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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Craig Stern

FLU Category: RES-2 

Service Area: Urban

Site Acreage: 14.7

Community 
Plan Area: South Shore Areawide Systems

Overlay: None

Request: 

Major Modification to PD 16-0913 
Add a 4th Development Option to 
increase RV/Boat Storage Area in
the PD. Add Moving Truck storage.

Existing Approvals:
Option 1: Up to 99,000 SF Self-Storage Mini-Warehouse including accessory RV/Boat Storage; an accessory Office 
and Manager Residence; and a maximum of 11,000 Square Feet of Office and restricted Neighborhood Commercial 
uses.
Option 2: 18 Single-Family Attached Residential Units and/or BPO (non-medical) uses; Or 18 Single-Family Attached 
Residential Units; and BPO, and restricted Neighborhood Commercial uses.
Option 3: Up to 30 Single-Family Detached Residential Units.

Proposed Modification(s):
Add Option 4 to expand the area of the RV/Boat Storage. This expansion would be located where the 11,000 Square 
Feet of Office and restricted Neighborhood Commercial uses are approved today. Only the 99,000 SF Self-Storage 
Mini-Warehouse including accessory RV/Boat Storage and accessory Office and Manager Residence are built today 
within the PD. The area of the outdoor storage would increase from up 20% to 50% of the enclosed space. The new 
expansion area will be covered, and solar panels are proposed on existing structures. The request also includes the 
storage of up to 4 Moving Trucks. The storage of the Moving Trucks will be internal to the project.

Additional Information:

PD Variations 6.07.00 – Fence Height

Waiver(s) to the Land Development 
Code

LDC Section 6.11.60.E: locational standards for the outdoor storage of RVs
and boats. 

Planning Commission 
Recommendation Inconsistent

Development Services Department 
Recommendation

Approvable, Subject to Conditions



APPLICATION NUMBER: MM 22-0863
ZHM HEARING DATE: August 15, 2022
BOCC LUM MEETING DATE: October 11, 2022 Case Reviewer: Israel Monsanto 

Page 2 of 32

2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Context of Surrounding Area:

Surrounding parcels to the south and west are zoned Agricultural Rural (AR), with single family residential uses and 
vacant lands.  A water treatment facility is adjacent to the south. To the north, across Lithia Springs Road, a PD (99-
0767) is currently approved for 11,400 sq. ft. of preschool/day care center. This parcel is currently occupied by a single 
family home. To the east, across Lithia Pinecrest Road, parcels are zoned AR, where a nursery, a landscaping business 
and a fence company, currently exists. While the area is mostly rural in character, some office and commercial 
developments are located nearby, along Lithia Pinecrest Road, to the south at the intersection of Fishhawk Boulevard.  
This office and commercial node is part of the Fishhawk Ranch Planned Development (PD 89-0098).
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.2 Future Land Use Map

Subject Site Future Land 
Use Category: Residential-2 (RES-2)

Maximum Density/F.A.R.: 2.0 dwelling units per gross acre. Suburban scale neighborhoodcommercial, office or multi-
purpose projects limited to 110,000 sq. ft. or .25 FAR, whichever is less intense. 

Typical Uses:
Residential, suburban scale neighborhood commercial, office uses, and multi-purpose projects. 
Nonresidential uses shall meet locational criteria for specific land use. Agricultural uses may be 
permitted pursuant to policies in the agricultural objective areas of the Future Land Use
Element.
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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 PD 99-0767 11,400 sq. ft. Non 
residential uses Preschool/day care center Single Family Home

South AR Per FLU (0.25 FAR) Agricultural, Public and Services Uses, 
Residential Support, Residential Treatment Plant

East AR Per FLU (0.25 FAR) Agricultural, Public and Services Uses, 
Residential Support, Residential

Farms, Residential, 
Commercial

West AR Per FLU (0.25 FAR) Agricultural, Public and Services Uses, 
Residential Support, Residential Residential
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2.0 LAND USE MAP SET AND SUMMARY DATA
2.3 ApprovedSite Plan – Development Option 1 (partial provided below for size and orientation purposes. See Section 8.1
for full site plan)
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2.4 ApprovedSite Plan – Development Option 2  (partial provided below for size and orientation purposes. See Section 8.1
for full site plan)
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2.5 ApprovedSite Plan – Development Option 3  (partial provided below for size and orientation purposes. See Section 8.1
for full site plan)
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.6 Proposed Site Plan - New Development Option 4 – (partial provided below for size and orientation purposes. See Section 
8.2 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 
 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 Report 

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

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 

Hillsborough County School Board  
Adequate     K-5  6-8   9-12    N/A 
Inadequate  K-5  6-8   9-12    N/A 

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 

Impact/Mobility Fees 
Mini-Storage                                     Retail Shopping Center (NC)         General Office (BPO) 
(Per 1,000 s.f.)                                  (Per 1,000 s.f.)                                 (Per 1,000 s.f.) 
Mobility: $653*99= $64,647         Mobility: $12,206                            Mobility: $7,502 
Fire: $32*99= $3,168                      Fire: $313                                         Fire: $158 
Urban Mobility, South Fire - 4 options  
1) mini - storage (99k sf), 2x 5,500 sf BPO (shopping Center/Gen Office); 
2) 18 SFA, 60k sf BPO (no medical); or 18 SFA, 37,910 sf BPO, 2x 5,500 sf Neighborhood commercial (NC) (shopping center);  
3) 30 SFR      
4) 99k sf mini-storage 

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 
Density Bonus Requested 
Consistent               Inconsistent  

 Yes 
 No 

 Inconsistent 
 Consistent 

 Yes 
 No  
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5.0 IMPLEMENTATION RECOMMENDATIONS   
5.1 Compatibility  
The surroundings consist today of a mix of commercial, residential and agricultural uses.  A water treatment plant 
currently operates adjacent to the south.  Commercial and office uses are located in the vicinity, south of the site, along 
Lithia Pinecrest Rd. A fence company on a parcel zoned Agricultural Rural, currently operates across Lithia Pinecrest Rd. 
to the east.  
 
The PD today allows three development options including single family detached, townhomes and a mini warehouse 
with CN or Office uses. The site has developed under Development Option #1, which allows mini warehouse with outdoor 
storage of RVs and boats, in addition to Commercial Neighborhood (CN) uses. The PD consists of a single parcel, with 
folio# 87689.0000, 14.7 acres in size. Under Development Option #1, the site is permitted up to 99,000 sq. ft. of mini 
warehouse building space, and up to 11,000 sq. ft. of CN uses.  The site is also regulated by Land Development Code 
(LDC) 6.11.60 Mini Warehouses Locational and Design Requirements, with the exception that the leasing of moving trucks 
is prohibited. Per the LDC, the total square footage of the designated outdoor storage area shall not exceed 20 percent 
of the developed square footage for the enclosed portions of the mini-warehouse facility.  
 
The site today is developed with 99,000 sq. ft. of mini warehouse building, and 19,800 sq. ft. of outdoor areas for the 
storage of RVs and Boats.  An area along Lithia Pinecrest Rd. is vacant, reserved for the 11,000 sq. ft. of building space 
for CN uses as a future development space. The area to store RVs and Boats is 20% of the developed square footage for 
the enclosed portions of the project, thus meeting the requirements of LDC 6.11.60.E. for Miniwarehouses.  
 
As part of this Major Modification, the applicant requests a new Development Option #4, to (a) to increase the storage 
area for RVs and Boats, and (b) add the storage of moving trucks, limited to 4. These trucks would be stored internally, 
enclosed by existing buildings. The new expansion area for the RV/Boat storage will be placed along the east, at the 
frontage of Lithia Pinecrest Rd. It would not be internal to the project and would not be enclosed by buildings. With 
Development Option 4, the applicant proposes to replace the area of the 11,000 sq. ft. of commercial space approved 
today, with the expansion area for the storage area for RVs and Boats. The RV and Boat storage space will be accessory 
to the principal mini warehouse use. The maximum building space (square footage) for the proposed Development 
Option 4 would remain at 99,000, as approved today for the mini warehouse use.  Since the site already has the 
designated outdoor storage of RVs and Boats of no more than 20% of the enclosed space of the facility per LDC 
6.11.60.E.3, a waiver is being requested to allow an increase of the outdoor storage area above the 20% of the enclosed 
project are. A second waiver from 6.11.60.E.4 is also being requested to eliminate the requirement that the designated 
area for the expansion of the outdoor storage area shall be internal to the project and enclosed by buildings. 
 
This site had requested a minor modification in 2021 to expand the outside storage of RVs and Boats to be over the 
maximum 20% of encloses space, similar to this rezoning. PRS 21-0840 was heard by the Board of County Commissioners 
(BOCC) in December 2021.  Planning Commission did not find the request consistent. The current FLU of RES-2 does not 
allow open storage. Outdoor storage as a principal use is precluded by setting the 20% maximum of outdoor storage 
area for RV/Boats per the LDC for the mini warehouse use. Development Services staff evaluated the proposed 
wall/screening along Lithia Pinecrest Rd, which provided the height, design and look of buildings similar to the existing 
structures with architectural features, roof lines and materials, to address compatibly of the outdoor storage areas. 
While the proposal addressed many of the compatibility concerns with the surroundings and would have effectively 
screened those areas from public view, staff could not support the application citing that the 20% maximum outdoor 
storage area is set by the LDC to ensure that open storage remains accessory to the principal use (mini warehouse) which 
otherwise would be prohibited in the PD. The request was denied by the BOCC which found the petition not to scale 
with the area and inconsistent with the Comprehensive Plan. 
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As noted, under this Major Modification, the applicant is proposing to also add the storage of up to 4 moving trucks 
internal to the site. In terms of the outdoor expansion area along Lithia Pinecrest Rd., although the site was recently 
denied a similar request, the applicant this time proposes conditions and site design standards similar to another mini 
warehouses that have recently received approval by the BOCC in which the outside storage of RVs and Boats increased 
to be beyond the maximum required 20%, thus waving LDC Section 6.11.03.E.3 and also the location of the outdoor 
storage was approved to not be internal to the site, also waving LDC Section 6.11.03.E.4.

PD 21-1092 was approved in February 2022 and consists of 54,000 square feet for a self-storage facility. The PD is allowed 
to have areas to store RV’s and Boats that are more than 20 % of the approved enclosed space. The outdoor storage is 
limited to the storage of boats and vehicles only. As noted above, the BOCC approved waivers from the LDC for the 
outdoor storage area to be allowed to be placed along the road, not internal to the site, and not be enclosed by buildings.
PD 21-1092 provides specific site conditions (below):

Figure 1 – PD 21-1092 General PD Plan

As shown in Figure 1, a 15-foot buffer yard with four canopy trees and four understory trees per 100 linear feet 
shall be provided along Kingsway PD boundary. In addition, if street trees do not exist, the developer shall provide 
one street tree for every 50 feet.  

The outdoor storage area will be enclosed and shielded from the adjacent right-of-way by means of landscaping 
and/or fencing as shown on the general site plan. An 8-foot-high opaque fence is required enclosing the outdoor 
space. The area for the boat/vehicle parking area will be enclosed by the 8-foot fence for the length of 
approximately 320-feet.
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Additionally, the outdoor storage areas must be covered, and solar panels were proposed on top of the canopies.

The applicant states that the request is to increase the area for boat and RV’s parking, which will be enclosed with a
similar 8-foot fence for a length of approximately 375 feet. In this situation, there are no adjacent residential uses, so 
there are no concerns with compatibility according to the applicant. Lithia Pinecrest Rd. is also a designated Suburban 
Scenic Corridor (15-foot buffer and trees) and this project will comply with this requirement. The applicant proposes to 
increase to 20 feet of buffer and 8’ high fence, with the additional screening required by the Scenic Corridor, which will 
provide a greater number of trees that is otherwise required by a Type B screening. The outdoor parking/storage area 
will be covered for all boats/RV’s. 

A PD variation request has been filed to increase the fence height over 4 feet in front yards. The applicant states that 
the high fence would provide an alternative to the screening requirement of accessory Boat/RV storage.  The storage 
area, per LDC section 6.11.60, shall be internally located surrounded by buildings.  The fence would be functioning as a 
building. It would be placed 20 feet from the street and will be screened by additional vegetation as required by the scenic 
corridor regulations. The fence height is to screen the boat and RV parking area, which is the purpose and intent of the 
code.  

Additionally, the applicant requests to store moving trucks, limited to patrons use, and stored internal to the site, 
enclosed by existing buildings. The number of moving trucks stored internally will be limited to 4.

In their narrative, the Applicant stresses the above to ensure that staff accounts for recent policy/precedent established 
by the BOCC, in that a similar request for open storage as noted, was approved despite being proximate to no less than
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nine single family residences. The project referenced enjoyed none of the natural/pre-existing buffers that the project 
at hand does, in that it is screened by ROW on two sides, a wetland to the west, and an industrial type facility to the 
south. In that regard, the applicant states that the proposal is extremely appropriate at said location and very compatible 
with the nonresidential development than those recently approved. 
 
Staff finds that this major modification proposal is similar in nature to the recently approved Self Storage project 
mentioned above.  Both applications requested an increase of the outdoor storage areas above the 20% maximum per 
the LDC. Both outdoor storage areas are not being enclosed/screened by buildings, but rather by 8-foot-high opaque 
fences.  Scenic Corridor landscaping along the roads is being provided along with a 15-foot-wide buffer required by the 
Scenic Corridor. The applicant, however, is proposing to increase the buffer area along Lithia Pinecrest Rd. to 20 feet, 
and existing vegetation will be preserved in lieu of the required landscaping to increase the screening by natural means. 
The applicant is also limiting the outdoor storage to 50% of the approved enclosed space as part of proposed conditions, 
whereas the other rezoning petition did not offer a specific maximum outdoor storage area.  The moving truck storage 
will be placed internally and enclosed by the existing buildings.  The applicant also proposes to limit the number of 
moving trucks to 4.  Furthermore, the applicant is proposing to restrict the moving truck to storage only, and the lease 
of moving trucks is not contemplated to be open to the public. The outdoor storage areas along Lithia Pinecrest Rd. will 
be covered by canopies and solar panels are also proposed by this major modification. 
 
PD Variation requests: 
In regard to the PD variation request to increase the fence height to go over 4 feet to up to 8 feet in front yards, staff 
has reviewed the fence height variation justifications submitted by the applicant per LDC Section 5.03.06.C.6 and finds 
they meet the criteria for approval. The combination of the fence height, natural screening and covered outdoor areas 
would result in a level of screening comparable to what the Code would require (enclosed areas by other buildings). The 
hearing master’s recommendation for this application is required to include a finding on whether the requested 
variations meet the criteria for approval. 
 
Staff has also evaluated the two waivers from LDC 6.11.60: 
Section 6.11.60 (3) - The total square footage of the designated outdoor storage area shall not exceed 20 percent of the 
developed square footage for the enclosed portions of the mini-warehouse facility.  
 

While the maximum 20% outdoor space area has been increased, the proposed expansion areas for the 
designated outdoor storage area for RVs and boats will be kept to no more than 50% of the existing building 
space (99,000 sq. ft. of enclosed buildings), which is still accessory to the main use. Additionally, the outdoor 
storage area increase for RV and Boats is consistent with similar and previously approved storage facilities in the 
County. Lastly, the storage of moving trucks will be restricted to areas approved today in the PD, internal to the 
site. 

 
Section 6.11.60 (4), - The designated outdoor storage area shall be internal to the project itself and screened by buildings,  
so that no portion of any recreational vehicle, boat or moving truck is visible from off-site.  
 

The proposed expansion area will be screened from public views (right of way) by an 8-foot-high solid fence, 
required landscaping, and existing vegetation along Lithia Pinecrest Rd. The level of screening resulting from the 
project would ensure that these areas not visible from off site. Additionally, the proposed screening 
methodology and location of the outdoor storage area for RV and Boats is consistent with similar and previously 
approved storage facilities in the County. Staff notes that open storage accessory to a principal use requires at 
a minimum a 6-foot-high solid fence or wall to be utilized to screen from roads and residentially zoned parcels 
per LDC Sec. 6.06.06. 
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Planning Commission staff found this request inconsistent with the Comprehensive Plan based on compatibility issues 
and being inconsistent with the Residential-2 (RES-2) Future Land Use Category. This proposed development, 22-0863, 
is asking for the same fourth option of an increase in outdoor storage (boat/RV parking area and storage of moving 
trucks), which is a Commercial Intensive (CI) use, to 50% which is higher intensity than the previous PRS application (21-
0840), which was found inconsistent with the Comprehensive Plan. 
 
While the 20% maximum outdoor storage area set by the LDC is to ensure that open storage remains accessory to the 
principal use (mini warehouse) which otherwise would be prohibited in the PD, the proposed project as noted above has 
changed compared with the previous minor modification submitted by the applicant. The changes include standards, 
features and restrictions that are the same when compared to previously approved self-storage facilities seeking relief 
from the maximum outdoor storage for RV/Boats, which would still be ancillary to the principal use. The outdoor storage 
space expansion will be restricted, be accessory to the Self-storage use, be covered and screened from public view. These 
standards will be conditioned to require future Major Modifications to the PD if future changes are proposed affecting 
them.  Staff notes that this request proposes more restrictive standards than the referenced Planned Development 
district recently approved.  Additionally, the immediate area consists today of a mix of commercial, residential and 
agricultural uses, with a water treatment plant adjacent to the south, and extensive wetlands screen the site from an 
adjacent residential use to the west. Commercial and office uses are located along Lithia Pinecrest Rd. further to the 
south, and a fence company on a parcel zoned Agricultural Rural, currently operates across the road to the east. The 
proposed outdoor expansion is located to the east, along the roadway, away from residential lots west and NW of the 
site.  Therefore, staff finds that the proposed storage expansion of the existing self storage facility would not pose a 
combability concern. The area of the expansion today is approved for 11,000 sq ft of commercial uses along Lithia 
Pinecrest Rd. The applicant is proposing to condition this site with similar conditions approved by the other application 
recently approved by the BOCC. 
 
As part of this request, the applicant has submitted an LDC Sec. 6.04.02 administrative variance request to waive the 
substandard roadway improvements. The variance request is to the requirement to improve Lithia Springs Rd., between 
Lithia Pinecrest Rd. and the project access, to current County standards for a Type TS-7 Typical Section as found within 
the Hillsborough County Transportation Technical Manual (TTM). On August 4, 2022, the County Engineer found the 
variance approvable. If the rezoning is approved, the County Engineer will approve the Administrative Variance. No other 
transportation related requests have been filed. Other reviewing agencies did not object to this request. Therefore, 
based on the above considerations, Staff recommends approval of the request, with conditions. 
 
5.2 Recommendation      
Approvable, Subject to Conditions. 
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CONDITIONS: 
Prior to PD Site Plan Certification, the applicant shall revise the PD General Site Plan: 
 

1. In the PD Site Data, under Proposed Land Use, add storage of Moving Trucks. 
2. Add a note for the covered area on all expansion areas for the RV/Boat storage spaces. 

Recommended Conditions of Approval 
 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
August 23rd, 2016 July 26, 2022. 
 
1. The project shall be developed as one of the three (3) development scenarios: 

1.1 Option 1: 
• A maximum of 99,000 SF Self-Storage Mini-Warehouse including accessory RV/Boat Storage; 

an accessory Office and Manager Residence; and 
• A maximum of 11,000 Square Feet of Business Professional Office and Neighborhood 

Commercial uses permitted as follows: 
Antiques shop (indoor sales)  
Apparel and shoe store 
Art gallery 
Art supply store  
Beauty/barber shop  
Bicycle sales Bicycle repair  
Business Services 
Book/stationary store  
Camera/photography store  
Dry cleaners  
Electric/electronic repair  
Florist shop 
Food Product Stores: Bakery, Candies & Nuts, Dairy, Delicatessens, Meat  
Seafood and Produce 
Jewelry store  
Locksmith 
Mail and Package Services  
Mail Order Office 
Mail Order Pickup Facilities  
News Stand 
Novelty and Souvenir Shop  
Photography Studio 
Pre-K, Day Care, Child Care and Child Nurseries  
Printing Services 
Professional office (non-medical)  
Professional services (non-medical)  
Shoe repair 
Tailor/seamstress  
Tobacco Shop  
Travel Agencies 
Watch, Clock, Jewelry Repair 
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• In no case shall the total development exceed 110,000 square feet. 

 
• The Self-Storage Mini Warehouse facility will comply with the LDC Sec. 6.11.60, with the 

exception that the leasing of moving trucks shall be prohibited. In addition, facades facing the 
right of way and/or parking areas shall be consistent with the architectural elements used in 
the commercial portion of the project. See condition 8.3 for design standards. The facility shall 
be located as generally depicted in the site plan labeled Option 1. 

 
• The 11,000 square feet of Commercial Retail shall be distributed in two (2) separate buildings 

and shall be located as generally depicted in the site plan labeled Option 1. No Commercial 
Retail building shall be larger than 5,500 square feet. 

 
1.2 Option 2: 

 
• 18 Single-Family Attached Residential Units and/or a maximum of 60,000 square feet of 

Business Professional Office (non-medical); 
 

Or 
 

• 18 Single-Family Attached Residential Units; and 
• A maximum of 37,910 Square Feet of Business Professional Office uses, and 
• A maximum of 11,000 Square Feet of Neighborhood Commercial uses permitted as follows: 

Antiques shop (indoor sales)  
Apparel and shoe store 
Art gallery 
Art supply store  
Beauty/barber shop  
Bicycle sales Bicycle repair  
Business Services 
Book/stationary store  
Camera/photography store  
Dry cleaners  
Electric/electronic repair  
Florist shop 
Food Product Stores: Bakery, Candies & Nuts, Dairy, Delicatessens, Meat  
Seafood and Produce 
Jewelry store  
Locksmith 
Mail and Package Services  
Mail Order Office 
Mail Order Pickup Facilities  
News Stand 
Novelty and Souvenir Shop  
Photography Studio 
Pre-K, Day Care, Child Care and Child Nurseries  
Printing Services 
Professional office (non-medical)  
Professional services (non-medical)  
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Shoe repair 
Tailor/seamstress  
Tobacco Shop  
Travel Agencies 
Watch, Clock, Jewelry Repair 

 
• The 11,000 square feet of Commercial Retail shall be distributed in two (2) separate buildings. 

No Commercial building shall be larger than 5,500 square feet. 
 

• The 37,910 square feet of Office shall be distributed in three (3) separate buildings. No office 
building shall be larger than 13,000 square feet. 

 
• Residential units shall be located in the western portion of the project site. 

 
• Only one row of on-site parking spaces shall be placed between non-residential buildings and 

Lithia Pinecrest Road. 
 

1.3 Option 3 (in accordance with RES-2 FLU at 2 units per acre): 
 

• 30 Single-Family Detached Residential Units. 
 

1.4  Option 4: 
 
• A maximum of 99,000 SF Self-Storage Mini-Warehouse including accessory RV/Boat Storage, 

an accessory Office and Manager Residence. 
• The project shall comply with Section 6.11.60 of the Hillsborough County Land Development 

Code (Mini Warehouse Locational and Design Requirements) with the exception of Section 
6.11.60(3) and 6.11.60 (4) as approved by waivers listed on general site plan. 

• The project development shall prohibit the storage of hazardous materials. No storage unit 
shall be used for anything other than the storage of material commonly defined by most 
typical mini warehouse storage facilities; i.e.: No units shall be used as an office, workshop 
space, residential dwelling, and shall not conduct any business of any kind. 

• Outdoor storage will be limited to the storage of boats and vehicles only, and up to 4 moving 
trucks. The moving trucks shall be allowed to self-storage patrons usage only. Leasing of 
moving trucks to the public is prohibited. 

• Outdoor storage area shall be enclosed and shielded from the adjacent right-of-way by means 
of landscaping and/or fencing as shown on the general site plan. The reduction or removal of 
shown enclosure shall constitute a major modification. 

• The outdoor storage shall not exceed 50 percent of the developed square footage for the 
enclosed portions of the mini-warehouse facility. 

• The outdoor storage areas along Lithia Pinecrest Rd. shall be covered as shown on the General 
Site Plan. 

• Solar panels shall be installed on the roof of existing buildings. The removal of solar panels 
shall constitute a major modification. 
 

2. Project-wide, on-site development FAR shall be limited to 0.25. 
 
3. The following minimum buffer and screening requirements shall apply: 
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• South (Hillsborough County Public Works): 0’ buffer and no screening; 
• North (Lithia Springs Road): 25’ buffer with Type B screening; 
• East (Lithia Pinecrest Road): 25’ buffer with no screening for single-family residential uses. For non-

residential uses, a 25’ buffer with landscaping shall be required; 
• West (single-family residential): 50’ buffer with Type B screening if developed under Option 1, or 

Single-family attached dwellings, or office/commercial. A 20’ buffer with Type B screening shall be 
provided if developed with Single-family detached. This buffer area shall not be platted as part of the 
individual lots at the perimeter of the project but as a separate parcel and shall remain in common 
ownership and maintained by a Homeowners Association or similar entity. 

• For Development Option 2, a 20’ buffer Type B screening shall be provided in the non-residential 
portion separating it from the residential use. 

• Natural existing vegetation, except hazardous trees and non-native invasive species, may be used in 
lieu of required trees, subject to final approval of Natural Resources staff. 

•  For Option 4, buffering and screening shall be as shown on the site plan. Along Lithia Pinecrest Rd., 
natural existing vegetation, except hazardous trees and non-native invasive species, may be used in 
lieu of required trees, subject to final approval of Natural Resources staff.  

 
4. The maximum residential density shall not exceed 2.0 dwelling units per acre. 
 
5. Single-family attached dwellings include townhomes, duplexes, villas and condominiums. 
 
6. Residential development shall comply with the following requirements: 
 
Single-Family Design Standards 
 

Development 
Type: 

Single-Family 
Detached 

Standard Lot 

Single-Family 
Detached 
Slim Lot (d) 

Single-Family 
Detached 

W/Alley Access 

Single-Family 
Detached 

Cluster Home (e) 
Standards:     
Minimum Lot Size 4,400 sf 2,800 sf 3,200 sf 2,500 sf 

Minimum Lot 
Width 

40 ft 28 ft 
33 ft on corner 

lots 

30 ft 20 ft 

Minimum Front 
Yard (a) 

10 ft (a) 10 ft (a) 10 ft (a) 5 ft (f) 

Minimum Side 
Yard (b) 

0 ft (b) 0 ft (b) 0 ft (b) 5 ft (f) 

Minimum Rear 
Yard (c) 

15 ft (c) 15 ft (c) 15 ft (c) 5 ft (f) 

Maximum Lot 
Coverage 

50% 70% 70% 80% 

Maximum Height 45 ft 45 ft 45 ft 45 ft 
 

(a) Front loaded garages, attached or detached, shall be setback a minimum of 20-feet from the right- of-
way. Side loaded garages, attached or detached, shall be set back a minimum of 5 feet from the right-
of-way and shall have a minimum driveway length of 20 feet from the right-of-way to the garage entry. 

 
(b) Minimum building separation is 10 feet; If proposed side yard is less than 5-feet, applicant must 

demonstrate that the 10-foot separation will be provided, through submittal of adjacent property 
survey showing location of adjacent structure or deed restriction/easement; when the side yard 
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setback is less than 7.5 feet or building separation is less than 15-feet, roof gutters must be installed 
on that side of the structure. An attached porte cochere may utilize a 3-foot side yard setback. 

  
(c) An attached garage may utilize a 3-foot rear yard setback; Garages shall be setback either 5 ft., 11 ft., 

or 20 ft. or greater, from the edge of the alley pavement. 
 

(d) Units shall include architectural features such as decorative roof elements, arbors or pergolas as the 
front and rear facades. The level of detailing shall be consistent with the architectural theme. At corner 
lots, the detailing shall be continued onto the exposed side wall; and, where the home design directs 
roof run-off water to the side yards, gutters shall be provided on each unit that direct water to the 
front or rear of the lot. The front door of the unit shall be on the front façade facing the street. The 
building shall be a minimum of two (2) stories. The garage door shall be single wide and the front yard 
garage setbacks will be staggered with a 20-foot minimum setback and a 30-foot maximum setback. 
The parking ratio shall be 3 spaces per unit with one garage space, one driveway space and one space 
in a common parking lot. Common parking areas shall be screened with a continuous row of shrubs to 
be maintained at a minimum of 3 feet in height and setback 10-feet from the road right-of-way. 

 
(e) Cluster homes shall be comprised of single-family detached units, duplex units or a combination of 

both, with a shared drive aisle and vehicular courtyard; the shared drive aisle does not count towards 
lot area; the parking ratio shall be 3 spaces per unit. A minimum of two parking spaces per unit shall be 
provided on-site. Remaining required parking spaces may be provided through on- street parking or in 
a common parking area, or in a combination of both. Common parking areas shall be screened with a 
continuous row of shrubs to be maintained at a minimum of 3 feet in height and setback 10-feet from 
the road right-of-way. 

 
(f) Minimum 10-foot setback required from street right-of-way; Garages may be attached or a min. 10 ft. 

between garages is required; Vehicular Courtyard shall have a min. width between garages of 25 ft. 
 
Duplex and Townhouse Design Standards 
 

Development 
Type: 

Villa- 
Duplex 
Street 
Access 

Villa- Duplex 
Alley Access 

Townhouse 
Street 
Access 

(W/Garage) 

Townhouse 
Street Access 
(No Garage) 

Townhouse 
Alley Access 
(W/Garage) 

Duplex 
Cluster 
Home 

(d) 
Standards:       

Minimum Lot 
Size 

2,700 sf 2,700 sf 1,260 sf 700 sf 1,260 sf 2,500 sf 

Minimum Lot 
Width 

30 ft 30 ft 16 ft (b) 15 ft (b) 16 ft (b) 20 ft 

Minimum Front 
Yard (a) 

10 ft 10 ft 10 ft (a) 10 ft 10 ft 5 ft (e) 

Minimum Side 
Yard (b) 

0 ft 0 ft (b) 0 ft (b) 0 ft (b) 0 ft (b) 0 ft (b) 
(e) 

Minimum Rear 
Yard (c) 

0 ft (c) 0 ft (c) 0 ft (c) 0 ft (c) 0 ft (c) 5 ft (e) 

Maximum Lot 
Coverage 

70% 70% 95% 100% 95% 80%(d) 

Maximum 
Height 

45 ft 45 ft 45 ft 45 ft 45 ft 45 ft 

 



APPLICATION NUMBER: MM 22-0863 
ZHM HEARING DATE: August 15, 2022 
BOCC LUM MEETING DATE: October 11, 2022 Case Reviewer:  Israel Monsanto   

  

Page 21 of 32 

(a) Front loaded garages, attached or detached, shall be setback a minimum of 20-feet from the right- of-
way. Side loaded garages, attached or detached, shall be set back a minimum of 5 feet from the right-
of-way and shall have a minimum driveway length of 20 feet from the right-of-way to the garage entry. 

 
(b) Minimum building separation is 10 feet. An attached porte cochere may utilize a 3-foot side yard 

setback; when the side yard setback is less than 7.5 feet or building separation is less than 15-feet, 
roof gutters must be installed on that side of the structure. 

 
(c) An attached garage may utilize a 3-foot rear yard setback; garages shall be setback either 5 ft., 11 ft., 

or 20 ft. or greater, from the edge of the alley pavement. 
 

(d) Cluster homes shall be comprised of single-family detached units, duplex units or a combination of 
both, with a shared drive aisle and vehicular courtyard; the shared drive aisle does not count towards 
lot area; the parking ratio shall be 3 spaces per unit. A minimum of two parking spaces per unit shall be 
provided on-site. Remaining required parking spaces may be provided through on- street parking or in 
a common parking area, or in a combination of both. Common parking areas shall be screened with a 
continuous row of shrubs to be maintained at a minimum of 3 feet in height and setback 10-feet from 
the road right-of-way. 

 
(e) Minimum 10 ft setback required from street right-of-way; garages may be attached or a min. 10 ft. 

between garages is required; Vehicular Courtyard shall have a min. width between garages of 25 ft. 
 

 
Condominium Design Standards 
 

 Street Access 
(With Garage) 

Street Access 
(No Garage) 

Standards:   
Minimum Lot Size n/a n/a 

Minimum Lot Width n/a n/a 
Minimum Front Yard n/a Garages shall be 

set back 20 ft 
n/a 

Minimum Side Yard n/a1 n/a1 
Minimum Rear Yard n/a1 n/a1 

Maximum Lot Coverage 100% 100% 
Maximum Height 4 Stories 4 Stories 

 
1 Minimum building separation is 15 feet. Attached housing developments that are developed as a parcel or 
track that is greater than 1 acre shall be required to have a minimum of 15-foot setback from adjacent 
properties. The maximum building coverage percentage for the project shall be 40 percent. 

 
Accessory Structure Setbacks shall comply with the following requirements: 
 

Accessory Structures 
Standards:  

Minimum Front Yard Same as principal structure 
Minimum Side Yard 0-3 feet1 
Minimum Rear Yard  
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1 If an accessory structure is connected to an accessory structure on the adjacent parcel, the side yard setback 
shall be 0 feet. 

 
6.1 All lots lying – in full or in part – within 150 feet of that portion of the north boundary adjacent to rural 

residential and agricultural properties on the north side of Lithia Springs Road shall have a minimum 
width of 70 feet and shall be occupied by dwellings of one story in height. Additionally, the roadway 
system adjacent to said portion of the north boundary shall utilize a north-south alignment, employing 
cul-de-sacs or looped roadways, or a combination of both, all so as to minimize the number of dwelling 
units constructed adjacent to Lithia Springs Road and the rural properties beyond. 

 
6.2 Residential units that are adjacent to Lithia Springs Road and existing residential uses shall be limited 

to 2-stories and shall not have more than 4 units. Alternatively, the units may exceed 4-units only if the 
ends of the buildings are perpendicular to the property line. 

 
7. For Options 2 and 3, each detached single-family dwelling unit is permitted one accessory dwelling unit, a 

maximum of 45’ in height, on the same lot with up to 900 square feet of living space. A variance to increase 
this amount may be requested provided the residential lot is at least 14,520 square feet in size and the living 
space proposed for the accessory dwelling does not exceed 1,200 square feet or 25 percent of the living space 
in the principal dwelling on the lot, whichever is less. Accessory units may be located within the principal 
structure or within an accessory structure. 

 
8. Non-residential development shall comply with the following standards: 
 

Minimum building setback from Lithia-Springs 25 feet 
Minimum building setback from Lithia-Pinecrest 25 feet 
Minimum Front Yard Building setback from internal roads 0 feet 
Side-yards and rear yards 5 feet 
Maximum Building Height 35 feet 
Maximum Building Coverage 20% 
Maximum Impervious Surface 60% 

 
8.1 All non-residential buildings shall be limited to one story in height. The self-storage office- residence 

shall be permitted a maximum of 35 feet (2-story). 
 

8.2 The following design standards shall apply for office and commercial buildings where visible from the 
right-of-way: 

 
8.2.1 The roof shall have a minimum pitch of three to 12 and a maximum pitch of eight to 12. 

 
8.2.2 Exterior walls shall be externally clad with brick, stone, stucco, wood slats or vinyl slat-style 

siding. Unsurfaced cement or block shall not be utilized. Paint shall not constitute a surface for 
the purpose of this regulation. 

 
8.2.3 Buildings shall incorporate the design features shown below. For each architectural element 

listed, at least one of the specified design features shall be utilized on all elevations facing 
roadways and/or parking areas, unless otherwise specified. 

 
Architectural Element Design Feature 
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Roofs1 Dormers, parapets, steeples, cupolas, intersecting roof lines 

Windows2 Shutters, awnings, transoms, mullions 
Façades3 Porches, columns, recessed entryways, arcades, porticos, 

Pilasters, horizontal banding 
 

1At least one design feature shall be utilized for every 50 feet of roof length along roadways and/or 
parking areas. 
2Exterior faux windows may be used if the back of buildings face Lithia Pinecrest Road. 
3At least 60 percent of the horizontal length of each façade along roadways and/or parking areas shall 
be comprised of windows, shutters, transoms, awnings, porches, doors, recessed entryways, arcades, 
porticos and/or pilasters. Horizontal banding and other predominately horizontal elements shall not 
contribute towards satisfaction of this requirement. 

 
8.3 Exterior walls of the self-storage mini warehouse facility shall be clad with brick, stone, stucco, wood 

slats or vinyl slat-style siding or consistent with the architectural style of the commercial/retail site. 
This requirement only applies to elevations facing roadways and/or parking areas. 

 
8.4 Prior to Construction Plans approval the developer shall provide preliminary elevations to demonstrate 

compliance with the design requirements above. 
 

8.5 Parking shown is conceptual and shall be subject to the parking requirements of Section 6.05.02 of the 
Hillsborough County Land Development Code. 

 
9. Unless otherwise approved by Hillsborough County Public Works, the developer shall construct the following 

site access improvements: 
 

• For development occurring under Options 1, 2 or 3, the developer shall construct westbound to 
southbound left turn lane on Lithia Springs Rd. into the project entrance, if warranted; 

 
• For development occurring under Options 1 or 2, the developer shall construct a northbound left turn 

lane on Lithia Pinecrest Rd. onto Lithia Springs Rd., if warranted; and, 
 

• For development occurring under Option 2, the developer shall construct a southbound to westbound 
right turn lane on Lithia Pinecrest Rd. onto Lithia Springs Rd., if warranted. 

 
Prior to Construction Plan approval for each increment of development, the Developer shall provide a traffic 
analysis, signed by a Professional Engineer, determining the need for and showing the length of the required 
left and right turn lanes needed to serve development traffic. The turn lane shall be constructed to FDOT 
and/or Hillsborough County standards using FDOT standard Index 301 & 526 and an asphalt overlay shall be 
applied over the entire portion of roadway where a left turn lane is provided. The Developer shall construct 
those site access/intersection improvements at its expense. Construction of required turn lanes may require 
the developer to dedicate or otherwise acquire additional right-of-way at its expense. 

 
10. Based on the projected trip generation to the site, it is anticipated that access onto the public road would be 

via “Type II” Minor Roadway Connection. Development shall comply with all applicable throat depth 
requirements within the Hillsborough Land Development Code and/or Transportation Technical Manual. 
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11. Lithia Springs Road is a two lane rural roadway. Based on the Transportation Technical Manual the minimum 
right of way for this type of facility (Type TS-7) is 96 feet. The developer shall preserve up to 28 feet of right-of-
way along the entirety of the project’s Lithia Springs Rd. frontage, such that a minimum of 48 feet of right-of-
way is preserved south of the existing right-of-way centerline. Any interim use of preserved land shall be 
consistent with Section 5.11.09 of the Land Development Code. 

 
12. As Lithia Springs Rd. may be a substandard roadway, the Developer will be required to work with Hillsborough 

County Public Works to determine the improvements that may be required prior to or concurrent with 
plat/site/construction plan approval. If MM 22-0863 is approved, the County Engineer will approve a Section 
6.04.02. Administrative Variance (dated August 1, 2022) which was found approvable by the County Engineer 
(on August 4, 2022). Approval of this Administrative Variance will waive the Lithia Springs Rd. substandard 
road improvements required by Section 6.04.03.L. of the LDC. 

 
13. For development occurring under Options 1 or 2, the Developer shall conduct a signal warrant analysis within 

six (6) months following completion of site/construction plan approval for development either individually or 
cumulatively exceeding 40 peak hour trips. The developer shall conduct a second signal warrant analysis 
concurrent with site/construction plan approval for development either individually or cumulatively exceeding 
75 peak hour trips. If warrants are established per either of the above studies, the developer shall submit 
preliminary design plans for the signal, concurrent with the design plans for the intersection. The Developer 
shall be responsible for the cost of the design and installation of the traffic signal and appropriate interconnect 
with adjacent signals. All signals must be approved by the Hillsborough County Public Works Department. The 
placement and design of the signal shall be subject to approval by Hillsborough County Public Works 
Department. 

 
If developed under Option 3, or if development under Options 1 or 2 does not meet signal warrants, the 
developer shall have no further obligation with respect to installation of the traffic signal. 

 
14. Unless otherwise approved by Hillsborough County, the Developer shall construct five (5) foot wide sidewalks 

within the right-of-way along all roadways adjacent to the property boundaries. 
 
1514. Notwithstanding anything on the PD site plan to the contrary, bicycle and pedestrian access may be taken 

anywhere along the project’s Lithia Pinecrest Rd. and Lithia Springs Rd. frontages. 
 
1615. The type, location, size and number of signs shall be as set forth in Part 7.03.00 of the Land Development Code 

with the following exceptions: 
 

165.1. Ground signs shall be limited to monument signs. 
 

165.2. Billboards, pennants and banners shall be prohibited. 
 

165.3. Subdivision monument signs shall be allowed in buffer areas and shall meet all requirements of Article 
7 of the Land Development Code. 

 
1716. A wildlife survey of any endangered, threatened or species of special concern in accordance with the Florida 

Fish and Wildlife Conservation Commission Wildlife Methodology Guidelines shall be required. This survey 
information must be provided upon submittal of the preliminary plans through the Land Development Code’s 
Site Development or Subdivision process. Essential Wildlife Habitat as defined by the LDC must be addressed, if 
applicable, in consideration with the overall boundaries of this rezoning request. 
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1817. The locations of trees that qualify as Grand Oaks must be identified on the submitted preliminary plan/plat as 
part of the Site Development/Subdivision Review process. Site design features to avoid the removal of these 
trees shall be displayed on the submitted preliminary plan. 

 
1918. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the 

Environmental Protection Commission 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. 

 
2019. Wetland surveys expired on January 30, 2013. Prior to the issuance of any building or land alteration permits 

or other development, the wetland / other surface water lines must be delineated and surveyed or recertified. 
The approved wetland / 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). 

 
2120. 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. 

 
2221. 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. 

 
2322. 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. 

 
 
 
 
 

  

Zoning Administrator Sign Off:  
J. Brian Grady
Mon Aug  8 2022 08:02:23  

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

Aerial – Subject Site

PROPOSED OUTDOOR 
STORAGE EXPANSION AREA
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8.0 SITE PLANS (FULL) 

Approved Site Plan – PD 16-0913 Cover Sheet 
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8.1 Approved Site Plan PD 16-0913 (Full) Option 1 
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8.2 Approved Site Plan  PD 16-0913 (Full) Option 2 
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8.3 Approved Site Plan PD 16-0913 (Full) Option 3 
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8.5 Proposed Site Plan – Option 4 (Full) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 8/04/2022 
 

REVIEWER: Richard Perez, AICP AGENCY/DEPT: Transportation 

PLANNING AREA/SECTOR:  BYT/ Central PETITION NO:  MM 22-0863 
 

 

  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 
Revised Conditions: 
 
12.  As Lithia Springs Rd. may be a substandard roadway, the Developer will be required to work with 
Hillsborough County Public Works to determine the improvements that may be required prior to or 
concurrent with plat/site/construction plan approval. 
 
14.  Unless otherwise approved by Hillsborough County, the Developer shall construct five (5) foot 
wide sidewalks within the right-of-way along all roadways adjacent to the property boundaries. 
 
[Roadway improvements and sidewalk have been constructed.] 
 
New Conditions: 
 

 If MM 22-0863 is approved, the County Engineer will approve a Section 6.04.02. Administrative 
Variance (dated August 1, 2022) which was found approvable by the County Engineer (on August 
4, 2022). Approval of this Administrative Variance will waive the Lithia Springs Rd. substandard 
road improvements required by Section 6.04.03.L. of the LDC. 

 
PROJECT SUMMARY AND ANALYSIS 
The applicant is seeking to modify the existing Planned Development PD 16-0913 to add a fourth 
development option to allow for 41,500 gross floor area of recreational vehicle and boat storage.  
 
The existing PD zoning permits development of three development options consisting of the following: 
 Option 1: 99,000 sf of mini-warehouse uses and 11,000 sf of selected neighborhood commercial uses; 
 Option 2:  18 single-family dwelling units, 37,910 sf of general office uses and 11,000 sf of selected 

neighborhood commercial uses; and, 
 Option 3: 30 single-family dwelling units. 

 
In 2020, the developer received site construction plan approval (PI# 3906) and constructed the mini-
warehouse uses in Option 1 but did not construct the 11,000 s.f. of selected neighborhood commercial uses.   
 
As provided for in the Development Review Procedures Manual (DRPM), the proposed development does 
not trigger the threshold whereby a transportation analysis is required to process this rezoning.  Staff has 



prepared a comparison of the potential trips generated by development permitted, based upon the Institute 
of Transportation Engineer’s Trip Generation Manual, 10th Edition, utilizing a generalized worst-case 
scenario.   
 
Existing Zoning (Development Option 1):  

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak        
Hour Trips 

AM PM 
PD 16-0913: 6,000 sf Copy, Print, and Express Ship Store (ITE 920) 450* 17 45 
PD 16-0913: 5,000 sf Small Office Building (ITE 712) 81 10 12 
PD 16-0913: 99,000 sf Mini-warehouse (ITE 151)  149 10 17 

Total Trips 680 37 74 
Note: * Estimated. ITE does not provide 24 Hour trip generation for the proposed use.  
 
Proposed Zoning (Development Option 4): 

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak         
Hour Trips 

AM PM 
PD: 41,500 sf RV/Boat Storage (ITE 151) 63 4 7 
PD: 99,000 sf Mini-warehouse (ITE 151) 149 10 17 

Total Trips 212 14 24 
 
Trip Generation Difference: 

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak          
Hour Trips 

AM PM 
Difference (+/-) -468 -23 -50 

The proposed change will result in a decrease in the maximum trip generation potential of the subject 
property (-468 daily trips, -23 AM peak trips, and -50 PM peak trips). 
 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
The project is located at the southwest intersection of Lithia Pinecrest Rd. and Lithia Springs Rd.   
 
Lithia Pinecrest Rd. 
Lithia Pinecrest Rd. (between Bloomingdale Ave. and Boyette Rd.) is a 2-lane, undivided, arterial roadway 
characterized by +/- 12-foot travel lanes in good condition.  There are +/- 5-foot wide bicycle facilities (on 
paved shoulders) along both sides of Lithia Pinecrest Rd. in the vicinity of the proposed project.  There is 
a +/- 5-foot wide sidewalk along the west side of Lithia Pinecrest Rd. Along the project’s frontage, Lithia 
Pinecrest Rd. lies within a variable width right-of-way measuring between +/- 110 feet and +/- 125 feet in 
width. Along the project’s frontage Lithia Pinecrest Rd. is shown on the Hillsborough County Corridor 
Preservation Plan as a future 4-lane roadway.  There is sufficient existing right-of-way along the project’s 
frontage to accommodate future improvements to Lithia Pinecrest Rd. 
  
Lithia Springs Rd. 
Lithia Springs Rd. is a 2-lane, undivided, substandard collector roadway characterized by +/- 22 feet of 
pavement in good condition.  Along the proposed project’s frontage, Lithia Spr ings Rd. lies within a 
variable width right-of-way measuring between +/- 40 and +/- 70 feet in width.  The majority of the right-
of-way appears to be between +/- 40 feet and +/- 50 feet in width.  There is a 5-foot sidewalk along the 
project frontage on the south side of Lithia Springs Rd.  At the time of approval of PD 16-0913, the 
developer set aside a right of way preservation area of up to 28 feet along the entire parcel’s Lithia Springs 
Rd. frontage.   
 
Pursuant to the Hillsborough County Transportation Technical Manual, a rural collector roadway shall 
meet the typical section TS-7 standard.  TS-7 standard includes 12-foot-wide lanes, 8-foot shoulders with 



5 foot paved, and 5-foot wide sidewalks on both sides and swales within a minimum of 96 feet of right-of-
way.   
 
The applicant has submitted a Sec. 6.04.02 administrative variance request to waive the substandard 
roadway improvements.  The details of the request are discussed below in the section titled Administrative 
Variance Request. 
 
 
SITE ACCESS AND CONNECTIVITY 
PD 16-0913 was approved with a single access connection to Lithia Springs Rd. At the time of construction 
of the existing self-storage phase of the PD, the developer improved the substandard roadway section along 
the frontage on Lithia Springs Road to a hybrid urban/rural design as a result of an encroaching Tampa 
Bay Water easement constraining the ability to construct said roadway improvements to the typical 
standard.  The applicant is not proposing to change the existing site access connection.  
 
 
ADMINISTRATIVE VARIANCE REQUEST: LITHIA SPRINGS RD 
The applicant’s EOR submitted a Section 6.04.02.B. Administrative Variance request (dated August 1, 
2022) for relief from the Section 6.04.03.L requirement to improve Lithia Springs Rd., between Lithia 
Pinecrest Rd. and the project access, to current County standards for a Type TS-7 Typical Section as found 
within the Hillsborough County Transportation Technical Manual (TTM). On August 4, 2022, the County 
Engineer found the variance approvable  
 
If the rezoning is approved, the County Engineer will approve the Administrative Variance.  
 
 
ROADWAY LEVEL OF SERVICE  
Lithia Springs Road is not included in the Hillsborough County Level of Service Report. 
 

Generalized Level of Service 

ROADWAY FROM To LOS 
STANDARD PK HR 

Lithia Pinecrest Rd. Bloomingdale Rd. Boyette Rd. D F 

Source: 2020 Hillsborough County Level of Service (LOS) Report 
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 
 

August 1, 2022 
 
Mr. Michael J. Williams, P.E. Sent via: WilliamsM@HillsboroughCounty.ORG 
County Engineer 
Development Services Department 
Hillsborough County 
601 E Kennedy Boulevard 
Tampa, FL 33602  
 
RE:  MM 22-0863, Administrative Variance to Section 6.04.03.L, Existing Facilities for 
Lithia Springs Road, MM 22-0863, folio 87689-0000 
 
 
Dear Mr. Williams: 
 
This letter documents a request for Section 6.04.02.B Administrative Variance to Hillsborough 
County Land Development Code (LDC) Section 6.04.03.L (Existing Facilities) in association with 
expansion of existing boat and RV parking area associated with a mini-warehouse (MM 22-0863) 
(ATTACHMENT 1). 
 
The subject site is located at the southwest corner of Lithia Pinecrest Road and Lithia Springs 
Road with tax folio 87689.0000, in Lithia Florida, as shown below on the Location Map.  The 
project is zoned Planned Development (PRS 16-0913) and approved for 3 development options as 
listed in the attached conditions of approval and described on the next page. 
 

LOCATION MAP 
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 

 

Mr. Michael J. Williamson 
Hillsborough County Development Review Division 

August 1st, 2022 
Page 2 

 
 
   
DEVELOPMENT OPTIONS PER APPROVED PLANNED DEVELOPMENT: 
The PD is approved for 3 options, one of which is to allow 99,000 SF of Self-storage mini-
warehouse and a maximum 11,000 SF of limited neighborhood commercial uses. Other approved 
options are for all single-family residential development, or a mix of townhomes with business 
professional office (BPO) uses and limited neighborhood uses (CN) uses. 
 
MAJOR MODIFICATION REQUEST: 
The request is to allow a fourth option for the expansion of the boat/RV parking area to 50 percent 
and permit the storage of moving trucks in the area shown below 
.  

AREA OF MAJOR MODIFICATON 

 
 
 
 
APPROVED DESIGN EXCEPTION FOR LITHIA SPRINGS ROAD 
 
Approximately 2 years ago, the site was developed and obtained Certificate of Occupancy.  The 
request today is to keep Lithia Springs Road in the current configuration as shown on the next page 
which is excerpt from the approved constructions plans for A-A-A Storage FishHawk (PI#:3906) 
(ATTACHMENT 2). 
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 

 

Mr. Michael J. Williamson 
Hillsborough County Development Review Division 

August 1st, 2022 
Page 3 

EXCERPT FROM APPROVED CONSTRUCTION PLANS PI: 3906 

 

 

PREVIOUS IMPROVEMENTS; 

Per the 2016 re-zoning, the previous improvements were mandated as found in PD 16-0913 
(ATTACHMENT 3): 

For development occurring under Options 1, 2 or 3, the developer shall construct a 
westbound to southbound left turn lane on Lithia Springs Rd. into the project entrance, if 
warranted; 

For development occurring under Options 1 or 2, the developer shall construct a 
northbound left turn lane on Lithia Pinecrest Rd. onto Lithia Springs Rd., if warranted; and, 

For development occurring under Option 2, the developer shall construct a southbound to 
westbound right turn lane on Lithia Pinecrest Rd. onto Lithia Springs Rd., if warranted. 

Lithia Springs Road is a two lane rural roadway. Based on the Transportation Technical Manual 
the minimum right of way for this type of facility (Type TS-7) is 96 feet. The developer shall 
preserve up to 28 feet of right-of-way along the entirety of the project’s Lithia Springs Rd. 
frontage, such that a minimum of 48 feet of right-of-way is preserved south of the existing right-
of-way 

Final Construction Plan approval as to the above was completed in 2019 (ATTACHMENT 2). 

EXISTING AND PROPOSED IMPROVEMENTS 

Lithia Springs Road is a two lane rural roadway. Based on the Transportation Technical Manual 
this type of facility is considered Type TS-7 (ATTACHMENT 4) and shown below as 
Hillsborough County TS-7.  Lithia Springs Road was constructed approximately 2 years ago 
with approved construction plans.   
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 

 

Mr. Michael J. Williamson 
Hillsborough County Development Review Division 

August 1st, 2022 
Page 4 

During the construction review, the engineer at the time obtain Design Exception approval for 
the subject roadway (ATTACHMENT 5), which the current applicant wishes to maintain. 

It appears that the existing ROW is +/- 60’ wide where 96-feet is required, 11 foot wide roads 
where 12 feet is required, and sidewalks are located on the south side only where they are 
required on both sides as shown below Existing Road Improvements. 

HILLSBOROUGH COUNTY TS-7 

 

EXISTING ROAD IMPROVEMENTS 
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 

 

Mr. Michael J. Williamson 
Hillsborough County Development Review Division 

August 1st, 2022 
Page 5 

JUSTIFICATION FOR THE REQUEST 

RESPONSES TO LDC 6.04.02B(3) 
(a) there is an unreasonable burden on the applicant: 

In the case at hand, the Applicant is adding a fourth development option to the Planned 
Development; however, this option is the least intense of the four, and creates a significant 
decrease in daily trips from the 11,000 square feet of commercial uses presently entitled. 

An associated PRS filed in 2021 with essentially the same request, though procedurally 
different, required no consideration of Lithia Springs as a substandard road, and previous off 
sites by the applicant had been completed. 

(b) the variance would not be detrimental to the public health, safety, and welfare; 

The variance will not be detrimental to the public in any way. The existing configuration of 
Lithia Springs Road was reviewed for a design exception and approved by the Hillsborough 
County Engineer as an improvement from then existing conditions in terms of safety on Lithia 
Springs Road (ATTACHMENT 4). 

(c) without the variance, reasonable access cannot be provided. In the evaluation of the 
variance request, the issuing authority shall give valid consideration to the land use plans, 
policies, and local traffic circulation/operation of the site and adjacent areas. 

To be clear, access is already provided, and the design and flow of such is appropriate and 
functional.  NO changes to the existing ingress/egress are proposed.  The purpose of this 
variance is to certify that the contemplated changes to the zoning plan do not necessitate any 
off site improvements. 
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 

 

Mr. Michael J. Williamson 
Hillsborough County Development Review Division 

August 1st, 2022 
Page 6 

Thank you. 
 
Sincerely, 
 
Isabelle Albert 
 
Isabelle Albert, AICP 
 
 
 
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 ________________ 
Notice: Consistent with Section 6.04.02B.8. of the LDC, the results of this variance 
application may be appealed, as further described in Section 10.05.01. of the LDC, to the 
Land Use Hearing Officer within 30 calendar days of the date of the above action. 
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Transportation Comment Sheet  
 

 

 

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

Lithia Pinecrest Rd. County Arterial - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
☐ Site Access Improvements  

 Substandard Road Improvements  
☐ Other   

Lithia Springs Rd. 
County 
Collector - 
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 680 37 74 
Proposed 212 14 24 
Difference (+/-) -468 -23 -50 
*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 None None Meets LDC 
South  None None Meets LDC 
East  None None Meets LDC 
West  None None Meets LDC 
Notes:  
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Lithia Springs Rd/Substandard Roadway Administrative Variance Requested Approvable 
 Choose an item. Choose an item. 
Notes: 

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

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

 Yes  N/A 
 No 

 Yes 
 No See report. 
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COUNTY OF HILLSBOROUGH  
 

RECOMMENDATION OF THE  
LAND USE HEARING OFFICER 

 
 
APPLICATION NUMBER:   MM 22-0863 
 
DATE OF HEARING:   August 15, 2022 
 
APPLICANT: Craig Stern 

PETITION REQUEST: The Major Modification request is to 
modify PD 16-0913 to add a 
development option to expand the area 
of the RV/Boat storage from 20% to 
50% of the existing mini-warehouse 
square footage and permit the storage 
of up to four moving trucks 

LOCATION: 5241 Lithia Springs Road 
 
SIZE OF PROPERTY:   14.72 acres, m.o.l. 
 
EXISTING ZONING DISTRICT:  PD 16-0913 
 
FUTURE LAND USE CATEGORY: RES-2 
 
SERVICE AREA:    Urban  
 
COMMUNITY PLAN:   SouthShore Areawide Systems 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



2

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.  

1.0 APPLICATION SUMMARY  

Applicant: Craig Stern 

FLU Category: RES-2 

Service Area: Urban 

Site Acreage: 14.7  

Community Plan Area: South Shore Areawide Systems  

Overlay: None 

Request: Major Modification to PD 16-0913 Add a 4th Development Option to 
increase RV/Boat Storage Area in the PD. Add Moving Truck storage.  

 
 
 
 
 
 
 



3

Existing Approvals:  

 
Option 1: Up to 99,000 SF Self-Storage Mini-Warehouse including accessory 
RV/Boat Storage; an accessory Office and Manager Residence; and a maximum 
of 11,000 Square Feet of Office and restricted Neighborhood Commercial uses. 

 
Option 2: 18 Single-Family Attached Residential Units and/or BPO (non-
medical) uses; Or 18 Single-Family Attached Residential Units; and BPO, and 
restricted Neighborhood Commercial uses.  

Option 3: Up to 30 Single-Family Detached Residential Units.  
Proposed Modification(s):  

 
Add Option 4 to expand the area of the RV/Boat Storage. This expansion would 
be located where the 11,000 Square Feet of Office and restricted Neighborhood 
Commercial uses are approved today. Only the 99,000 SF Self-Storage Mini-
Warehouse including accessory RV/Boat Storage and accessory Office and 
Manager Residence are built today within the PD. The area of the outdoor 
storage would increase from up 20% to 50% of the enclosed space. The new 
expansion area will be covered, and solar panels are proposed on existing 
structures. The request also includes the storage of up to 4 Moving Trucks. The 
storage of the Moving Trucks will be internal to the project.  
Additional Information:  

 
 

PD Variations  

 

6.07.00 – Fence Height  

 

Waiver(s) to the Land Development 
Code  

LDC Section 6.11.60.E: locational 
standards for the outdoor storage of RVs 
and boats.  

 

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:  

Surrounding parcels to the south and west are zoned Agricultural Rural (AR), 
with single family residential uses and vacant lands. 
Awatertreatmentfacilityisadjacenttothesouth.Tothenorth,acrossLithiaSpringsRoad
,aPD(99- 0767) is currently approved for 11,400 sq. ft. of preschool/day care 
center. This parcel is currently occupied by a single family home. To the east, 
across Lithia Pinecrest Road, parcels are zoned AR, where a nursery, a 
landscaping business and a fence company, currently exists. While the area is 
mostly rural in character, some office and commercial developments are located 
nearby, along Lithia Pinecrest Road, to the south at the intersection of Fishhawk 
Boulevard. This office and commercial node is part of the Fishhawk Ranch 
Planned Development (PD 89-0098).  
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2.0 LAND USE MAP SET AND SUMMARY DATA 2.2 Future Land Use Map  

 

Subject Site Future Land 
Use Category:  

 

Residential-2 (RES-2)  

Maximum Density/F.A.R.:  

 

2.0 dwelling units per gross acre. Suburban scale 
neighborhood commercial, office or multi- purpose 
projects limited to 110,000 sq. ft. or .25 FAR, 
whichever is less intense.  

Typical Uses:  

 

Residential, suburban scale neighborhood 
commercial, office uses, and multi-purpose projects. 
Nonresidential uses shall meet locational criteria for 
specific land use. Agricultural uses may be permitted 
pursuant to policies in the agricultural objective areas 
of the Future Land Use Element.  
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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  
 

PD 99-
0767  

 

11,400 sq. ft. 
Nonresidential uses  

Preschool/day care 
center  

 

Single Family 
Home  

South  
 

AR  

 

Per  FLU(0.25FAR)  

Agricultural, Public 
and Services Uses, 
Residential Support, 
Residential  

 

Treatment 
Plant  

 

East  
AR  Per  FLU(0.25FAR)  Agricultural, Public 

and Services Uses, 

Farms, 
Residential, 
Commercial  
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Residential Support, 
Residential  

 

West  

 

AR  Per FLU(0.25FAR)  

Agricultural, Public 
and Services Uses, 
Residential Support, 
Residential  

Residential  

 

2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Approved Site Plan – Development Option 1 (partial provided below for 
size and orientation purposes. See Section 8.1 for full site plan)  
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2.4 Approved Site Plan – Development Option 2 (partial provided below for 
size and orientation purposes. See Section 8.1 for full site plan)  
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2.5 Approved Site Plan – Development Option 3 (partial provided below for 
size and orientation purposes. See Section 8.1 for full site plan)  
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.6 Proposed Site Plan - New Development Option 4 – (partial provided below 
for size and orientation purposes. See Section 8.2 for full site plan)  
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13

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

    

Environmental:  Comments 
Received  Objections  Conditions 

Requested 

 

Additional 
Information/Comments  
 

Environmental 
Protection 
Commission  

Yes  
No  Yes No  Yes  No  

Natural Resources Yes No Yes No  Yes No   

Conservation & 
Environ. Lands 
Mgmt.  

Yes No Yes  No Yes  No  

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

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

 Other ___ ____________  

Public Facilities:  
Comments 
Received  

 

Objections  
Conditions 
Requested 

 

Additional 
Information/Comments  

Transportation  

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

Yes  
No  

 

Yes No  
Yes No  

 
See Report  

Service Area/ 
Water & 
Wastewater  

Yes  
No  

 

 Yes No 
 Yes No 
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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 

Yes No 

 
 Yes No 

Yes No  

 

 

Impact/Mobility Fees  

Mini-Storage 
(Per 1,000 s.f.) 
Mobility: $653*99= $64,647 
Fire: $32*99= $3,168 
Urban Mobility, South Fire - 4 options 
1) mini - storage (99k sf), 2x 5,500 sf BPO (shopping Center/Gen Office); 
2) 18 SFA, 60k sf BPO (no medical); or 18 SFA, 37,910 sf BPO, 2x 5,500 sf 
Neighborhood commercial (NC) (shopping center); 3) 30 SFR 
4) 99k sf mini-storage  

Retail Shopping Center (NC) (Per 1,000 s.f.) 
Mobility: $12,206 
Fire: $313  

General Office (BPO) (Per 1,000 s.f.) Mobility: $7,502 Fire: $158  

Comprehensive 
Plan:  

Comments 
Received  

 

Findings  

 

Conditions 
Requested 

 

Additional 
Information/Comments  

Planning 
Commission  

 Meets 
Locational Criteria 

N/A  
Locational Criteria 
Waiver Requested 

 Minimum 

Yes  
No  

 
Inconsistent 

 
Consistent  

 Yes No  
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Density Met  
N/A Density 
Bonus Requested 

Consistent 
Inconsistent  

 
 

5.0 IMPLEMENTATION RECOMMENDATIONS 
5.1 Compatibility 
The surroundings consist today of a mix of commercial, residential and 
agricultural uses. A water treatment plant currently operates adjacent to the 
south. Commercialandofficeusesarelocatedinthevicinity,southofthesite,along 
Lithia Pinecrest Rd. A fence company on a parcel zoned Agricultural Rural, 
currently operates across Lithia Pinecrest Rd. to the east.  

The PD today allows three development options including single family detached, 
townhomes and a mini warehouse with CN or Office uses. The site has 
developed under Development Option #1, which allows mini warehouse with 
outdoor storage of RVs and boats, in addition to Commercial Neighborhood (CN) 
uses. The PD consists of a single parcel, with folio# 87689.0000, 14.7 acres in 
size. Under Development Option #1, the site is permitted up to 99,000 sq. ft. of 
mini warehouse building space, and up to 11,000 sq. ft. of CN uses. The site is 
also regulated by Land Development Code (LDC) 6.11.60 Mini Warehouses 
Locational and Design Requirements, with the exception that the leasing of 
moving trucks is prohibited. Per the LDC, the total square footage of the 
designated outdoor storage area shall not exceed 20 percent of the developed 
square footage for the enclosed portions of the mini-warehouse facility.  

The site today is developed with 99,000 sq. ft. of mini warehouse building, and 
19,800 sq. ft. of outdoor areas for the storage of RVs and Boats. An area along 
Lithia Pinecrest Rd. is vacant, reserved for the 11,000 sq. ft. of building space for 
CN uses as a future development space. The area to store RVs and Boats is 
20% of the developed square footage for the enclosed portions of the project, 
thus meeting the requirements of LDC 6.11.60.E. for Miniwarehouses.  

As part of this Major Modification, the applicant requests a new Development 
Option #4, to (a) to increase the storage area for RVs and Boats, and (b) add the 
storage of moving trucks, limited to 4. These trucks would be stored internally, 
enclosed by existing buildings. The new expansion area for the RV/Boat storage 
will be placed along the east, at the frontage of Lithia Pinecrest Rd. It would not 
be internal to the project and would not be enclosed by buildings. With 
Development Option 4, the applicant proposes to replace the area of the 11,000 
sq. ft. of commercial space approved today, with the expansion area for the 
storage area for RVs and Boats. The RV and Boat storage space will be 
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accessory to the principal mini warehouse use. The maximum building space 
(square footage) for the proposed Development Option 4 would remain at 
99,000, as approved today for the mini warehouse use. Since the site already 
has the designated outdoor storage of RVs and Boats of no more than 20% of 
the enclosed space of the facility per LDC 6.11.60.E.3, a waiver is being 
requested to allow an increase of the outdoor storage area above the 20% of the 
enclosed project are. A second waiver from 6.11.60.E.4 is also being requested 
to eliminate the requirement that the designated area for the expansion of the 
outdoor storage area shall be internal to the project and enclosed by buildings.  

This site had requested a minor modification in 2021 to expand the outside 
storage of RVs and Boats to be over the maximum 20% of encloses space, 
similar to this rezoning. PRS 21-0840 was heard by the Board of County 
Commissioners (BOCC) in December 2021. Planning Commission did not find 
the request consistent. The current FLU of RES-2 does not allow open storage. 
Outdoor storage as a principal use is precluded by setting the 20% maximum of 
outdoor storage area for RV/Boats per the LDC for the mini warehouse use. 
Development Services staff evaluated the proposed wall/screening along Lithia 
Pinecrest Rd, which provided the height, design and look of buildings similar to 
the existing structures with architectural features, roof lines and materials, to 
address compatibly of the outdoor storage areas. While the proposal addressed 
many of the compatibility concerns with the surroundings and would have 
effectively screened those areas from public view, staff could not support the 
application citing that the 20% maximum outdoor storage area is set by the LDC 
to ensure that open storage remains accessory to the principal use (mini 
warehouse) which otherwise would be prohibited in the PD. The request was 
denied by the BOCC which found the petition not to scale with the area and 
inconsistent with the Comprehensive Plan.  

As noted, under this Major Modification, the applicant is proposing to also add 
the storage of up to 4 moving trucks internal to the site. In terms of the outdoor 
expansion area along Lithia Pinecrest Rd., although the site was recently denied 
a similar request, the applicant this time proposes conditions and site design 
standards similar to another mini warehouses that have recently received 
approval by the BOCC in which the outside storage of RVs and Boats increased 
to be beyond the maximum required 20%, thus waving LDC Section 6.11.03.E.3 
and also the location of the outdoor storage was approved to not be internal to 
the site, also waving LDC Section 6.11.03.E.4.  

PD 21-1092 was approved in February 2022 and consists of 54,000 square feet 
for a self-storage facility. The PD is allowed to have areas to store RV’s and 
Boats that are more than 20 % of the approved enclosed space. The outdoor 
storage is limited to the storage of boats and vehicles only. As noted above, the 
BOCC approved waivers from the LDC for the outdoor storage area to be 
allowed to be placed along the road, not internal to the site, and not be enclosed 
by buildings. PD 21-1092 provides specific site conditions (below):  
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Figure 1 – PD 21-1092 General PD Plan  

As shown in Figure 1, a 15-foot buffer yard with four canopy trees and four 
understory trees per 100 linear feet shall be provided along Kingsway PD 
boundary. In addition, if street trees do not exist, the developer shall provide one 
street tree for every 50 feet.  

The outdoor storage area will be enclosed and shielded from the adjacent right-
of-way by means of landscaping and/or fencing as shown on the general site 
plan. An 8-foot-high opaque fence is required enclosing the outdoor space. The 
area for the boat/vehicle parking area will be enclosed by the 8-foot fence for the 
length of approximately 320-feet.  

 
 

Additionally, the outdoor storage areas must be covered, and solar panels were 
proposed on top of the canopies.  

The applicant states that the request is to increase the area for boat and RV’s 
parking, which will be enclosed with a similar 8-foot fence for a length of 
approximately 375 feet. In this situation, there are no adjacent residential uses, 
so there are no concerns with compatibility according to the applicant. Lithia 
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Pinecrest Rd. is also a designated Suburban Scenic Corridor (15-foot buffer and 
trees) and this project will comply with this requirement. The applicant proposes 
to increase to 20 feet of buffer and 8’ high fence, with the additional screening 
required by the Scenic Corridor, which will provide a greater number of trees that 
is otherwise required by a Type B screening. The outdoor parking/storage area 
will be covered for all boats/RV’s.  

 

A PD variation request has been filed to increase the fence height over 4 feet in 
front yards. The applicant states that  

the high fence would provide an alternative to the screening requirement of 
accessory Boat/RV storage. The storage area, per LDC section 6.11.60, shall be 
internally located surrounded by buildings. The fence would be functioning as a 
building. It would be placed 20 feet from the street and will be screened by 
additional vegetation as required by the scenic corridor regulations. The fence 
height is to screen the boat and RV parking area, which is the purpose and intent 
of the code.  

Additionally, the applicant requests to store moving trucks, limited to patrons use, 
and stored internal to the site, enclosed by existing buildings. The number of 
moving trucks stored internally will be limited to 4.  

In their narrative, the Applicant stresses the above to ensure that staff accounts 
for recent policy/precedent established by the BOCC, in that a similar request for 
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open storage as noted, was approved despite being proximate to no less than 
nine single family residences. The project referenced enjoyed none of the 
natural/pre-existing buffers that the project at hand does, in that it is screened by 
ROW on two sides, a wetland to the west, and an industrial type facility to the 
south. In that regard, the applicant states that the proposal is extremely 
appropriate at said location and very compatible with the nonresidential 
development than those recently approved.  

Staff finds that this major modification proposal is similar in nature to the recently 
approved Self Storage project mentioned above. 
Bothapplicationsrequestedanincreaseoftheoutdoorstorageareasabovethe20%ma
ximumper the LDC. Both outdoor storage areas are not being enclosed/screened 
by buildings, but rather by 8-foot-high opaque fences. Scenic Corridor 
landscaping along the roads is being provided along with a 15-foot-wide buffer 
required by the Scenic Corridor. The applicant, however, is proposing to increase 
the buffer area along Lithia Pinecrest Rd. to 20 feet, and existing vegetation will 
be preserved in lieu of the required landscaping to increase the screening by 
natural means. The applicant is also limiting the outdoor storage to 50% of the 
approved enclosed space as part of proposed conditions, whereas the other 
rezoning petition did not offer a specific maximum outdoor storage area. The 
moving truck storage will be placed internally and enclosed by the existing 
buildings. The applicant also proposes to limit the number of movingtrucksto4. 
Furthermore,theapplicantisproposingtorestrictthemovingtrucktostorageonly,andth
elease of moving trucks is not contemplated to be open to the public. The 
outdoor storage areas along Lithia Pinecrest Rd. will be covered by canopies and 
solar panels are also proposed by this major modification.  

PD Variation requests: 
In regard to the PD variation request to increase the fence height to go over 4 
feet to up to 8 feet in front yards, staff has reviewed the fence height variation 
justifications submitted by the applicant per LDC Section 5.03.06.C.6 and finds 
they meet the criteria for approval. The combination of the fence height, natural 
screening and covered outdoor areas would result in a level of screening 
comparable to what the Code would require (enclosed areas by other buildings). 
The hearing master’s recommendation for this application is required to include a 
finding on whether the requested variations meet the criteria for approval.  

Staff has also evaluated the two waivers from LDC 6.11.60: 
Section 6.11.60 (3) - The total square footage of the designated outdoor storage 
area shall not exceed 20 percent of the developed square footage for the 
enclosed portions of the mini-warehouse facility.  

While the maximum 20% outdoor space area has been increased, the proposed 
expansion areas for the designated outdoor storage area for RVs and boats will 
be kept to no more than 50% of the existing building space (99,000 sq. ft. of 
enclosed buildings), which is still accessory to the main use. Additionally, the 
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outdoor storage area increase for RV  and Boats is consistent with similar and 
previously approved storage facilities in the County. Lastly, the storage of moving 
trucks will be restricted to areas approved today in the PD, internal to the site.  

Section 6.11.60 (4), - The designated outdoor storage area shall be internal to 
the project itself and screened by buildings, so that no portion of any recreational 
vehicle, boat or moving truck is visible from off-site.  

The proposed expansion area will be screened from public views (right of way) 
by an 8-foot-high solid fence, required landscaping, and existing vegetation along 
Lithia Pinecrest Rd. The level of screening resulting from the project would 
ensure that these areas not visible from off site. Additionally, the proposed 
screening methodology and location of the outdoor storage area for RV and 
Boats is consistent with similar and previously approved storage facilities in the 
County. Staff notes that open storage accessory to a principal use requires at a 
minimum a 6-foot-high solid fence or wall to be utilized to screen from roads and 
residentially zoned parcels per LDC Sec. 6.06.06.  

Planning Commission staff found this request inconsistent with the 
Comprehensive Plan based on compatibility issues and being inconsistent with 
the Residential-2 (RES-2) Future Land Use Category. This proposed 
development, 22-0863, is asking for the same fourth option of an increase in 
outdoor storage (boat/RV parking area and storage of moving trucks), which is a 
Commercial Intensive (CI) use, to 50% which is higher intensity than the previous 
PRS application (21- 0840), which was found inconsistent with the 
Comprehensive Plan.  

While the 20% maximum outdoor storage area set by the LDC is to ensure that 
open storage remains accessory to the principal use (mini warehouse) which 
otherwise would be prohibited in the PD, the proposed project as noted above 
has changed compared with the previous minor modification submitted by the 
applicant. The changes include standards, features and restrictions that are the 
same when compared to previously approved self-storage facilities seeking relief 
from the maximum outdoor storage for RV/Boats, which would still be ancillary to 
the principal use. The outdoor storage space expansion will be restricted, be 
accessory to the Self-storage use, be covered and screened from public view. 
These standards will be conditioned to require future Major Modifications to the 
PD if future changes are proposed affecting them. Staff notes that this request 
proposes more restrictive standards than the referenced Planned Development 
district recently approved. Additionally, the immediate area consists today of a 
mix of commercial, residential and agricultural uses, with a water treatment plant 
adjacent to the south, and extensive wetlands screen the site from an adjacent 
residential use to the west. Commercial and office uses are located along Lithia 
Pinecrest Rd. further to the south, and a fence company on a parcel zoned 
Agricultural Rural, currently operates across the road to the east. The proposed 
outdoor expansion is located to the east, along the roadway, away from 
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residential lots west and NW of the site. Therefore, staff finds that the proposed 
storage expansion of the existing self-storage facility would not pose a 
combability concern. The area of the expansion today is approved for 11,000 sq 
ft of commercial uses along Lithia Pinecrest Rd. The applicant is proposing to 
condition this site with similar conditions approved by the other application 
recently approved by the BOCC.  

As part of this request, the applicant has submitted an LDC Sec. 6.04.02 
administrative variance request to waive the substandard roadway 
improvements. The variance request is to the requirement to improve Lithia 
Springs Rd., between Lithia Pinecrest Rd. and the project access, to current 
County standards for a Type TS-7 Typical Section as found within the 
Hillsborough County Transportation Technical Manual (TTM). On August 4, 
2022, the County Engineer found the variance approvable. If the rezoning is 
approved, the County Engineer will approve the Administrative Variance. No 
other transportation related requests have been filed. Other reviewing agencies 
did not object to this request. Therefore, based on the above considerations, 
Staff recommends approval of the request, with conditions.  

5.2 Recommendation  

Approvable, Subject to Conditions.  

Zoning conditions were presented to the Zoning Hearing Master at the hearing 
and are hereby incorporated into the Zoning Hearing Master’s 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. 
 
Mr. William Molloy 324 South Boulevard Tampa testified on behalf of the 
applicant.  He stated that the project was brought to the Board last year and the 
applicant did not prevail.  A similar project was approved the following month and 
was approved.  The applicant has modeled the subject project after the 
previously approved development.   

Ms. Isabelle Albert 1000 North Ashley Drive testified on behalf of the applicant 
regarding land planning issues.  Ms. Albert showed a copy of the site plan and 
stated that the property is located at the southwest corner of Lithia Pinecrest and 
Lithia Springs.  The property is zoned Planned Development and approved for 
three different options which range from mini-storage and commercial uses to 
single-family and commercial uses.  The property is developed with a 99,000 
square foot mini-warehouse facility.  To the south is an 85 acre Lithia water 
treatment facility and further to the south is the Fishhawk commercial and retail 
area.  Ms. Albert testified that across the street is a fence company with open 
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storage and to the north is a Planned Development that is approved for a day 
care and also there is scattered single-family development.  She stated that the 
area on the site plan subject to the modification is the original area for 11,000 
square feet of retail, Commercial Neighborhood land uses.  The only access to 
the retail area is through the mini-warehouse that is fenced in.  The applicant 
would like to expand the boat and RV storage area to this site.  Also requested is 
the storage of moving trucks which would usually be permitted by the Code.  Ms. 
Albert showed a graphic of the proposed RV and boat storage area which will be 
covered and have an 8-foot fence wall and landscaping.  The landscaping would 
be per the scenic corridor along Lithia Pinecrest and Type B screening along 
Lithia Springs Road.  Solar panels will be installed on some of the existing 
structures.   

Hearing Master Finch asked Ms. Albert if the current approval allows some RV 
and boat storage.  Ms. Albert replied yes and stated that the Land Development 
Code permits a percentage of boats and RV’s to be stored internal to the 
development.  The maximum percentage is 20%.  The applicant is requesting up 
to 50% and not located internal to the site.   

Ms. Albert continued her presentation by stating that the RV and boat storage is 
accessory to the mini-warehouse.  The storage is not defined as open storage.  
The Planning Commission staff report states that it is an open storage use but it 
is not.  The RV and boat storage is not a stand-alone use but instead accessory 
to the mini-storage.  She testified that the Development Services Department 
found the modification consistent with the Land Development Code.  The 
Planning Commission found it inconsistent with the Comprehensive Plan.  Ms. 
Albert showed photos of the site and the existing boats being stored on-site.  She 
also showed a photo of the open storage across the street.  Ms. Albert testified 
that the expansion of the RV and boat storage use represents a decrease in the 
amount of traffic as compared to the permitted 11,000 square feet of commercial 
land uses.  She concluded her presentation by stating that the County Engineer 
reviewed the administrative variance and found it approvable.   

Hearing Master Finch asked Ms. Albert about the proposed solar panels.  Ms. 
Albert replied that they will be installed on existing structures.   

Hearing Master Finch asked Ms. Albert how many spaces are currently utilized 
for the storage of RV’s and boats and what would be the total under the 
proposed modification.  Ms. Albert replied that the current storage is close to the 
maximum of 20% of the warehouse square footage therefore the proposed would 
be close to doubling the number of spaces.  Hearing Master Finch asked Ms. 
Albert to confirm that the storage would be capped at 50%.  Ms. Albert replied 
yes.   

Mr. Israel Monsanto of the Development Services Department, testified regarding 
the County staff report.  Mr. Monsanto described the existing entitlements of the 
PD and stated that the Land Development Code states that the storage area 
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shall not exceed 20 percent of the enclosed portion of the mini-warehouse 
facility.  The mini-warehouse is 99,000 square feet therefore the storage area is 
limited to 19,800 square feet of outdoor area for the storage of RV’s and boats.  
The proposed storage area is vacant and approved for 11,000 square feet of CN 
land uses.  A new Option 4 is proposed to increase the storage area for RV’s and 
boats and add up to four moving trucks.  This use would replace the 11,000 
square feet of CN uses.  The applicant is requesting a waiver to increase the 
percentage over 20 percent.   A second waiver is requested to eliminate the 
requirement that the storage area be internal to the project and enclosed by 
buildings from view.  Mr. Monsanto stated that the Planning Commission did not 
find the modification consistent with the Comprehensive Plan as the request is 
not consistent with the RES-2 land use category which does not allow open 
storage.  He detailed the prior request and stated that staff did not support it due 
to compatibility concerns.  The request was denied by the Board.  Mr. Monsanto 
testified that Development Services is supporting the current modification as it is 
similar to another rezoning that was recently approved by the Board.  He 
concluded his presentation by describing the proposed solar panels and the 8-
foot high fence along with a greater number of trees than otherwise required will 
be installed by the developer.  He also mentioned the PD Variation for maximum 
fence height and stated that it required a finding by the Hearing Master.  

Ms. Andrea Papandrew of the Planning Commission testified regarding the 
Planning Commission staff report.  Ms. Papandrew stated that the property is 
designated Residential-2 by the Future Land Use Map and is located within the 
Urban Service Area and the SouthShore Areawide Systems Community Plan. 
She stated that the site does not meet commercial locational criteria and that 
staff does not support the requested waiver.  She added that the request for 
outdoor storage is not permitted in the Residential-2 Future Land Use category.  
It is not compatible with the surrounding area.  Further, the accessory storage to 
a mini-warehouse use does not meet the definition of accessory storage per the 
Land Development Code.  Ms. Papandrew testified that the request does not 
meet the intent of Objective 16 regarding neighborhood protection and the 
increase in outdoor storage is not consistent with the development pattern.  She 
noted the previously applied for Personal Appearance application for 32,000 
square feet of outdoor storage which was not supported.  She testified that the 
current request would set a dangerous standard to allow Commercial Intensive 
development in the Residential land use category.  She concluded her 
presentation by stating that the modification is inconsistent with the 
Comprehensive Plan. 

Hearing Master Finch asked Ms. Papandrew if a waiver of commercial locational 
criteria was required for the existing mini-warehouse facility.  Ms. Papandrew 
replied that she did not have that information.   

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

County staff did not have additional comments.  

Mr. Molloy testified during the rebuttal period that the mini-warehouse is an 
existing facility.  He stated that the outdoor storage of RV’s and boats is a CG 
use and is not open storage which is a CI use.  He added that there is no 
opposition to the modification.  There is no line of sight that were compromised 
from the road from outside of the project.  The project is totally screened from 
view.   

Hearing Master Finch then concluded the hearing. 
 

EVIDENCE SUBMITTED 
  
Mr. Grady submitted a revised Planning Commission staff report into the record. 
Ms. Albert submitted letters of support for the modification and a copy of the 
PowerPoint presentation into the record.  
 

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

FINDINGS OF FACT 
 

1. The subject site is 14.72 acres in size and is zoned Planned Development 
(16-0913).  The property is designated Residential-2 (RES-2) by the 
Comprehensive Plan and located in the Urban Service Area and the 
SouthShore Areawide Systems Area. 

 
2. The Planned Development (PD) is approved for three development 

options.  These are as follows: 
 
Option 1: Up to 99,000 square feet of self-storage mini-warehouse 
including accessory RV/Boat storage, an accessory office and manager’s 
residence and a maximum of 11,000 square feet of office and restricted 
Neighborhood Commercial land uses. 
 
Option 2: 18 single-family attached units and/or a maximum of 60,000 
square feet of BPO (non-medical) uses Or 18 single-family attached units 
and 37,910 square feet of BPO and 11,000 square feet of restricted 
Neighborhood Commercial land uses.   
 
Option 3: 30 single-family detached units. 
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3. The Major Modification request proposes to add a fourth development 
option as follows: 
 
Option 4: A maximum of 99,000 square feet of self-storage mini-
warehouse including accessory RV/Boat storage, an accessory office and 
manager’s residence and up to four moving trucks. 
 

4. The property is currently developed with a 99,000 square foot mini-
warehouse facility with 19,800 square feet of outdoor area devoted to the 
storage of RV’s and boats. 
 

5. It is noted that a previous Personal Appearance application for the subject 
property to expand the outside storage of RV’s and boats over the 
maximum 20 percent was denied by the Board of County Commissioners 
in December of 2021. The application was not supported by the 
Development Services Department due to concerns that the Land 
Development Code maximum of 20% ensures that the storage use remain 
accessory to the principal use of the mini-warehouse.  The Planning 
Commission also did not support the request on the basis that the RES-2 
Future Land Use category does not permit open storage.   
 

6. A Planned Development variation is requested to increase the maximum 
fence height in the front yard from four (4) feet to eight (8) feet. 
 
The variation meets Land Development Code Section (LDC) 5.03.06.C (b) 
as it meets the intent of the Land Development Code screening standard 
regarding accessory RV/Boat accessory storage being internal to the mini-
warehouse facility and not visible from the street.  The variation is 
therefore in harmony with the LDC requirement. 
 

7. Two waivers are requested as a part of the Major Modification application.  
The first waiver pertains to the LDC requirement that the designated 
outdoor storage area shall not exceed 20 percent of the developed square 
footage of the enclosed portions of the mini-warehouse facility.  The 
applicant proposes to increase the maximum percentage to 50 percent.  
The second waiver addresses the LDC standard that the outdoor storage 
be internal to the project and screened by buildings such that no part of 
the RV/Boat storage area is visible from off-site. 

 
The increase in the percentage of RV and boat storage is justified by the 
currently permitted use of the subject property for 11,000 square feet of 
office and restricted Neighborhood Commercial land uses.  The impacts to 
the surrounding area are lessened by the change in use of the site for 
storage rather than office or commercial.  Further, the 99,000 square foot 
mini-warehouse facility is existing and currently permits the storage of 
RV’s and boats.  The waiver for the required screening is mitigated by the 
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proposed cover of the RV and boat storage spaces and the increase in 
fence height as well as the applicant’s commitment to an increased buffer 
along Lithia Pinecrest Road and the maintenance of the existing 
vegetation.  The proposed moving trucks are conditioned to be stored 
internal to the site.  
 

8. The Planning Commission staff found that the site does not meet 
commercial locational criteria and staff does not support the requested 
waiver.  Staff testified that outdoor storage is not permitted in the 
Residential-2 Future Land Use category and that the use is not compatible 
with the surrounding area.  Further, staff testified that the accessory 
storage to a mini-warehouse use does not meet the definition of accessory 
storage per the Land Development Code.  The Planning Commission staff 
testified that the current request would set a dangerous standard to allow 
Commercial Intensive development in the Residential land use category.  
The Planning Commission staff found the modification inconsistent with 
the Comprehensive Plan.  
 

9. The surrounding land area includes a parcel zoned PD and permitted to 
develop a pre-school/day care center to the north, a parcel zoned AR to 
the south which is developed with a water treatment plant to the south, a 
parcel zoned AR and developed with a fence company to the east and a 
parcel zoned AR with residential and agricultural uses to the west.   
 

10. The applicant’s land use planner testified that the change in land use from 
the permitted 11,000 square feet of BPO uses and limited CN uses will 
result in a reduction in the amount of vehicular traffic generated by the 
project.   

 
11. Letters of support for the proposed modification were filed into the record.   

 
12. No testimony in opposition was presented at the Zoning Hearing Master 

hearing. 
 

13. A rezoning on another parcel which requested to increase the amount of 
RV and boat storage accessory to a mini-warehouse facility was approved 
by the Board of County Commissioners in February of 2022.  The change 
in the recommendation for approval by the Development Services 
Department is based on this approval as they deemed it similar in nature 
to the subject Major Modification application.   
 

14. Land Development Code Section 6.11.60. E clearly permits the outdoor 
storage of RV’s and boats and the leasing of moving trucks accessory to a 
mini-warehouse facility.  Section 6.11.60.E.3 states that the designated 
outdoor storage area for RV’s and boats shall not exceed 20 percent of 
the enclosed mini-warehouse facility.  Therefore, the request for RV and 
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boat storage accessory to a mini-warehouse facility is permitted by the 
Land Development Code.  The term Outdoor Storage is not the same as 
the term Open Storage which defined by the Land Development Code to 
be is a wide ranging term that includes materials, supplies, equipment, 
truck trailers and metal containers.   
 

15. The Land Development Code provision which limits the percentage of 
enclosed mini-warehouse square footage for the accessory storage of 
RV’s and boats serves to ensure that the storage use will not become the 
primary use of a parcel.  The increase in the amount of that percentage 
over 20 percent but less than 51 percent continues to ensure that it is not 
the primary land use.  
 

16. The proposed modification to increase the percentage of the accessory 
storage of RV’s and boats is consistent with the existing use of the 
property.  The applicant’s proposed increase in fence height and proposed 
buffering and landscaping plan serve to meet the intent of the LDC 
requirement for the use to be screened from view from adjacent parcels.  
The modification is consistent with the Comprehensive Plan and Land 
Development Code. 

 
FINDINGS OF COMPLIANCE/NON-COMPLIANCE WITH THE 

HILLSBOROUGH COUNTY COMPREHENSIVE PLAN 
 
The Major Modification 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 Major Modification to the Planned 
Development zoning is in conformance with the applicable requirements of the 
Land Development Code and with applicable zoning and established principles of 
zoning law. 
 

SUMMARY 
 

Planned Development 16-0913 is approved for three development options which 
are described in the Findings of Fact.  The property is designated RES-2 by the 
Comprehensive Plan.  The property is developed with a 99,000 square foot mini-
warehouse facility and includes the accessory storage of RV’s and boats.  
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The Major Modification request proposes to The Major Modification request 
proposes to add a fourth development option as follows: 
Option 4: A maximum of 99,000 square feet of self-storage mini-warehouse 
including accessory RV/Boat storage, an accessory office and manager’s 
residence and up to four moving trucks. 
It is noted that a previous Personal Appearance application for the subject 
property to expand the outside storage of RV’s and boats over the maximum 20 
percent was denied by the Board of County Commissioners in December of 
2021. The application was not supported by the Development Services 
Department due to concerns that the Land Development Code maximum of 20% 
ensures that the storage use remain accessory to the principal use of the mini-
warehouse.  The Planning Commission also did not support the request on the 
basis that the RES-2 Future Land Use category does not permit open storage.   
 
A Planned Development variation is requested to increase the maximum fence 
height in the front yard from four (4) feet to eight (8) feet.  The variation meets 
Land Development Code Section (LDC) 5.03.06.C (b) as it meets the intent of 
the Land Development Code screening standard regarding accessory RV/Boat 
accessory storage being internal to the mini-warehouse facility and not visible 
from the street.  The variation is therefore in harmony with the LDC requirement. 

 
Two waivers are requested as a part of the Major Modification application.  The 
first waiver pertains to the LDC requirement that the designated outdoor storage 
area shall not exceed 20 percent of the developed square footage for the 
enclosed portions of the mini-warehouse facility.  The applicant proposes to 
increase the maximum percentage to 50 percent.  The second waiver addresses 
the LDC standard that the outdoor storage be internal to the project and 
screened by buildings such that no part of the RV/Boat storage area is visible 
from off-site.  The increase in the percentage of RV and boat storage is justified 
by the currently permitted use of the subject property for 11,000 square feet of 
office and restricted Neighborhood Commercial land uses.  The 99,000 square 
foot mini-warehouse facility is existing and currently permits the storage of RV’s 
and boats.  The waiver for the required screening is mitigated by the proposed 
cover of the RV and boat storage spaces and the increase in fence height as well 
as the applicant’s commitment to an increased buffer along Lithia Pinecrest Road 
and the maintenance of the existing vegetation.  The proposed moving trucks are 
conditioned to be stored internal to the site.  
 
The Planning Commission staff found that the site does not meet commercial 
locational criteria and that staff does not support the requested waiver.  Staff 
testified that outdoor storage is not permitted in the Residential-2 Future Land 
Use category and that the use is not compatible with the surrounding area.  
Further, staff testified that the accessory storage to a mini-warehouse use does 
not meet the definition of accessory storage per the Land Development Code.  
The Planning Commission staff testified that the current request would set a 
dangerous standard to allow Commercial Intensive development in the 
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Residential land use category.  The Planning Commission staff found that the 
modification is inconsistent with the Comprehensive Plan.  
 
A rezoning on another parcel which requested to increase the amount of RV and 
boat storage accessory to a mini-warehouse facility was approved by the Board 
of County Commissioners in February of 2022.  The change in the 
recommendation for approval by the Development Services Department is based 
on this approval as they deemed it similar in nature to the subject Major 
Modification application.   
 
Land Development Code Section 6.11.60. E clearly permits the outdoor storage 
of RV’s and boats and the leasing of moving trucks accessory to a mini-
warehouse facility.  Section 6.11.60.E.3 states that the designated outdoor 
storage area for RV’s and boats shall not exceed 20 percent of the enclosed 
mini-warehouse facility.  Therefore, the request for the outdoor storage of RV and 
boat storage accessory to a mini-warehouse facility is permitted by the Land 
Development Code.  The term Outdoor Storage is not the same as the term 
Open Storage which is a wide ranging term that includes materials, supplies, 
equipment, truck trailers and metal containers.   
 
The Land Development Code provision which limits the percentage of enclosed 
mini-warehouse square footage for the accessory storage of RV’s and boats 
serves to ensure that the storage use will not become the primary use of a 
parcel.  The increase in the amount of that percentage over 20 percent but less 
than 51 percent continues to ensure that it is not the primary land use.  
 
The proposed modification to increase the percentage of the accessory storage 
of RV’s and boats is consistent with the existing use of the property.  The 
applicant’s proposed increase in fence height and proposed buffering and 
landscaping plan serve to meet the intent of the LDC requirement for the use to 
be screened from view from adjacent parcels.  The modification is consistent with 
the Comprehensive Plan and Land Development Code. 
 

RECOMMENDATION 
 
Based on the foregoing, this recommendation is for APPROVAL of the Major 
Modification to Planned Development 16-0913 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 Officer 
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1      application is being continued by the applicant to

2      the August 15, 2022, Zoning Hearing Master Hearing.

3            Item A-27, Major Mod Application 22-0860.
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6      Hearing Master Hearing.

7            Item A-28, Major Mod Application 22-0863.
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9      August 15, 2022, Zoning Hearing Master Hearing.

10            Item A-29, Rezoning 22-0864.  This
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13      Hearing Master Hearing.

14            Item A-30, Rezoning-PD 22-0865.  This
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24            Item A-33, Rezoning-Standard 22-0926.  This
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Context 
 
 The approximately 15.04 +/- acre subject property is south of Lithia Springs Road and west 

of Lithia Pinecrest Road. The site is in the Urban Service Area and is within the limits of the 
SouthShore Areawide Systems Community Plan. 
 

 The subject property is located within the Residential-2 (RES-2) Future Land Use 
classification. Typical allowable uses in this Future Land Use category include residential, 
suburban scale neighborhood commercial, office uses, and multi-purpose projects. Non-
residential uses are required to meet locational criteria for the specific land use proposed. 
Agricultural uses may be permitted pursuant to policies in the agricultural objective areas of 
the Future Land Use Element.  
 

 Residential-2 (RES-2) surrounds the site on the south, north, and west. To the east are the 
Agricultural Rural (A/R) and the Natural Preservation (N) Future Land Use categories. 

 
 The subject property is zoned Planned Development (PD). The properties immediately to the 

north and east are zoned PD and are developed with single family residential and public 
institutional. To the south is Agricultural Rural (AR) zoning with a pump station. To the west is 
AR zoning with agricultural land. In addition, to the east is AR zoning with properties listed as 
vacant land by the Hillsborough County Property Appraiser.  

 
 The applicant is requesting a Major Modification (MM) to a Planned Development (PD) for 

99,000 square feet of mini-warehouse and to expand the accessory boat and RV parking and 
allow the storage of moving trucks. 

 
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.   
 
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. 
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Neighborhood/Community Development  
 
Objective 16: Neighborhood Protection: The neighborhood is the functional unit of community 
development. There is a need to protect existing, neighborhoods and communities and those that 
will emerge in the future. To preserve, protect, and enhance neighborhoods and communities, all 
new development must conform to the following policies. 
 
Policy 16.1: Established and planned neighborhoods and communities shall be protected by 
restricting incompatible land uses through mechanisms such as: 
 a) locational criteria for the placement of non-residential uses as identified in this Plan,  

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

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

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

 
Policy 16.5:  Development of higher intensity non-residential land uses that are adjacent to 
established neighborhoods shall be restricted to collectors and arterials and to locations external 
to established and developing neighborhoods.   
 
Policy 17.7:   
New development and redevelopment must mitigate the adverse noise, visual, odor and vibration 
impacts created by that development upon all adjacent land uses. 
 
Commercial-Locational Criteria  
 
Objective 22:  To avoid strip commercial development, locational criteria for neighborhood 
serving commercial uses shall be implemented to scale new commercial development consistent 
with the character of the areas and to the availability of public facilities and the market. 
 
Policy 22.1:  The locational criteria for neighborhood serving non-residential uses in specified 
land uses categories will:  

- provide a means of ensuring appropriate neighborhood serving commercial development 
without requiring that all neighborhood commercial sites be designated on the Future Land 
Use Map; 

- establish a maximum square footage for each proposed neighborhood serving commercial 
intersection node to ensure that the scale of neighborhood serving commercial 
development defined as convenience, neighborhood, and general types of commercial 
uses, is generally consistent with surrounding residential character; and 

- establish maximum frontages for neighborhood serving commercial uses at intersections 
ensuring that adequate access exists or can be provided. 
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Policy 22.2: The maximum amount of neighborhood-serving commercial uses permitted in an 
area shall be consistent with the locational criteria outlined in the table and diagram below. The 
table identifies the intersection nodes that may be considered for non-residential uses. The 
locational criteria is based on the land use category of the property and the classification of the 
intersection of roadways as shown on the adopted Highway Cost Affordable Long Range 
Transportation Plan. The maximums stated in the table/diagram may not always be achieved, 
subject to FAR limitations and short range roadway improvements as well as other factors such 
as land use compatibility and environmental features of the site. In the review of development 
applications consideration shall also be given to the present and short-range configuration of the 
roadways involved. The five year transportation Capital Improvement Program, MPO 
Transportation Improvement Program or Long Range Transportation Needs Plan shall be used 
as a guide to phase the development to coincide with the ultimate roadway size as shown on the 
adopted Long Range Transportation Plan.  
 
Policy 22.7:  Neighborhood commercial activities that serve the daily needs of residents in areas 
designated for residential development in the Future Land Use Element shall be considered 
provided that these activities are compatible with surrounding existing and planned residential 
development and are developed in accordance with applicable development regulations, 
including phasing to coincide with long range transportation improvements.  
 
The locational criteria outlined in Policy 22.2 are not the only factors to be considered for approval 
of a neighborhood commercial or office use in a proposed activity center. Considerations involving 
land use compatibility, adequacy and availability of public services, environmental impacts, 
adopted service levels of effected roadways and other policies of the Comprehensive Plan and 
zoning regulations would carry more weight than the locational criteria in the approval of the 
potential neighborhood commercial use in an activity center.  The locational criteria would only 
designate locations that could be considered, and they in no way guarantee the approval of a 
particular neighborhood commercial or office use in a possible activity center. 
 
Community Design Component 
 
4.0 COMMUNITY LEVEL DESIGN 
4.3 COMMERCIAL CHARACTER 
 
GOAL 9:  Evaluate the creation of commercial design standards in a scale and design that 
complements the character of the community. 
 
Policy 9-1.2: Avoid "strip" development patterns for commercial uses. 
 
Policy 9-1.3: New commercial zoning is encouraged to locate at activity centers and commercial 
redevelopment areas. 
 
5.0 NEIGHBORHOOD LEVEL DESIGN  
5.1 COMPATIBILITY 
 
OBJECTIVE 12-1: New developments should recognize the existing community and be designed 
in a way that is compatible with the established character of the surrounding neighborhood.   
 
Policy 12-1.4: Compatibility may be achieved through the utilization of site design techniques 
including but not limited to transitions in uses, buffering, setbacks, open space and graduated 
height restrictions, to affect elements such as  height, scale, mass and bulk of structures, 
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pedestrian or vehicular traffic, circulation, access and parking impacts, landscaping, lighting, 
noise, odor and architecture. 
 
7.0  SITE DESIGN 
7.1  DEVELOPMENT PATTERN 
 
GOAL 17:  Develop commercial areas in a manner which enhances the County's character and 
ambiance. 
 
Appendix A: Residential-2 (RES-2) | Suburban scale neighborhood commercial, office or multi-
purpose projects limited to 110,000 sq. ft. or .25 FAR, whichever is less intense. Actual square 
footage limit is dependent on classification of roadway intersection where project is located.  
 
LIVABLE COMMUNITIES ELEMENT:  SOUTHSHORE AREAWIDE SYSTEMS  PLAN 
 
Economic Development Objective  
 
The SouthShore community encourages activities that benefits residents, employers,  
employees, entrepreneurs, and businesses that will enhance economic prosperity and  
improve quality of life.  
 
The community desires to pursue economic development activities in the following  
areas:  
 
1. Land Use/ Transportation  

a. Analyze, identify and market lands that are available for economic development, 
including: residential, commercial, office, industrial, agricultural (i.e., lands that already 
have development orders or lands that are not developable.)  
b. Recognize preferred development patterns as described in individual community plans, 
and implement the communities’ desires to the greatest extent possible (including 
codification into the land development code). I.e., activity center, compatibility, design and 
form, pedestrian and bicycle/trail connectivity.  
c. Utilize the Hillsborough County Competitive Sites Program to identify potential 
competitive sites (e.g. SouthShore Park DRI).  
d. Analyze potential new economic sites,(e.g. Port Redwing) based on development  
e. Support the potential Ferry Study and auxiliary services around Port Redwing  
f. Utilize Hillsborough County Post Disaster Redevelopment Plan 

 
Staff Analysis of Goals, Objectives, and Policies: 
The approximately 15.04 +/- acre subject property is south of Lithia Springs Road and west 
of Lithia Pinecrest Road. The site is in the Urban Service Area and is within the limits of 
the SouthShore Areawide Systems Community Plan. The applicant is requesting a Major 
Modification (MM) to a Planned Development (PD 16-0913) for 99,000 square feet of mini-
warehouse and to expand the accessory boat and RV parking and allow the storage of 
moving trucks. The PD is already approved for 3 options, one which allows up to 99,000 
sq. ft. of self-storage mini-warehouse and 11,000 sq. ft. of limited neighborhood 
commercial uses. Other approved options are for all single-family residential development, 
or a mix of townhomes with Business Professional Office (BPO) uses and limited 
Commercial Neighborhood uses (CN) uses. The site has been developed with 99,000 sq. 
ft. of mini-storage. The applicant is requesting a fourth option to allow for the expansion 
of the already approved boat/RV parking area to 50 percent and permit the outdoor storage 



PD 22-0863 6 
 

of moving trucks. The storage and parking areas would be located in the previously 
approved area for 11,000 SF of limited neighborhood commercial uses. The total non-
residential square footage on site would decrease from 110,000 to 99,000 square feet. The 
request is also to permit outdoor storage in areas that are not internal to the project.  
 
The subject property does not meet Commercial-Locational Criteria (CLC), as outlined 
under Objective 22 in the Future Land Use Element (FLUE). The subject property is located 
at the southwestern corner of Lithia Springs Road and Lithia Pinecrest Road. Commercial-
Locational Criteria is based on the Future Land Use category of the property and the 
classification of the intersection of roadways as shown on the adopted 2040 Highway Cost 
Affordable Long-Range Transportation Plan. Roadways listed in the table as 2 or 4 lane 
roadways must be shown on the Highway Cost Affordable Long-Range Transportation 
Plan (FLUE Policy 22.2). The nearest qualifying intersection is Lithia Pinecrest Road and 
Fishhawk Boulevard, but 75% of the subject property is not located within 660 feet of the 
intersection. Consequently, the site does not Commercial-Locational Criteria and a waiver 
request was required. 
 
A waiver request has been submitted for review. The applicant states the request is to 
expand the approved boat / RV parking in the portion of the site currently approved for 
11,000 sq. ft. of limited neighborhood commercial uses, resulting in a decrease in the 
amount of approved square footage. In addition, the waiver states Commercial-Locational 
Criteria is implemented to address the scale and compatibility of new neighborhood 
serving commercial uses with the surrounding development based on distances from 
identified intersections. The applicant asserts in the waiver that the Lithia Pinecrest Road 
and Lithia Springs Road is not a regulated intersection. The applicant states that a waiver 
is requested due to the current approved uses, reduction is commercial square footage, 
no perceived compatibility concerns given the surrounding development, the site’s 
location in the Urban Service Area, adequate roadway, and public facilities, and is intended 
to serve the immediate residential neighborhood. 
 
Per Objective 8, Future Land Use categories outline the maximum level of intensity or 
density and range of permitted land uses allowed in each category. Appendix A contains 
a description of the character and intent permitted in each of the Future Land Use 
categories. The site is within the Residential-2 (RES-2) Future Land Use category. RES-2 
surrounds the site on the south, north, and west. To the east are the Agricultural Rural 
(A/R) and the Natural Preservation (N) future land use categories. The intent of the RES-2 
Future Land use category states the following: “suburban level neighborhood commercial, 
office and multi-purpose projects serving the non-urban areas may be permitted, subject 
to the Goals, Objectives, and Policies of the Land Use Element and applicable development 
regulations and conforming to established locational criteria for such land use.” As the 
language above states, only neighborhood commercial uses are allowed in the RES-2 
Future Land Use category. The definition for neighborhood commercial uses states 
“Intensive commercial uses (uses allowed within the Commercial Intensive zoning district) 
shall not be considered neighborhood serving”. The applicant is asking to waive the Land 
Development Code requirement that outdoor storage shall not exceed 20% of the 
developed square footage of the enclosed mini-warehouse use. Outdoor storage is a 
Commercial Intensive (CI) use, that is not permitted in RES-2. Therefore, the requested 
modification is not consistent with development expected in the RES-2 Future Land Use 
category.   
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The proposed rezoning does not meet the intent of FLUE Policy 1.4 with respect to 
compatibility with the surrounding area. According to 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.” 
Outdoor storage is a Commercial Intensive (CI) use, and the applicant is proposing this 
use for the site, with adjacent residential uses to the north, and CI uses were not originally 
approved beyond an accessory use for the original PD. The applicant contends that this 
outdoor storage is accessory to the mini storage warehouse, a Commercial General (CG) 
use, however it does not meet the definition of accessory storage according to the Land 
Development Code and the applicant has thus requested two waivers. 
  
The subject site does not meet the intent of Objective 9 and Policy 9.1 and 9.2 which require 
all development to be compliant with local, state, and federal land development standards. 
The applicant contends that the outdoor storage component will be accessory to the mini 
storage warehouse use and the applicant is also asking for relief from two LDC 
requirements. The applicant is asking for a waiver to allow the total square footage of the 
designated outdoor storage to exceed 20% of the developed square footage for the 
enclosed portion of the mini warehouse storage facility. The applicant is also asking for a 
waiver to eliminate the requirement that the designated outdoor storage area be internal 
to the project and enclosed by buildings. While the mini-warehouse is considered a CG 
use, going over the 20% threshold limit for an accessory use makes the outdoor storage 
(utilized for RV/boat parking and storage of moving trucks) a secondary use of Commercial 
Intensive (CI). Per the Future Land Use Element, CI uses are not allowed in Residential plan 
categories. Development Services Staff do not find the waivers supportable and as such 
the application does not meet the intent of Policy 9.2. At the time of filing this report, no 
comments were received from County Transportation staff. The proposed development is 
inconsistent with Objective 9 and its policies. 
 
The proposal does not meet the intent of the Neighborhood Protection Policies (FLUE 
Objective 16 and FLUE Policies 16.1, 16.2, and 16.3.  FLUE Policy 16.1 requires 
development in residential areas be limited to neighborhood scale and outdoor storage is 
a Commercial Intensive use that is noted for its intensity in scale. The increase in the 
outdoor storage to the south also encroaches on a development pattern that is 
predominately residential, agricultural, and public institutional. The request also does not 
meet the FLUE Policy 16.2 requirement for a gradual transition in uses between unlike land 
uses and the integration of surrounding land uses in FLUE Policy 16.3. FLUE Policy 17.7 
also requires the mitigation of adverse effects of development on surrounding properties 
and the applicant is requesting waivers to two measures that contribute to the mitigation 
and undermine the intent of neighborhood protection policies. To address compatibility 
concerns, the applicant is proposing a variation to allow a fence height of 8-feet, the 
maximum height is 6-feet per the Land Development Code. The applicant is proposing to 
cover the boat/vehicle parking fronting Lithia Pinecrest Road, that is taller than 8 feet and 
a 8-foot fence to help screen the boat and RV parking area. In addition, the applicant is 
proposing solar panels to be installed on the existing structures. The applicant is also 
proposing a condition in which the boat/RV parking is not permitted without the mini-
warehouse use. The applicant is also proposing a 20 foot buffer along Lithia Pinecrest 
Road. The site is also located on a scenic corridor, which requires additional screening 
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along Lithia Pinecrest Road. Despite these measures, the proposal to waive the 20% 
threshold, would allow for Commercial Intensive uses, which undermines the Future Land 
Use Element as they are not allowed in the Residential-2 land use category.  
 
A recent PRS application (21-0840) was submitted for this site asking for a fourth option 
of an increase in outdoor storage to 32,000 square feet and the placement of a 13-foot wall. 
This request was also for a waiver to the Land Development Code Section 6.11.60.E.3 to 
allow more than 20 percent of the developed square footage for the enclosed portions of 
the mini-warehouse facility. Planning Commission staff found this request inconsistent 
with the Comprehensive Plan based on compatibility issues and being inconsistent with 
the Residential-2 (RES-2) Future Land Use Category. This proposed development, 22-0863, 
is asking for the same fourth option of an increase in outdoor storage (boat/RV parking 
area and storage of moving trucks), which is a CI use, to 50% which is higher intensity 
than the previous PRS application, which was found inconsistent with the Comprehensive 
Plan. 
 
FLUE Policy 22.7 notes that CLC is not the only factor to take into consideration when 
granting approval for an application. Although the applicant claims the outdoor storage 
component of the development should be considered accessory to the mini storage 
warehouse use, it is above the 20 percent threshold for an accessory outdoor storage use. 
The impact of such a use is beyond the realized intensity of the site notwithstanding the 
interpretation of its accessory nature. The use must be compatible with the surrounding 
existing residential, agricultural, and public institutional development and placing a 
Commercial Intensive use such as outdoor storage in a residential plan category that does 
not allow Commercial Intensive uses undermines the intent of the Commercial Locational 
Criteria requirements in the Comprehensive Plan.  
 
Objective 12-1 of the Community Design Component (CDC) requires new development to 
complement the surrounding land uses and be designed in a way that is compatible. The 
proposed Planned Development is in the SouthShore Areawide Systems Community Plan. 
The Plan does not have any goals that relate directly to this site. However, it does contain 
language on implementing the communities’ desires, including codification into the land 
development code, to the greatest extent possible, (i.e., activity center, compatibility, 
design and form, pedestrian and bicycle/trail connectivity). The proposal would permit 
Commercial Intensive development to encroach into a Residential Future Land Use 
category and is not consistent with the CDC in the Future Land Use Element.  
 
The site is located within the Wellhead Protection Zone 2 and the eastern portion of the 
site is within a wellhead. There are wetlands present on the property. The Environmental 
Protection Commission (EPC) Wetlands Division has reviewed the proposed rezoning. The 
EPC has determined that a resubmittal is not necessary for the site plan’s current 
configuration. If the zoning proposal changes and/or the site plans are altered, EPC staff 
will need to review the zoning again. 
 
Overall, the proposed rezoning would allow for development that is not consistent with the 
Goals, Objectives, and Policies of the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, and undermines the uses allowed in Residential 
Future land Use categories. 
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Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed Planned 
Development INCONSISTENT with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County. 
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COMMENTS



AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 8/04/2022 
 

REVIEWER: Richard Perez, AICP AGENCY/DEPT: Transportation 

PLANNING AREA/SECTOR:  BYT/ Central PETITION NO:  MM 22-0863 
 

 

  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 
Revised Conditions: 
 
12.  As Lithia Springs Rd. may be a substandard roadway, the Developer will be required to work with 
Hillsborough County Public Works to determine the improvements that may be required prior to or 
concurrent with plat/site/construction plan approval. 
 
14.  Unless otherwise approved by Hillsborough County, the Developer shall construct five (5) foot 
wide sidewalks within the right-of-way along all roadways adjacent to the property boundaries. 
 
[Roadway improvements and sidewalk have been constructed.] 
 
New Conditions: 
 

 If MM 22-0863 is approved, the County Engineer will approve a Section 6.04.02. Administrative 
Variance (dated August 1, 2022) which was found approvable by the County Engineer (on August 
4, 2022). Approval of this Administrative Variance will waive the Lithia Springs Rd. substandard 
road improvements required by Section 6.04.03.L. of the LDC. 

 
PROJECT SUMMARY AND ANALYSIS 
The applicant is seeking to modify the existing Planned Development PD 16-0913 to add a fourth 
development option to allow for 41,500 gross floor area of recreational vehicle and boat storage.  
 
The existing PD zoning permits development of three development options consisting of the following: 
 Option 1: 99,000 sf of mini-warehouse uses and 11,000 sf of selected neighborhood commercial uses; 
 Option 2:  18 single-family dwelling units, 37,910 sf of general office uses and 11,000 sf of selected 

neighborhood commercial uses; and, 
 Option 3: 30 single-family dwelling units. 

 
In 2020, the developer received site construction plan approval (PI# 3906) and constructed the mini-
warehouse uses in Option 1 but did not construct the 11,000 s.f. of selected neighborhood commercial uses.   
 
As provided for in the Development Review Procedures Manual (DRPM), the proposed development does 
not trigger the threshold whereby a transportation analysis is required to process this rezoning.  Staff has 



prepared a comparison of the potential trips generated by development permitted, based upon the Institute 
of Transportation Engineer’s Trip Generation Manual, 10th Edition, utilizing a generalized worst-case 
scenario.   
 
Existing Zoning (Development Option 1):  

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak        
Hour Trips 

AM PM 
PD 16-0913: 6,000 sf Copy, Print, and Express Ship Store (ITE 920) 450* 17 45 
PD 16-0913: 5,000 sf Small Office Building (ITE 712) 81 10 12 
PD 16-0913: 99,000 sf Mini-warehouse (ITE 151)  149 10 17 

Total Trips 680 37 74 
Note: * Estimated. ITE does not provide 24 Hour trip generation for the proposed use.  
 
Proposed Zoning (Development Option 4): 

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak         
Hour Trips 

AM PM 
PD: 41,500 sf RV/Boat Storage (ITE 151) 63 4 7 
PD: 99,000 sf Mini-warehouse (ITE 151) 149 10 17 

Total Trips 212 14 24 
 
Trip Generation Difference: 

Land Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak          
Hour Trips 

AM PM 
Difference (+/-) -468 -23 -50 

The proposed change will result in a decrease in the maximum trip generation potential of the subject 
property (-468 daily trips, -23 AM peak trips, and -50 PM peak trips). 
 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
The project is located at the southwest intersection of Lithia Pinecrest Rd. and Lithia Springs Rd.   
 
Lithia Pinecrest Rd. 
Lithia Pinecrest Rd. (between Bloomingdale Ave. and Boyette Rd.) is a 2-lane, undivided, arterial roadway 
characterized by +/- 12-foot travel lanes in good condition.  There are +/- 5-foot wide bicycle facilities (on 
paved shoulders) along both sides of Lithia Pinecrest Rd. in the vicinity of the proposed project.  There is 
a +/- 5-foot wide sidewalk along the west side of Lithia Pinecrest Rd. Along the project’s frontage, Lithia 
Pinecrest Rd. lies within a variable width right-of-way measuring between +/- 110 feet and +/- 125 feet in 
width. Along the project’s frontage Lithia Pinecrest Rd. is shown on the Hillsborough County Corridor 
Preservation Plan as a future 4-lane roadway.  There is sufficient existing right-of-way along the project’s 
frontage to accommodate future improvements to Lithia Pinecrest Rd. 
  
Lithia Springs Rd. 
Lithia Springs Rd. is a 2-lane, undivided, substandard collector roadway characterized by +/- 22 feet of 
pavement in good condition.  Along the proposed project’s frontage, Lithia Spr ings Rd. lies within a 
variable width right-of-way measuring between +/- 40 and +/- 70 feet in width.  The majority of the right-
of-way appears to be between +/- 40 feet and +/- 50 feet in width.  There is a 5-foot sidewalk along the 
project frontage on the south side of Lithia Springs Rd.  At the time of approval of PD 16-0913, the 
developer set aside a right of way preservation area of up to 28 feet along the entire parcel’s Lithia Springs 
Rd. frontage.   
 
Pursuant to the Hillsborough County Transportation Technical Manual, a rural collector roadway shall 
meet the typical section TS-7 standard.  TS-7 standard includes 12-foot-wide lanes, 8-foot shoulders with 



5 foot paved, and 5-foot wide sidewalks on both sides and swales within a minimum of 96 feet of right-of-
way.   
 
The applicant has submitted a Sec. 6.04.02 administrative variance request to waive the substandard 
roadway improvements.  The details of the request are discussed below in the section titled Administrative 
Variance Request. 
 
 
SITE ACCESS AND CONNECTIVITY 
PD 16-0913 was approved with a single access connection to Lithia Springs Rd. At the time of construction 
of the existing self-storage phase of the PD, the developer improved the substandard roadway section along 
the frontage on Lithia Springs Road to a hybrid urban/rural design as a result of an encroaching Tampa 
Bay Water easement constraining the ability to construct said roadway improvements to the typical 
standard.  The applicant is not proposing to change the existing site access connection.  
 
 
ADMINISTRATIVE VARIANCE REQUEST: LITHIA SPRINGS RD 
The applicant’s EOR submitted a Section 6.04.02.B. Administrative Variance request (dated August 1, 
2022) for relief from the Section 6.04.03.L requirement to improve Lithia Springs Rd., between Lithia 
Pinecrest Rd. and the project access, to current County standards for a Type TS-7 Typical Section as found 
within the Hillsborough County Transportation Technical Manual (TTM). On August 4, 2022, the County 
Engineer found the variance approvable  
 
If the rezoning is approved, the County Engineer will approve the Administrative Variance.  
 
 
ROADWAY LEVEL OF SERVICE  
Lithia Springs Road is not included in the Hillsborough County Level of Service Report. 
 

Generalized Level of Service 

ROADWAY FROM To LOS 
STANDARD PK HR 

Lithia Pinecrest Rd. Bloomingdale Rd. Boyette Rd. D F 

Source: 2020 Hillsborough County Level of Service (LOS) Report 
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 
 

August 1, 2022 
 
Mr. Michael J. Williams, P.E. Sent via: WilliamsM@HillsboroughCounty.ORG 
County Engineer 
Development Services Department 
Hillsborough County 
601 E Kennedy Boulevard 
Tampa, FL 33602  
 
RE:  MM 22-0863, Administrative Variance to Section 6.04.03.L, Existing Facilities for 
Lithia Springs Road, MM 22-0863, folio 87689-0000 
 
 
Dear Mr. Williams: 
 
This letter documents a request for Section 6.04.02.B Administrative Variance to Hillsborough 
County Land Development Code (LDC) Section 6.04.03.L (Existing Facilities) in association with 
expansion of existing boat and RV parking area associated with a mini-warehouse (MM 22-0863) 
(ATTACHMENT 1). 
 
The subject site is located at the southwest corner of Lithia Pinecrest Road and Lithia Springs 
Road with tax folio 87689.0000, in Lithia Florida, as shown below on the Location Map.  The 
project is zoned Planned Development (PRS 16-0913) and approved for 3 development options as 
listed in the attached conditions of approval and described on the next page. 
 

LOCATION MAP 
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 

 

Mr. Michael J. Williamson 
Hillsborough County Development Review Division 

August 1st, 2022 
Page 2 

 
 
   
DEVELOPMENT OPTIONS PER APPROVED PLANNED DEVELOPMENT: 
The PD is approved for 3 options, one of which is to allow 99,000 SF of Self-storage mini-
warehouse and a maximum 11,000 SF of limited neighborhood commercial uses. Other approved 
options are for all single-family residential development, or a mix of townhomes with business 
professional office (BPO) uses and limited neighborhood uses (CN) uses. 
 
MAJOR MODIFICATION REQUEST: 
The request is to allow a fourth option for the expansion of the boat/RV parking area to 50 percent 
and permit the storage of moving trucks in the area shown below 
.  

AREA OF MAJOR MODIFICATON 

 
 
 
 
APPROVED DESIGN EXCEPTION FOR LITHIA SPRINGS ROAD 
 
Approximately 2 years ago, the site was developed and obtained Certificate of Occupancy.  The 
request today is to keep Lithia Springs Road in the current configuration as shown on the next page 
which is excerpt from the approved constructions plans for A-A-A Storage FishHawk (PI#:3906) 
(ATTACHMENT 2). 
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 

 

Mr. Michael J. Williamson 
Hillsborough County Development Review Division 

August 1st, 2022 
Page 3 

EXCERPT FROM APPROVED CONSTRUCTION PLANS PI: 3906 

 

 

PREVIOUS IMPROVEMENTS; 

Per the 2016 re-zoning, the previous improvements were mandated as found in PD 16-0913 
(ATTACHMENT 3): 

For development occurring under Options 1, 2 or 3, the developer shall construct a 
westbound to southbound left turn lane on Lithia Springs Rd. into the project entrance, if 
warranted; 

For development occurring under Options 1 or 2, the developer shall construct a 
northbound left turn lane on Lithia Pinecrest Rd. onto Lithia Springs Rd., if warranted; and, 

For development occurring under Option 2, the developer shall construct a southbound to 
westbound right turn lane on Lithia Pinecrest Rd. onto Lithia Springs Rd., if warranted. 

Lithia Springs Road is a two lane rural roadway. Based on the Transportation Technical Manual 
the minimum right of way for this type of facility (Type TS-7) is 96 feet. The developer shall 
preserve up to 28 feet of right-of-way along the entirety of the project’s Lithia Springs Rd. 
frontage, such that a minimum of 48 feet of right-of-way is preserved south of the existing right-
of-way 

Final Construction Plan approval as to the above was completed in 2019 (ATTACHMENT 2). 

EXISTING AND PROPOSED IMPROVEMENTS 

Lithia Springs Road is a two lane rural roadway. Based on the Transportation Technical Manual 
this type of facility is considered Type TS-7 (ATTACHMENT 4) and shown below as 
Hillsborough County TS-7.  Lithia Springs Road was constructed approximately 2 years ago 
with approved construction plans.   
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 

 

Mr. Michael J. Williamson 
Hillsborough County Development Review Division 

August 1st, 2022 
Page 4 

During the construction review, the engineer at the time obtain Design Exception approval for 
the subject roadway (ATTACHMENT 5), which the current applicant wishes to maintain. 

It appears that the existing ROW is +/- 60’ wide where 96-feet is required, 11 foot wide roads 
where 12 feet is required, and sidewalks are located on the south side only where they are 
required on both sides as shown below Existing Road Improvements. 

HILLSBOROUGH COUNTY TS-7 

 

EXISTING ROAD IMPROVEMENTS 
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 

 

Mr. Michael J. Williamson 
Hillsborough County Development Review Division 

August 1st, 2022 
Page 5 

JUSTIFICATION FOR THE REQUEST 

RESPONSES TO LDC 6.04.02B(3) 
(a) there is an unreasonable burden on the applicant: 

In the case at hand, the Applicant is adding a fourth development option to the Planned 
Development; however, this option is the least intense of the four, and creates a significant 
decrease in daily trips from the 11,000 square feet of commercial uses presently entitled. 

An associated PRS filed in 2021 with essentially the same request, though procedurally 
different, required no consideration of Lithia Springs as a substandard road, and previous off 
sites by the applicant had been completed. 

(b) the variance would not be detrimental to the public health, safety, and welfare; 

The variance will not be detrimental to the public in any way. The existing configuration of 
Lithia Springs Road was reviewed for a design exception and approved by the Hillsborough 
County Engineer as an improvement from then existing conditions in terms of safety on Lithia 
Springs Road (ATTACHMENT 4). 

(c) without the variance, reasonable access cannot be provided. In the evaluation of the 
variance request, the issuing authority shall give valid consideration to the land use plans, 
policies, and local traffic circulation/operation of the site and adjacent areas. 

To be clear, access is already provided, and the design and flow of such is appropriate and 
functional.  NO changes to the existing ingress/egress are proposed.  The purpose of this 
variance is to certify that the contemplated changes to the zoning plan do not necessitate any 
off site improvements. 
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HALFF ASSOCIATES, INC. 
 
1000 N. ASHLEY DRIVE, SUITE 900 TEL  (813) 620-4500 WWW.HALFF.COM 
TAMPA, FL 33602 FAX  (813) 221-4980 

 

Mr. Michael J. Williamson 
Hillsborough County Development Review Division 

August 1st, 2022 
Page 6 

Thank you. 
 
Sincerely, 
 
Isabelle Albert 
 
Isabelle Albert, AICP 
 
 
 
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 ________________ 
Notice: Consistent with Section 6.04.02B.8. of the LDC, the results of this variance 
application may be appealed, as further described in Section 10.05.01. of the LDC, to the 
Land Use Hearing Officer within 30 calendar days of the date of the above action. 
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Transportation Comment Sheet  
 

 

 

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

Lithia Pinecrest Rd. County Arterial - 
Rural 

2 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
☐ Site Access Improvements  

 Substandard Road Improvements  
☐ Other   

Lithia Springs Rd. 
County 
Collector - 
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 680 37 74 
Proposed 212 14 24 
Difference (+/-) -468 -23 -50 
*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 None None Meets LDC 
South  None None Meets LDC 
East  None None Meets LDC 
West  None None Meets LDC 
Notes:  
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Lithia Springs Rd/Substandard Roadway Administrative Variance Requested Approvable 
 Choose an item. Choose an item. 
Notes: 

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

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

 Yes  N/A 
 No 

 Yes 
 No See report. 



 

COMMISSION 

Mariella Smith  CHAIR  
Pat Kemp  VICE-CHAIR 

Harry Cohen 

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

DIRECTORS 

Janet D. Lorton   EXECUTIVE DIRECTOR 
Elaine S. DeLeeuw  ADMIN DIVISION 
Sam Elrabi, P.E.   WATER DIVISION 
Rick Muratti, Esq.  LEGAL DEPT 

Reginald Sanford, MPH  AIR DIVISION 

Steffanie L. Wickham  WASTE DIVISION 
Sterlin Woodard, P.E.  WETLANDS  DIVISION 

Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 
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AGENCY COMMENT SHEET 

REZONING 

HEARING DATE: July 25, 2022 

PETITION NO.:  22-0863 

EPC REVIEWER:  Jackie Perry Cahanin 

CONTACT INFORMATION: (813) 627-2600 X 1241 

EMAIL:  cahaninj@epchc.org 

COMMENT DATE:  May 2 , 2022 

PROPERTY ADDRESS:  Lithia Pinecrest and 
Lithia Springs Road, 5241 Lithia Springs Rd, 
Lithia, FL 

FOLIO #:  087689-0000 

STR: 16-30S-21E 

REQUESTED ZONING:  Major Mod to PD 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE NA 
WETLAND LINE VALIDITY YES 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

SWFWMD surveys expire 9/19/22 

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

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

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

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

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.

Jpc/mst 

cc: ialbert@halff.com 



           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

Craig Stern

5241 Lithia Springs Rd

87689.0000

09/20/2022

22-0863

Mini-Storage                                     Retail Shopping Center (NC)         General Office (BPO) 
(Per 1,000 s.f.)                                  (Per 1,000 s.f.)                                 (Per 1,000 s.f.) 
Mobility: $725*99= $71,775         Mobility: $13,562                           Mobility: $8,336 
Fire: $32*99= $3,168                      Fire: $313                                         Fire: $158 

Single Family Attached                                Single Family Detached  
based on 1,500 sf living (1-2 story)           based on 2,000 sf living 
(Per unit)                                                        (Per unit) 
Mobility: $6,661                                          Mobility: $9,183 
Parks: $1,975                                                Parks: $2,145 
School: $7,027                                              School: $8,227 
Fire: $249                                                      Fire: $335

Urban Mobility, South Fire - 4 options  
1) mini - storage (99k sf), 2x 5,500 sf BPO (shopping Center/Gen Office); 
2) 18 SFA, 60k sf BPO (no medical); or 18 SFA, 37,910 sf BPO, 2x 5,500 sf Neighborhood 
commercial (NC) (shopping center);  
3) 30 SFR 
4) 99k sf mini-storage 

*revised for fees as of Oct 1, 2022* 



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  MM22-0863 REVIEWED BY: Randy Rochelle DATE:  6/6/2022

FOLIO NO.: 87689.0000                                  

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 Hydrant Stub off a 36 inch water main exists (adjacent to the site), 
(approximately 970 feet from the site) and is located northwest of the subject 
property within the northwest Right-of-Way of Lithia Pinecrest Road . This will be the
likely point-of-connection, however there could be additional and/or different points-of-
connection determined at the time of the application for service. This is not a reservation 
of capacity.

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

WASTEWATER

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

A 4 inch wastewater force main exists (adjacent to the site), (approximately
1000 feet from the site) and is located southeast of the subject property within the 

northwest Right-of-Way of Lithia Pinecrest Road . This will be the likely point-of-
connection, however there could be additional and/or different points-of-connection
determined at the time of the application for service. This is not a reservation of
capacity.

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

    

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



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

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

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

   

 

 

 

 

 



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 31 May 2022 

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

APPLICANT:   Isabelle Albert PETITION NO:  MM 22-0863 

LOCATION:   Not listed 

FOLIO NO:   87689.0000 SEC:         TWN:         RNG:       
 

 

 

  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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             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      application is being continued by the applicant to

2      the August 15, 2022, Zoning Hearing Master Hearing.

3            Item A-27, Major Mod Application 22-0860.

4      This application is out of order to be heard and is

5      being continued to the August 15, 2022, Zoning

6      Hearing Master Hearing.

7            Item A-28, Major Mod Application 22-0863.

8      This application is being continued by staff to the

9      August 15, 2022, Zoning Hearing Master Hearing.

10            Item A-29, Rezoning 22-0864.  This

11      application is out of order to be heard and is

12      being continued to the August 15, 2022, Zoning

13      Hearing Master Hearing.

14            Item A-30, Rezoning-PD 22-0865.  This

15      application is being continued by the applicant to

16      the August 15, 2022, Zoning Hearing Master Hearing.

17            Item A-31, Rezoning-PD 22-0866.  This

18      application is being continued by the applicant to

19      the August 15, 2022, Zoning Hearing Master Hearing.

20            Item A-32, Major Mod Application 22-0867.

21      This application is out of order to be heard and is

22      being continued to the August 15, 2022, Zoning

23      Hearing Master Hearing.

24            Item A-33, Rezoning-Standard 22-0926.  This

25      application is out of order to be heard and is



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

              EXHIBITS SUBMITTED 

       DURING THE ZHM HEARING 
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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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