Future Land Use classifications from 
the location of the industrial classifications. The proposed light industrial and open 
storage uses would not allow for a transition of uses that is sensitive to the character of 
this area, therefore it does not meet the intent of FLUE Policy 1.4.  
 
The subject property is surrounded by Residential-9 (RES-9) Future Land Use designation 
on the north, east and south. Light Industrial (LI) is located to the west and Office 
Commercial 20 (OC-20) is located further south.   
 
A Comprehensive Plan Amendment (HC/CPA 21-09) to change the Future Land Use Map 
for the subject site from RES-9 to SMU-6 was approved by the Board of County 
Commissioners on December 9, 2021. Planning Commission staff’s recommendation for 
HC/CPA 21-09 was inconsistent with the Comprehensive Plan based on compatibility 
concerns with the potential encroachment of more intensive uses allowable in the SMU-6 
Future Land Use category adjacent to existing residential properties.  
 
The Future Land Use Map clearly delineates the location of the residential Future Land Use 
classifications from the location of the industrial classifications. A landscape buffer and a 
6’ fence has been proposed on the eastern boundary, and a 6’ fence is proposed on the 
northern boundary. While the applicant has attempted to provide screening from the 
adjacent residential uses, this will not mitigate the adverse impacts of noise, odor, and 
truck traffic. The proposed uses are not compatible with the surrounding development 
pattern found in the RES-9 designation and therefore does not satisfy the intent of 
Objective 16 and Policies 16.1, 16.2 and 16.3.  
 
The subject property is located within the limits of the Greater Palm River Community Plan. 
The proposed office and open storage use would not further the vision of the Greater Palm 
River Community Plan. The Greater Palm River Area Concept Map illustrates the subject 
site as being within the residential area and makes a clear delineation of where industrial 
uses are intended and where residential uses are intended.  The proposed use would 
intensify development within a well-established single family residential neighborhood. 
Additionally, the Community Plan supports well designed, compatible densities and 
intensities at appropriate locations. Allowing the proposed use in this location would be 
in direct conflict with Goal 5a.8. 
 
Overall, Planning Commission staff finds the proposed use to be incompatible with the 
surrounding area. Additionally, the proposed use does not meet the intent of the Greater 
Palm River Community Plan, which does not delineate this area for industrial uses. The 
request does not allow for a development that is consistent with the Goals, Objectives and 
Policies of the Future Land Use Element of the Future of Unincorporated Hillsborough 
County Comprehensive Plan for Unincorporated Hillsborough County.  
 
Recommendation 
Based upon the above considerations, Planning Commission staff finds the proposed Planned 
Development INCONSISTENT with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County. 
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DEVELOPMENT SERVICES
PO Box 1110, Tampa, FL 33601 1110
(813) 272 5600

HCFLGOV.NET

BOARD OF COUNTY
COMMISSIONERS

Harry Cohen
Ken Hagan
Pat Kemp

Gwendolyn "Gwen" Myers
Kimberly Overman

Mariella Smith
Stacy R. White

COUNTY ADMINISTRATOR
Bonnie M. Wise

COUNTY ATTORNEY
Christine M. Beck

INTERNAL AUDITOR
Peggy Caskey

DEPUTY COUNTY ADMINISTRATOR
Gregory S. Horwedel

HILLSBOROUGH COUNTY
DEVELOPMENT SERVICES DEPARTMENT

GENERAL SITE PLAN REVIEW/CERTIFICATION

Project Name:______________________________________________________

Zoning File:_____________________ Modification:________________________

Atlas Page:_____________________ Submitted:__________________________

To Planner for Review:___________ Date Due:___________________________

Contact Person:_________________ Phone:______________________________

Right Of Way or Land Required for Dedication: Yes No

( ) The Development Services Department HAS NO OBJECTION to this General Site Plan.

( ) The Development Services Department RECOMMENDS DISAPPROVAL of this General
Site Plan for the following reasons:

Reviewed by:___________________________________ Date:_______________

Date Agent/Owner notified of Disapproval:_______________________________

RZ-PS (21-1321)

Montesino Planned Development Rezoning

None

None 09/09/22
09/09/22 09/16/22

Hung T. Mai, P.E. (H.T. MAI, INC.) 813-962-6230/ htmai@aol.com

✔

✔

 Tania C Chapela 09/09/2022
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H.T. MAI, INC.
Civil-Environmental-Transportation-Water Resource Engineering & Real Estate Development Consulting 

14031 N. DALE MABRY HIGHWAY, TAMPA, FL 33618 * PHONE: (813) 962-6230 * FAX: (813) 962-6420 
E-MAIL:   htmai@aol.com         CERTIFICATE OF AUTHORIZATION NO. 6542 

June 21, 2022  
 
  
 Mr. Michael J. Williams, P.E. 
 c/o Ms. Sheida Tirado, P.E. 

County Engineer Development Review Director 
Hillsborough County Development Services       
601 E. Kennedy Blvd., 20th Floor         
Tampa, FL 33602 

 
 ATTN.:  Michael J. Williams, P.E. – Hillsborough County Engineer 
 
  RE:         REQUEST FOR DESIGN EXCEPTION  

 Project Name:   MONTESINO PLANNED DEVELOPMENT REZONING  
 Application No.:  PD 21-1321 
 Folio No.:   046404.0100 

 
 Dear Mr. Williams: 
 

This design exception to the Hillsborough County Transportation Technical Manual (TTM) per Section 1.7.2 
to meet the Land Development Code (LDC) Section 6.04.03.L - Existing Facilities. This request is being 
sought in conjunction with the submission of a Planned Development Rezoning application (PD 21-1321). 
The applicant, Juan C. Montesino, owns a small trucking business. He is proposing to rezone 2.93+/- acres 
located at 5607 24th Avenue South, Tampa, FL 33619 from ASC-1 to PD to allow for truck parking and an 
associated 2,500 SF office/storage building for his business. 
 
We are requesting a design exception to TTM Typical Section TS-3 Non-Residential. Under existing 
conditions, 24th Avenue South has an average 15+ feet wide asphalt pavement in good condition and the 
only roadway to access the project site. We are proposing approximately an additional 5 feet widening along 
the north edge of pavement from the project site to S. 58th Street to bring a total of 20 feet of asphalt 
pavement in lieu of the required 24 feet per LDC. 
 
Site specific rationale and justification are as follows: 

 24th Avenue South is a local road per the HC Functional Classification Map. The proposed PD is for 2,500
SF of Office - Small ITE LUC 712. The site is anticipated to generate 6 PM peak trips (EXHIBIT A). 
 

 Field measurements were conducted of the existing pavement width on 24th Avenue South travelling from 
the subject site toward S. 58th Street (as the defined route). They are as follows: 
 

 at proposed project entrance: 15.20’+      
 at approximately 300 feet east of the project entrance:  15.50’+ 

   
 The existing edge of pavement is approximately 10.10’+ from the southern right-of-way line providing an 

opportunity to widen this road to the north side for an additional 5 feet because there is approximately 
40’+ from edge of pavement to the north ROW line (EXHIBIT B). 

The relocation of project entrance to the east side of property boundary gives the applicant an opportunity 
to add 5 feet of asphalt pavement to the north for a total of 20 feet pavement width. This creates a shorter 
travel distance from the project site eastward to S. 58th Street, a collector roadway. A typical cross section 
of proposed roadway pavement widening is presented in (EXHIBIT C). 
 
 

21-1321

Received June 21, 2022 
Development Services
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The proposed 20’ asphalt pavement (EXHIBIT D) is adequate for two-way traffic direction with a 400’+
short travel distance from S. 58th Street to the project entrance.

The project is located in the Urban Service Area and a sidewalk will be provided along the project’s 
frontage.

A Crash Data Management System (CDMS) Report provided indicates there have been no crashes 
within the last 5 years (EXHIBIT E).

There are no alternatives for access to the subject site. The only roadway into which the project is 24th

Ave. South.

We respectfully request your review and approval of the design exception request. Exhibits are attached for 
your review and approval. If you should have any questions, or if we can be of further assistance, please feel 
free to call us at (813) 962-6230.

   Best regards,

    H. T. MAI, INC.

        

     Hung T. Mai, P.E.

        EOR Florida P.E. No. 32625    
------------------------------------------------------------------------------------------------------------------------------------------------------

Based on the information provided by the applicant, this request is:

_______________ Approved with Conditions

_______________ Approved

_______________ Disapproved

______________________________________________________
Michael J. Williams, P.E.

Hillsborough County Engineer on ___________________________

21-1321
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COMMISSION 

Mariella Smith  CHAIR

Pat Kemp VICE-CHAIR

Harry Cohen
Ken Hagan
Gwendolyn “Gwen” W. Myers
Kimberly Overman
Stacy White

DIRECTORS

Janet L. Dougherty  EXECUTIVE DIRECTOR

Elaine S. DeLeeuw ADMIN DIVISION

Sam Elrabi, P.E. WATER DIVISION

Rick Muratti, Esq.  LEGAL DEPT

Andy Schipfer, P.E. WETLANDS DIVISION
Steffanie L. Wickham  WASTE DIVISION

Sterlin Woodard, P.E. AIR DIVISION

Environmental Excellence in a Changing World
Roger P. Stewart Center

3629 Queen Palm Drive, Tampa, FL  33619   - (813) 627-2600 - www.epchc.org
An Affirmative Action / Equal Opportunity Employer

AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: 12/13/2021 

PETITION NO.: 21-1321 

EPC REVIEWER: Sarah Hartshorn 

CONTACT INFORMATION: (813) 627-2600 X 
1237 

EMAIL:  hartshorns@epchc.org 

COMMENT DATE: 10/7/2021 

PROPERTY ADDRESS: S 24th Avenue, Tampa, FL 
33619 

FOLIO #: 046040100 

STR: 27-29S-19E 

REQUESTED ZONING: ASC-1 to R-9 
 

FINDINGS 
WETLANDS PRESENT NO 
SITE INSPECTION DATE NA 
WETLAND LINE VALIDITY NA 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

No wetlands apparent 

INFORMATIONAL COMMENTS: 
 
On October 6, 2021 The Wetlands Division staff of the Environmental Protection Commission of 
Hillsborough County (EPC) reviewed the above referenced parcel in order to determine the extent of 
any wetlands and other surface waters pursuant to Chapter 1-11, Rules of the EPC. This determination 
was performed using aerial photography, soil surveys, and reviewing EPC files. Through this review, 
it appears that no wetlands or other surface waters exist onsite. 
 
 
Please be advised this wetland determination is informal and non-binding. A formal wetland 
delineation may be applied for by submitting a “WDR30 - Delineation Request Application”. 
Once approved, the formal wetland delineation would be binding for five years. 
 

 

Sjh/mst



           AGENCY REVIEW COMMENT SHEET

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

TO: DATE:

REVIEWER:

APPLICANT: PETITION NO:

LOCATION:

FOLIO NO:

Estimated Fees:

Project Summary/Description:

Zoning Review, Development Services

Ron Barnes, Impact & Mobility Fee Coordinator

Juan C Montesino

5607 24th Ave S

46404.0100

12/21/2021

21-1321

Warehouse                                            
(Per 1,000 s.f.)                                   
Mobility: $1,239.00*2.5 = $3,097.50                 
Fire: $34.00*2.5 = $85.00                        
               

Urban Mobility, Central Fire - 2,500 s.f. warehouse for trucking business 

***revised fees estimated based on Jan 1, 2022 schedule***



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  PD21-1321 REVIEWED BY: Randy Rochelle DATE:  10/4/2021

FOLIO NO.: 46404.0100             

WATER

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

A 6 inch water main exists (adjacent to the site), (approximately feet from 
the site) and is located within the south Right-of-Way of 24th Avenue S . 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 prior to 
June 1, 2022, 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 force 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:  The subject rezoning includes parcels that are within the Urban Service Area
and would require connection to the County's potable water systems .



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 22 September 2021 

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

APPLICANT:   Hung Mai PETITION NO:  RZ-PD 21-1321 

LOCATION:   Tampa, FL  33619 

FOLIO NO:   46404.0100 SEC: 27   TWN: 29   RNG: 19 
 

 

 

  This agency has no comments. 

 

  This agency has no objection. 

 

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

 

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

   

COMMENTS:        . 
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              EXHIBITS SUBMITTED 

       DURING THE ZHM HEARING 

 













HEARING TYPE: ZHM , PHM, VRH, LUHO                   DATE: 8/15/2022                 

HEARING MASTER: Susan Finch          PAGE: _1_OF_1_  

   

 

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

RZ 22-0802 Kami Corbett 1. Application Presentation Packet No 

RZ 22-0944 Jay Muffly 1. Opposition Presentation Packet No 

MM 21-0963 Neale Stralow 1. Application Presentation Packet No 

RZ 21-1321 Tu Mai 1. Proponent Presentation Packet No 

RZ 22-0369 Brian Grady 1. Revised Staff Report Yes (copy) 

RZ 22-0559 Brian Grady 1. Revised Staff Report Yes (copy) 

RZ 22-0565 Brian Grady 1. Revised Staff Report Yes (copy) 

RZ 22-0565 Jaime Maier 2. Application Presentation Packet No 

RZ 22-0685 Brian Grady 1. Revised Staff Report Yes (copy) 

RZ 22-0685 Kami Corbett 2. Applicant Presentation Packet No 

RZ 22-0685 Roxanne Back 3. Opponent Presentation Packet No 

RZ 22-0685 Roxanne Back 4. Opponent Presentation Packet No 

RZ 22-0685 Karen Ducat 5. Opposition Presentation Packet No 

RZ 22-0685 Anna Ritenour 6. Application Presentation Packet No 

RZ 22-0859 Brian Grady 1. Revised Staff Report Yes (copy) 

RZ 22-0859 Julia Mandell 2. Application Presentation Packet No 

MM 22-0863 Brian Grady 1. Revised Staff Report Yes (copy) 

MM 22-0863 Isabelle Albert 2. Application Presentation Packet No 
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AUGUST 15, 2022 – ZONING HEARING MASTER 
 
 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, August 15, 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, called the meeting to order and led in the pledge of 
allegiance to the flag. 

A. WITHDRAWALS AND CONTINUANCES 

Brian Grady, Development Services, introduced staff and reviewed the 
changes. 

D.4. MM 22-0109 

Brian Grady, Development Services, announces MM 22-0109 was withdrawn. 

Brian Grady, Development Services, continued review of the 
withdrawals/continuances. 

Susan Finch, ZHM, overview of ZHM process. 

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

Susan Finch, ZHM, Oath. 

B. REMANDS 

C. REZONING STANDARD (RZ-STD): 

C.1. RZ 22-0802 

Brian Grady, Development Services, calls RZ 22-0802. 

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

Christopher Grandlienard, Development Services, staff report. 

Andrea Papandrew, Planning Commission, staff report. 

Susan Finch, ZHM, calls for proponents/opponents/Development 
Services/applicant rep/closes RZ 22-0802. 
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C.2. RZ 22-0944 

Brian Grady, Development Services, calls RZ 22-0944. 

Jim Porter, applicant rep, presents testimony. 

Susan Finch, ZHM, questions to applicant rep. 

Jim Porter, applicant rep, answers ZHM question. 

Christopher Grandlienard, Development Services, staff report. 

Andrea Papandrew, Planning Commission, staff report. 

Susan Finch, ZHM, calls for proponents/opponents. 

Jay Muffly, opponent, presents testimony and submits exhibits.  

Renee Bayless, opponent, presents testimony. 

Michael Burger, opponent, presents testimony.  

Susan Finch, ZHM, calls for Development Services. 

Brian Grady, Development Services, presents testimony. 

James Ratliff, Development Services Transportation, presents testimony.   

Brian Grady, Development Services, continues testimony. 

Susan Finch, ZHM, calls for applicant rep. 

Jim Porter, applicant rep, presents rebuttal. 

Susan Finch, ZHM, closes RZ 22-0944. 

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

D.1. RZ 22-1142  

Brian Grady, Development Services, calls RZ 22-1142. 

Tu Mai, applicant rep, presents testimony. 

Susan Finch, ZHM, questions to applicant rep. 

Tu Mai, applicant rep, answers ZHM questions. 
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Michelle Heinrich, Development Services, staff report. 

Susan Finch, ZHM, question to Development Services.  

Michelle Heinrich, Development Services, answers ZHM question. 

Andrea Papandrew, Planning Commission, staff report. 

Susan Finch, ZHM, question to Planning Commission.  

Andrea Papandrew, Planning Commission, answers ZHM question and continues 
testimony. 

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

Tu Mai, applicant rep, presents rebuttal. 

Susan Finch, ZHM, closes RZ 22-1142. 

D.2. MM 21-0963 

Brian Grady, Development Services, calls MM 21-0963. 

Neale Stralow, applicant rep, presents testimony and submits exhibits. 

Susan Finch, ZHM, question to applicant rep. 

Neale Stralow, applicant rep, answers ZHM question. 

Tim Lampkin, Development Services, staff report. 

Andrea Papandrew, Planning Commission, staff report. 

Susan Finch, ZHM, calls for proponents/opponents/Development 
Services/applicant rep/closes MM 21-0963. 

D.3. RZ 21-1321 

Brian Grady, Development Services, calls RZ 21-1321. 

Tu Mai, applicant rep, presents testimony and submits exhibits. 

Susan Finch, ZHM, questions to applicant rep. 

Tu Mai, applicant rep, answers ZHM questions.   
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Tania Chapela, Development Services, staff report. 

Andrea Papandrew, Planning Commission, staff report. 

Susan Finch, ZHM, questions to Planning Commission. 

Andrea Papandrew, Planning Commission, answers ZHM questions.    

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

Andrea Papandrew, Planning Commission, answers ZHM questions.    

Susan Finch, ZHM, calls for applicant rep. 

Tu Mai, applicant rep, presents rebuttal. 

Susan Finch, ZHM, closes RZ 21-1321. 

D.5. RZ 22-0369 

Brian Grady, Development Services, calls RZ 22-0369. 

Albert Docobo, applicant rep, presents testimony. 

Tania Chapela, Development Services, staff report. 

Susan Finch, ZHM, questions to Development Services. 

Tania Chapela, Development Services, answers ZHM questions.  

Andrea Papandrew, Planning Commission, staff report. 

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

Tania Chapela, Development Services, presents testimony. 

Susan Finch, ZHM, questions to Development Services. 

Tania Chapela, Development Services, answers ZHM questions.   

Susan Finch, ZHM, questions to applicant rep. 

Albert Docobo, applicant rep, answers ZHM questions.  

Susan Finch, ZHM, closes RZ 22-0369. 
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D.6. RZ 22-0559 

Brian Grady, Development Services, calls RZ 22-0559. 

Kami Corbett, applicant rep, presents testimony. 

Susan Finch, ZHM, question to applicant rep. 

Kami Corbett, applicant rep, answers ZHM question and continues testimony. 

Susan Finch, ZHM, questions to applicant rep. 

Kami Corbett, applicant rep, answers ZHM questions. 

Sam Ball, Development Services, staff report. 

Andrea Papandrew, Planning Commission, staff report. 

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

Kami Corbett, applicant rep, presents rebuttal. 

Susan Finch, ZHM, Oath. 

Russ Greer, applicant rep, presents testimony. 

Susan Finch, ZHM, closes RZ 22-0559. 

Susan Finch, ZHM, breaks. 

Susan Finch, ZHM, resumes hearing. 

D.7. RZ 22-0565 

Brian Grady, Development Services, calls RZ 22-0565. 

Jaime Maier, applicant rep, presents testimony and submits exhibits. 

Susan Finch, ZHM, question to applicant rep. 

Jaime Maier, applicant rep, answers ZHM question and continues testimony. 

Tania Chapela, Development Services, staff report. 

Andrea Papandrew, Planning Commission, staff report. 
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Susan Finch, ZHM, calls for proponents/opponents/Development Services. 

Brian Grady, Development Services, presents testimony. 

Susan Finch, ZHM, calls for applicant rep/closes RZ 22-0565. 

D.8. RZ 22-0685 

Brian Grady, Development Services, calls RZ 22-0685. 

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

Todd Amaden, applicant rep, presents testimony.  

Steve Henry, applicant rep, presents testimony. 

Kami Corbett, applicant rep, presents testimony. 

Tim Lampkin, Development Services, staff report. 

Andrea Papandrew, Planning Commission, staff report. 

Susan Finch, ZHM, questions to Development Services. 

Richard Perez, Development Services Transportation, answers ZHM questions.   

Susan Finch, ZHM, calls for proponents/opponents. 

Roxanne Back, opponent, presents testimony and submits exhibits. 

Ron Smith, opponent, presents testimony.  

Susan Finch, ZHM, calls for Development Services/questions to Development 
Services Transportation. 

Richard Perez, Development Services Transportation, answers ZHM questions. 

Susan Finch, ZHM, calls for applicant rep. 

Kami Corbett, applicant rep, presents rebuttal. 

Todd Amaden, applicant rep, presents rebuttal. 

Kami Corbett, applicant rep, continues rebuttal. 

Anna Ritenour, applicant rep, presents testimony.  
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Kami Corbett, applicant rep, continues rebuttal. 

Susan Finch, ZHM, closes RZ 22-0685. 

D.9. RZ 22-0859 

Brian Grady, Development Services, calls RZ 22-0859. 

Julia Mandell, applicant rep, presents testimony and submits exhibits. 

Sean Cashen, applicant rep, presents testimony.  

Susan Finch, ZHM, question to applicant rep. 

Sean Cashen, applicant rep, answers ZHM question.   

Julia Mandell, applicant rep, presents testimony. 

Susan Finch, ZHM, questions to applicant rep. 

Julia Mandell, applicant rep, answers ZHM question.   

Tim Lampkin, Development Services, staff report. 

Susan Finch, ZHM, questions to Development Services. 

Tim Lampkin, Development Services, answers ZHM questions.  

Andrea Papandrew, Planning Commission, staff report. 

Susan Finch, ZHM, calls for proponents/opponents. 

Rosa Elena Jaico, opponent, presents testimony.  

Susan Finch, ZHM, questions to opponent. 

Rosa Elena Jaico, opponent, answers ZHM question. 

Susan Finch, ZHM, Oath. 

Larry Adams, opponent, presents testimony.  

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

Julia Mandell, applicant rep, presents rebuttal. 

Sean Cashen, applicant rep, presents rebuttal. 
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Julia Mandell, applicant rep, presents rebuttal. 

Susan Finch, ZHM, closes RZ 22-0859. 

D.10. MM 22-0863 

Brian Grady, Development Services, calls MM 22-0863. 

William Molloy, applicant rep, presents testimony. 

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

Susan Finch, ZHM, questions to applicant rep. 

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

Susan Finch, ZHM, questions to applicant rep. 

Isabelle Albert, applicant rep, answers ZHM questions. 

Israel Monsanto, Development Services, staff report. 

Andrea Papandrew, Planning Commission, staff report. 

Susan Finch, ZHM, questions to Planning Commission. 

Andrea Papandrew, Planning Commission, answers ZHM questions. 

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

William Molloy, applicant rep, presents rebuttal. 

Susan Finch, ZHM, closes MM 22-0863. 

E. ZHM SPECIAL USE 

ADJOURNMENT 

Susan Finch, ZHM, adjourns the meeting. 
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