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Development Services Department 

1.0 APPLICATION SUMMARY  
Applicant: David Wright/ TSP Companies, Inc 

 

FLU Category: Residential - 4 (Res-4) 

Service Area: Urban 

Site Acreage: 1.02 +/- 

Community Plan 
Area: 

Brandon 

Overlay:  None 
Request: Rezone from Commercial 

Neighborhood - Restricted (CN -R) and 
Agricultural Single Family Residential – 
Conventional (ASC-1) to Commercial 
Neighborhood - Restricted (CN -R)  

 

Request Summary: 
The request is to rezone from the existing Commercial Neighborhood - Restricted (CN -R) and Agricultural Single 
Family Residential – Conventional (ASC-1) to Commercial Neighborhood - Restricted (CN -R).  The proposed zoning 
for CN permits development limited to retail uses and personal services in freestanding buildings or small shopping 
centers to serve residential neighborhoods, on lots containing a minimum of 7,000 square feet (sq. ft).   The 
applicant has proposed restricting site uses, limiting project access, restricting shared access connection, and 
additional buffering and screening to mitigate and address Transitions, compatibility, and transportation concerns.   

  

Zoning: 

Uses 

Current CN-R Zoning Current ASC-1 Zoning Proposed CN-R Zoning 
Commercial 

Neighborhood with 
Restrictions 

Agricultural - Single-Family 
Conventional (ASC-1) 

Commercial Neighborhood - 
Restricted 

Acreage 0.43 +/- Acres (ac) 0.64 +/- ac 1.02 +/- ac 

Density / Intensity 0.20 F.A.R. 1 du / 1 ac (43,560 sq ft) 0.20 F.A.R. 
Mathematical 
Maximum* 

3,746 sq ft CN-R uses 0 du 8,886 sq ft 

* Mathematical Maximum entitlements may be reduced due to roads, stormwater and other improvements.  
 

Development Standards: 
 Current CN-R Zoning Current ASC-1 Zoning Proposed CN-R Zoning 

Density / Intensity 2,100 sq ft CN-R uses 1 du / 1 ac (43,560 sq ft) 0.20 FAR /0.43 ac (3,746 sq ft) 

Lot Size / Lot Width 7,000 sq ft / 70’ 1 ac (43,560 sq ft) / 150’   7,000 sq ft / 70’  

Setbacks/Buffering 
and Screening 

30’ (15’ Scenic Corridor 
Buffer) - Front (East) 

30’ – Front (North & West) 
20’ Buffer with Type A 

Screening – Rear (South) 

50’ – Front (West) 
15’ – Sides (North & South) 

50’ Rear (East) 

30’ (15’ Scenic Corridor Buffer) - 
Front (East) 

30’ – Front (North & West) 
20’ Buffer with Type A Screening – 

Rear (South) 
Height 35’ 50’ 35’ 
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Additional Information:  
PD Variations  N/A 

Waiver(s) to the Land Development Code None 
 

Additional Information:  
Planning Commission Recommendation Consistent 
Development Services Department Recommendation Approvable 

 
2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

 
 Context of Surrounding Area: 
The site is located in an area comprised of commercial, agricultural, and single-family residential uses. The subject 
site is surrounded and within the Res-4 FLU category which permits commercial, agricultural, and single-family 
residential uses. The adjacent properties are zoned PD 89-0081 to the west, CN to the north, PD 07-0209 and BPO to 
the east and ASC-1 and BPO to the south.    
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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 4 (Res-4) 

Maximum Density/F.A.R.: 4 dwelling unit per Gross Acre (ga)/ 0.25 F.A.R.  

Typical Uses: 

Residential, suburban scale neighborhood commercial, office uses, 
and multi-purpose projects. Non-residential 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 

N/A N/A Street Street (Intersection: 
Bell Shoals Road & 

Lithia Pinecrest Road) 
CN 0.20 F.A.R. Neighborhood Commercial, 

Office and Personal Services 
Convenient Store and 

Gas Station 
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Adjacent Zonings and Uses 

Location: Zoning: 

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District: 

Allowable Use: Existing Use: 

South 

Agricultural - Single-Family 
Conventional (ASC-1) 

1 du/ 1 ac Single-Family Residential 
Conventional 
/Agricultural 

Agricultural - Single-Family 

 Business Professional, 
Office (BPO) 

0.20 F.A.R Office Vacant 

East 

N/A N/A Street Street (Lithia Pinecrest Rd) 
PD 07-0209 0.25 FAR Commercial and Office Residential 

 Business Professional, 
Office (BPO) 

0.20 F.A.R. Office Vacant 

West 

N/A N/A  Street Street (Bell Shoals Rd) 

PD 89-0081 0.27 F.A.R. General Commercial, 
Office, and Community 

Residential Home  

Retail, Community 
Residential Home 

 
 

 

2.0 LAND USE MAP SET AND SUMMARY DATA  

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

Not Applicable 
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  

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

Bell Shoals Rd. 
County 
Collector - 
Rural 

Choose an item. Lanes 
☒Substandard Road 
☒Sufficient ROW Width (for 
Urban Section) 

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

Lithia Pinecrest Rd. 
County 
Arterial - 
Urban 

Choose an item. Lanes 
☒  Substandard Road 
☐  Sufficient ROW Width 

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

 
Project Trip Generation  ☐Not applicable for this request 
    
Existing Existing Existing Existing 
Proposed Proposed Proposed Proposed 
Difference (+/-) Difference (+/-) Difference (+/-) Difference (+/-) 
*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  Choose an item. Choose an item. Choose an item. 
South  Choose an item. Choose an item. Choose an item. 
East  Choose an item. Choose an item. Choose an item. 
West  Choose an item. Choose an item. Choose an item. 
Notes:  
 
Design Exception/Administrative Variance   ☒Not applicable for this request 
Road Name/Nature of Request Type Finding 
 Choose an item. Choose an item. 
 Choose an item. Choose an item. 
Notes:  
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY     
 

Environmental: Objections 
Conditions 
Requested 

Additional 
Information/Comments 

Environmental Protection Commission  
☐ Yes 
☒ No  

☐ Yes 
☒ No 

Review at time of 
development 

Natural Resources ☐ Yes 
☒ No 

☐ Yes 
☒ No 

 

Conservation & Environmental Lands Mgmt. ☐ Yes 
☐ No 

☐ Yes 
☐ No 

This agency has no 
comments. 

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

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

Public Facilities:  Objections 
Conditions 
Requested 

Additional 
Information/Comments 

Transportation 
☐ Design Exception/Adm. Variance Requested  
☐ Off-site Improvements Provided    ☒ N/A 

 
☐ Yes 
☒ No 
☐ N/A 

 
☐ Yes 
☐ No 
☒ N/A 

See Agency’s staff review 

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

☐ Yes 
☒ No 

☐ Yes 
☒ No 

 

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

☐ Yes 
☐ No 

☐ Yes 
☐ No 

 

Impact/Mobility Fees 
N/A 

Comprehensive Plan:  Findings Conditions 
Requested 

Additional 
Information/Comments 

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

   
                 

☐ Inconsistent 
☒ Consistent 

☒ Yes 
☐ No 
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1  Compatibility 
The site is located in an area comprised of mixture of uses.  The subject site is vacant and located within the Res-4 FLU 
category which permits commercial, agricultural, and single-family residential uses.  
 
The adjacent properties are zoned PD 89-0081 to the west (approved for commercial, office and 160-bed community 
residential home), CN to the north, PD 07-0209 to the east (approved for commercial and office uses), and ASC-1 and 
BPO to the south.   The subject site meets commercial location criteria.  However, the Planning Commission Staff have 
expressed compatibility concerns regarding potential impacts of commercial uses including drive-thru uses directly 
adjacent to single-family residential on the south side and lack of adequate assurances regarding mitigation of those 
impacts.  The Land Development code requires a 20-foot buffer, with a six-foot wall, fence or hedge, with 10-foot 
evergreen trees planted on 20-foot centers along the southern boundary adjacent to the ASC-1 zoned parcel.   As noted 
herein, the proposed combined 1.02-acre parcels would permit a maximum building size of approximately 8,886 square 
feet.   The northern triangle shaped parcel of this rezone is configured at the apex of the intersection of Bell Shoals Road 
and Lithia Pinecrest Road, and therefore requires a 30-foot building setback along the other project boundaries.  Lithia 
Pinecrest Road is designated as a scenic corridor, which requires additional buffering (15 feet) and tree plantings as required 
by Part 6.06.03.I of the Land Development Code.  The southern parcel (folio: 71132.0000) of this rezone is directly adjacent to 
single-family residential uses.   To address the lots size, transition and compatibility concerns, the applicant has proposed the 
following site restrictions:   

1. Restrict the suburban scale neighborhood commercial uses to the following listed less intense uses: Electric/Electronic 
Repair (small), Florist Shop, Locksmith, Mail and Package Services, Mail Order Office, News Stand, Optician/Optical 
Supplies, Photography Studio, Printing Services, Specialty Food Store, Travel Agencies, Watch/Clock/Jewelry Repair, 
Barber/Beauty Shop, Business Services, Restaurant without drive-up facilities, Coffee Shop without drive-up facilities, 
Food Trucks, Family Support Services, Medical Office, Professional Office, Professional Services. 

2. Prohibit drive-throughs. 
3. Screening and buffering, if required in accordance with the LDC, along the south property line of Folio 71132.0000 

(i.e. 20-foot buffer with Type B screen) shall include a 6-foot wall, subject to the provisions in restriction #4.  
4. Vehicular project access to Bell Shoals Road shall be restricted to a maximum of one access connection to/from 

folios 71130.0000 and 71132.0000.   The access shall be designed as a Shared Access Facility with the adjacent 
folio 71133.0000.  If buffering and screening is required adjacent to folio 71133.0000 at the time of 
site/construction plan review for folios 71130.0000 and 71132.0000, the site/construction plan approval shall 
include those design elements necessary, as determined by Hillsborough County and including but not limited 
to the recording of construction/access easements, to allow for the future construction of access from folio 
71133.0000 to the Shared Access Facility if folio 71133.0000 is rezoned and/or developed with uses that would 
no longer require buffering and screening between the parcels. 
 

Therefore, staff finds that size and depth of the subject parcel located at the apex of the intersection of Bell Shoals Road 
and Lithia Pinecrest Road, with required buffering/screening, setbacks, Vehicular project access and maximum 
building size, would create a zoning/development pattern that is consistent with the existing zoning and 
development pattern in the area.   

 
5.2 Recommendation 
 
Based on the above considerations, staff finds the request approvable, with the following restrictions: 
 

1. Restrict the suburban scale neighborhood commercial uses to the following listed less intense uses: Electric/Electronic 
Repair (small), Florist Shop, Locksmith, Mail and Package Services, Mail Order Office, News Stand, Optician/Optical 
Supplies, Photography Studio, Printing Services, Specialty Food Store, Travel Agencies, Watch/Clock/Jewelry Repair, 
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Barber/Beauty Shop, Business Services, Restaurant without drive-up facilities, Coffee Shop without drive-up facilities, 
Food Trucks, Family Support Services, Medical Office, Professional Office, Professional Services. 

2. Prohibit drive-throughs. 
3. Screening and buffering, if required in accordance with the LDC, along the south property line of Folio 71132.0000 

(i.e. 20-foot buffer with Type B screen) shall include a 6-foot wall, subject to the provisions in restriction #4.  
4. Vehicular project access to Bell Shoals Road shall be restricted to a maximum of one access connection to/from 

folios 71130.0000 and 71132.0000.   The access shall be designed as a Shared Access Facility with the adjacent 
folio 71133.0000.  If buffering and screening is required adjacent to folio 71133.0000 at the time of 
site/construction plan review for folios 71130.0000 and 71132.0000, the site/construction plan approval shall 
include those design elements necessary, as determined by Hillsborough County and including but not limited 
to the recording of construction/access easements, to allow for the future construction of access from folio 
71133.0000 to the Shared Access Facility if folio 71133.0000 is rezoned and/or developed with uses that would 
no longer require buffering and screening between the parcels. 

 
 
 

 
7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS 
 N/A 
  
  

Zoning Administrator Sign Off:  

J. Brian Grady
Fri Feb  9 2024 11:46:23  

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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8.0 PROPOSED SITE PLAN (FULL) 

 

Not Applicable 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 
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Unincorporated Hillsborough County Rezoning  

 
Hearing Date:  
February 20, 2023 
 
Report Prepared:  
February 8, 2024 

 
Petition: RZ 23-0588 
 
1010 and 1111 Lithia Pinecrest Road 
 
South of the Lithia Pinecrest Road and Bell Shoals 
Road intersection  
 

Summary Data: 
 

Comprehensive Plan Finding: 
 

 

CONSISTENT 

 
Adopted Future Land Use: 

 
Residential-4 (4 du/ga; 0.25 FAR) 
 

 
Service Area: 
 

 
Urban 

 
Community Plan:  
 

 
Brandon 
 

 
Requested Zoning:   
 

 

Agricultural Single Family Conventional-1 (ASC-1) 
and Commercial Neighborhood-Restricted (CN-R) 
to Commercial Neighborhood-Restricted (CN-R)  
  

 
Parcel Size (Approx.): 
 

 
1.01 acres +/- (43,995 square feet) 
 

 
Street Functional 
Classification:    
 

 
Lithia Pinecrest Road – Arterial 
Bell Shoals Road - Collector  
 

 
Locational Criteria: 
 

 
Yes  

 
Evacuation Zone: 
 

 
N/A 
 

 
 
 
 

 

 
 

Plan Hillsborough 
planhillsborough.org 

planner@plancom.org 
813 – 272 – 5940 

601 E Kennedy Blvd 
18th floor  

Tampa, FL, 33602 

http://www.planhillsborough.org/
mailto:planner@plancom.org
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Context 
 

• The approximately 1.01 +/- acre subject site is located on the west side of Lithia Pinecrest 
Road and east side of Bell Shoals Road. The subject site is in the Urban Service Area and is 
within the limits of the Brandon Community Plan, specifically in the Suburban Character 
District.   

 

• The subject site’s Future Land Use classification is Residential-4 (RES-4). Typical uses of the 
RES-4 Future Land Use include residential, suburban scale neighborhood commercial, office 
uses, and multi-purpose projects. Non-residential uses are required to meet Commercial 
Locational Criteria for specific land uses. The subject site meets Commercial Locational 
Criteria as it is within the 900 foot distance from a qualifying intersection node at Lithia 
Pinecrest Road and Bell Shoals Road.  

 

• The RES-4 Future Land Use category surrounds the subject site on all sides. Further north 
along Lumsden Road are the Residential-9 (RES-9) and Residential-6 (RES-6) Future Land 
Use categories.   

 

• The subject site is currently vacant and zoned as Commercial Neighborhood-Restricted (CN-
R) and Agricultural Single-Family Conventional-1 (ASC-1).  Single family residential lots with 
ASC-1 zoning are located directly south of the subject site. To the southeast are a mixture of 
light commercial and single-family residential uses with Business Professional Office (BPO) 
uses. There are Planned Development (PD) zoning districts to the west that are a mixture of 
light commercial Uses and vacant land. To the east is also a mixture of light commercial, 
vacant, and single-family residential uses.  
 

• The applicant is requesting to rezone the subject site from Commercial Neighborhood-
Restricted (CN-R) and Agricultural Single-Family Conventional-1 (ASC-1) to Commercial 
Neighborhood-Restricted (CN-R). The proposed restrictions are as follows:  

1. Restrict the suburban scale neighborhood commercial uses to the following 
listed less intense uses: Electric/Electronic Repair (small), Florist Shop, 
Locksmith, Mail and Package Services, Mail Order Office, News Stand, 
Optician/Optical Supplies, Photography Studio, Printing Services, Specialty 
Food Store, Travel Agencies, Watch/Clock/Jewelry Repair, Barber/Beauty 
Shop, Business Services, Restaurant without drive-up facilities, Coffee Shop 
without drive-up facilities, Food Trucks, Family Support Services, Medical 
Office, Professional Office, Professional Services. 

2. Prohibit drive-throughs. 
3. Vehicular project access to Bell Shoals Road shall be restricted to a maximum 

of one access connection to/from folios 71130.0000 and 71132.0000.   The 
access shall be designed as a Shared Access Facility with the adjacent folio 
71133.0000.  If buffering and screening is required adjacent to folio 
71133.0000 at the time of site/construction plan review for folios 71130.0000 
and 71132.0000, the site/construction plan approval shall include those design 
elements necessary, as determined by Hillsborough County and including but 
not limited to the recording of construction/access easements, to allow for the 
future construction of access from folio 71133.0000 to the Shared Access 
Facility if folio 71133.0000 is rezoned and/or developed with uses that would 
no longer require buffering and screening between the parcels.  
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Compliance with Comprehensive Plan: 
The following Goals, Objectives, and Policies apply to this rezoning request and are used as a 
basis for a consistency finding. 
 
FUTURE LAND USE ELEMENT 
 
Urban Service Area (USA) 
 
Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area 
with the goal that at least 80% of all population growth will occur within the USA during the 
planning horizon of this Plan.  Within the Urban Service Area, Hillsborough County will not impede 
agriculture. Building permit activity and other similar measures will be used to evaluate this 
objective.   
 
Policy 1.4: Compatibility is defined as the characteristics of different uses or activities or design 
which allow them to be located near or adjacent to each other in harmony. Some elements 
affecting compatibility include the following: height, scale, mass and bulk of structures, pedestrian 
or vehicular traffic, circulation, access and parking impacts, landscaping, lighting, noise, odor and 
architecture. Compatibility does not mean “the same as.” Rather, it refers to the sensitivity of 
development proposals in maintaining the character of existing development. 
 
Relationship to Land Development Regulations  
  
Objective 9: All existing and future land development regulations shall be made consistent with 
the Comprehensive Plan, and all development approvals shall be consistent with those 
development regulations as per the timeframe provided for within Chapter 163, Florida Statutes. 
Whenever feasible and consistent with Comprehensive Plan policies, land development 
regulations shall be designed to provide flexible, alternative solutions to problems.   
 
Policy 9.1: Each land use plan category shall have a set of zoning districts that may be permitted 
within that land use plan category, and development shall not be approved for zoning that is 
inconsistent with the plan. 
 
Policy 9.2: Developments must meet or exceed the requirements of all land development 
regulations as established and adopted by Hillsborough County, the state of Florida and the 
federal government unless such requirements have been previously waived by those 
governmental bodies. 
 
Neighborhood/Community Development 
 
Objective 16:  Neighborhood Protection The neighborhood is a functional unit of community 
development.  There is a need to protect existing neighborhoods and communities and those that 
will emerge in the future. To preserve, protect and enhance neighborhoods and communities, all 
new development must conform to the following policies. 
 
Policy 16.1:   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; 
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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. 

 
Policy 22.2: The maximum amount of neighborhood-serving commercial uses permitted in an 
area shall be consistent with the locational criteria outlined in the table and diagram below.  The 
table identifies the intersection nodes that may be considered for non-residential uses.  The 
locational criteria is based on the land use category of the property and the classification of the 
intersection of roadways as shown on the adopted Highway Cost Affordable Long Range 
Transportation Plan. The maximums stated in the table/diagram may not always be achieved, 
subject to FAR limitations and short range roadway improvements as well as other factors such 
as land use compatibility and environmental features of the site.   
 
In the review of development applications consideration shall also be given to the present and 
short-range configuration of the roadways involved. The five year transportation Capital 
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Improvement Program, MPO Transportation Improvement Program or Long Range 
Transportation Needs Plan shall be used as a guide to phase the development to coincide with 
the ultimate roadway size as shown on the adopted Long Range Transportation Plan. 
 
Community Design Component 
 
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. 
 
7.0 SITE DESIGN  
 
7.1 DEVELOPMENT PATTERN  
 
GOAL 17:  Develop commercial areas in a manner which enhances the County's character and 
ambiance. 
 
OBJECTIVE 17-1: Facilitate patterns of site development that appear purposeful and organized.  
 
Policy 17-1.4:  Affect the design of new commercial structures to provide an organized and 
purposeful character for the whole commercial environment. 
 
LIVABLE COMMUNITIES ELEMENT:  Brandon Community Plan 
 
Goal 6: Re-establish Brandon’s historical, hospitable, and family oriented character through 
thoughtful planning and forward thinking development practices by concentrating density in 
certain areas to preserve the semi-rural lifestyle of other areas. Attempt to buffer and transition 
uses in concentric circles where possible with most intense uses in an area at a node (intersection) 
and proceeding out from there. Create a plan for how areas could be developed and redeveloped 
for the future. Each of these areas would have potential for different building heights, parking 
configurations, fencing, buffering, landscape requirements, special use limitations, and design 
standards. These standards apply to new construction on infill property, redevelopment of 
undesirable areas and renovation of existing buildings. The primary consideration of all changes 
should be compatibility with existing structures to ensure neighborhood preservation. 
 
5. General design characteristics for each Brandon Character District are described below. The 
design characteristics are descriptive as to the general nature of the vicinity and its surroundings 
and do not affect the Future Land Use or zoning of properties in effect at the time of adoption of 
the Brandon Community Plan. Any proposed changes to the zoning of property may proceed in 
accordance with the Land Development Code. 
 
d. Suburban - Primarily residential area of single-family detached homes with side and perimeter 
yards on one-quarter acre or less.  Mixed-use is usually confined to certain intersection locations. 
This district has a wide range of residential building types: single-family detached, single-family 
attached and townhouses. Setbacks and street canopy vary. Streets typically define medium-
sized blocks. New development/redevelopment would be required to build internal sidewalks and 
connect to existing external sidewalks or trails. 
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Staff Analysis of Goals, Objectives and Policies 
The approximately 1.01-acre subject site is located directly south of the Lithia Pinecrest 
Road and Bell Shoals Road intersection. The subject site is located in the Urban Service 
Area. It is located within the limits of the Brandon Community Plan. The subject site’s 
Future Land Use classification on the Future Land Use Map (FLUM) is Residential-4 (RES-
4). The applicant is requesting to rezone the subject site from Planned Development (PD) 
and Commercial Neighborhood-Restricted (CN-R) to Commercial Neighborhood-
Restricted (CN-R). The proposed restrictions are as follows: 
 

1. Restrict the suburban scale neighborhood commercial uses to the 
following listed less intense uses: Electric/Electronic Repair (small), 
Florist Shop, Locksmith, Mail and Package Services, Mail Order Office, 
News Stand, Optician/Optical Supplies, Photography Studio, Printing 
Services, Specialty Food Store, Travel Agencies, Watch/Clock/Jewelry 
Repair, Barber/Beauty Shop, Business Services, Restaurant without 
drive-up facilities, Coffee Shop without drive-up facilities, Food Trucks, 
Family Support Services, Medical Office, Professional Office, 
Professional Services. 

2. Prohibit drive-throughs. 
3. Vehicular project access to Bell Shoals Road shall be restricted to a 

maximum of one access connection to/from folios 71130.0000 and 
71132.0000.   The access shall be designed as a Shared Access Facility 
with the adjacent folio 71133.0000.  If buffering and screening is required 
adjacent to folio 71133.0000 at the time of site/construction plan review 
for folios 71130.0000 and 71132.0000, the site/construction plan approval 
shall include those design elements necessary, as determined by 
Hillsborough County and including but not limited to the recording of 
construction/access easements, to allow for the future construction of 
access from folio 71133.0000 to the Shared Access Facility if folio 
71133.0000 is rezoned and/or developed with uses that would no longer 
require buffering and screening between the parcels.  

 
According to Appendix A of the Future Land Use Element (FLUE) the intent of the 
Residential-4 (RES-4) Future Land Use category is to designate areas that are suitable for 
low density residential development. Commercial Neighborhood (CN) uses are subject to 
Commercial Locational Criteria. The subject site is surrounded by RES-4 on all sides and 
the area is a mixture of vacant land, single-family residential, and light commercial uses.  
 
The subject site is located in the Urban Service Area where according to Objective 1 of the 
Future Land Use Element (FLUE), 80 percent of the county’s growth is to be directed. 
Policy 1.4 requires all new developments to be compatible with the surrounding area, 
noting that “Compatibility does not mean “the same as.” Rather, it refers to the sensitivity 
of development proposals in maintaining the character of existing development.” The 
applicant is proposing the zoning district of Commercial Neighborhood (CN), which could 
potentially include more intensive uses such as fast food with drive-thrus or gas stations 
directly adjacent to single-family residential on the south side. The applicant has proposed 
restrictions to the proposed CN rezoning to achieve compatibility with the surrounding 
area.  By restricting the intensity of the proposed uses, the request meets the intent of 
FLUE Policy 1.4 by restricting the site to uses that are compatible with adjacent single-
family residential and will not allow for intense uses such as drive-thrus or gas stations.  
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The proposed rezoning meets the intent of the Neighborhood Protection policies that 
modify FLUE Objective 16. The development pattern of the surrounding area includes 
commercial uses to the north of the Lithia Pinecrest Road and Bell Shoals Road 
intersection, as well as residential lots along Lithia Pinecrest Road. The applicant will be 
providing the required buffering and screening per the Land Development Code along the 
south property line until such time the property to the south is redeveloped. If the southern 
property develops as a non-residential use, buffering and screening may not be required.  
As such, a restriction has been added that requires a shared access between the two 
parcels. The applicant has also proposed compatible commercial uses that do not include 
drive-thru uses. The proposed rezoning also meets Commercial Locational Criteria as per 
Objective 22 and Policy 22.2 of the Future Land Use Element as it is within the 900-foot 
distance from the nearest qualifying node of Lithia Pinecrest Road and Bell Shoals Road.  
 
The Community Design Component provides guidance on commercial developments. 
Goal 17 encourages developments that improve the ambiance of commercial development 
in the county. Objective 17-1 and Policy 17.1-4 seek to facilitate patterns of development 
that are organized and purposeful. Planning Commission staff are supportive of the 
proposed restrictions that the applicant has provided and concur that the proposed 
development meets the intent of Goal 17 of the CDC.   
 
The subject site is in the Suburban Character District of the Brandon Community Plan. The 
area anticipates a range of primarily residential uses while commercial uses may be 
considered at intersection nodes. A rezoning to CN-R with the proposed restrictions in 
place is located at a qualifying intersection node, respects the transition to single-family 
residential to the south through buffering and screening and will maintain the existing 
suburban character of the surrounding area.  
 
Overall, the proposed rezoning would allow for development that is consistent with the 
Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan and is compatible with the existing and planned development pattern 
found in the surrounding area. 
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed 
rezoning CONSISTENT with the Unincorporated Hillsborough County Comprehensive Plan, 
subject to the restrictions proposed by the Development Services Department.  
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