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Application Review Summary and Recommendation 
 

 

1.0 Summary 
 

1.1 Project Narrative 
 

 

The request is to rezone two parcels totaling approximately 15.86 acres from AR (Agricultural, 

Rural) to ASC-1 (Agricultural, Single-Family Conventional). The parcel is located on the south 

side of W. Keysville Road, approximately 900 feet east of the intersection of W. Keysville Road 

and Swilley Road. The underlying comprehensive plan designation of the subject parcel is 

predominantly RES – 1 with a 1,040-square-foot area designated AG/Rural-1.   A maximum of 15 

lots would be permissible under the requested ASC-1 district. 

 
1.2 Compliance Overview with Land Development Code and Technical Manuals 

 
No variation or variances to the land development code are being requested at this time. The site 

will comply with and conform to applicable policies and regulations, including but not limited to, 

the Hillsborough County Land Development Code, Site Development and Technical Manuals. 

 
1.3 Evaluation of Existing and Planned Public Facilities 

 
The site is located in the Rural Service Area. The project will therefore be served by private 

well and septic. 

 
Transportation Review staff indicated the subject segment of Keysville Road is operating at 

Level of Service C.  According to Transportation Review staff the rezoning would result in a 

potential increase in trips generated by the project by 114 trips, with an increase of 9 trips in 

the a.m. peak hour, and 12 trips in the p.m. peak hour.   Keysville Road is a 2-lane undivided 

rural collector roadway with +/-10-foot travel lanes and 20 feet of pavement within a 58-foot 

wide right-of-way and is considered a substandard road. At the time of construction, the 

developer will be required to improve W. Keysville Road to current County standards unless 

otherwise approved through the Section 6.04.02.B. administrative variance process.  
 

The School Board of Hillsborough County will provide a determination of school concurrency, 

and a school concurrency review will be issued prior to preliminary plat or site plan approval. 

 
1.4 Comprehensive Plan Consistency 

The Comprehensive Plan Designation for the parcel is RES – 1. The Planning Commission finds the 

application Consistent with the Future of Hillsborough Comprehensive Plan for Unincorporated 

Hillsborough County. Planning Commission staff does not see any initial concerns with the 

proposed use. 

1.5 Compatibility 

 
The subject area contains a mixture of AR (Agricultural Rural), Agricultural, Single-Family (AS- 
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1), Agricultural, Single-Family Conventional) and Planned Development (PD) zoning districts. The 

AR zoning permits a minimum lot size of 5 acres.  The AS-1 and ASC-1 districts permit a 

minimum lot size of 1 acre, with mobile/manufactured homes prohibited in the ASC-1 district. 

To the east are parcels zoned AS-1 and ASC-1. Immediately adjacent to the east is a 14.75 -acre 

property that was rezoned from AR (Agricultural, Rural) and AS-1 (Agricultural, Single-Family) 

to ASC-1 on June 9, 2020, allowing a maximum of 14 lots.  

 

To the immediate north are parcels zoned AS-1 and ASC-1.  To the west are parcels zoned 

AS-1 and AR. Further  northwest,  is  a parcel  zoned PD (conditioned to ASC-1 zoning 

district standards). To the south the parcels are zoned AR.   The immediately adjacent parcels 

are all located within the RES-1 Future Land Use Classification, which permits consideration of a 

maximum density of 1 unit per acre.  The AR, AS-1 and ASC-1 zoning districts have the same 

minimum lot width (150 feet), minimum front and rear yard setbacks (50 feet) and maximum 

building height (50 feet).  Side yard setback vary by 10 feet between the AR (25 feet) and AS-

1/ASC-1 (15 feet) districts. 

 
Based on the above considerations staff finds the requested ASC-1 zoning district compatible 

with the existing zoning and development pattern in the area. 

 
1.6       Agency Comments 

 
The following reviewing agencies provided comments and had no objections to this request: 

• Conservation and Environmental Lands Management 

• Environmental Protection Commission 

• Hillsborough County School Board 

• Water Resource Services 

• Transportation Review 

 
1.7       Exhibits 

Exhibit 1: Project Zoning Map  

Exhibit 2: General Aerial Map 

Exhibit 2: Future Land Use Map 
 

 

2.0 Recommendation 
 

Based on the above considerations, staff finds the request approvable. 
 
 

Staff's Recommendation: Approvable 

 
 

                                                         
 
  
 
 
Adminstrator’s  
Sign-off                                                                
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Unincorporated Hillsborough County Rezoning  
 
Hearing Date:  
March 15, 2021 
 
Report Prepared:  
March 1, 2021 

 
Petition: RZ 21-0303 
 
 
Immediately south of Keysville Road, north of the 
CSX railroad and west of the Keysville Road and 
County Road 39 intersection 
 

Summary Data: 
 
Comprehensive Plan Finding: 
 

 
CONSISTENT 

 
Adopted Future Land Use: 

 
Residential-1 (1 du/ga; 0.25 FAR) 
 

 
Service Area: 
 

 
Rural 

 
Community Plan:  
 

 
None  

 
Requested Zoning:   
 

 
Agricultural Rural (AR) to Agricultural - Single-
Family Conventional-1 (ASC-1)  
 

 
Parcel Size (Approx.): 
 

 
15.86 +/- acres (690,861.6 square feet) 
 

 
Street Functional 
Classification:    
 

Keysville Road – Collector  
S. County Road 39 – Arterial  

 
Locational Criteria: 
 

 
N/A 

 
Evacuation Area: 
 

 
The site is not within an Evacuation Zone.  
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601 E Kennedy Blvd 
18th floor  

Tampa, FL, 33602 
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Context 
 
 The subject property is located on 15.86 acres immediately south of Keysville Road, north 

of the CSX railroad and west of the Keysville Road and County Road 39 intersection. The 
subject property is located within the Rural Area and is not within the limits of a Community 
Plan.  
 

 The subject property is designated as Residential-1 (RES-1) on the Future Land Use Map. 
RES-1 is located all around the subject property. Typical uses in this category include 
farms, ranches, residential uses, rural scale neighborhood commercial uses, offices, and 
multi-purpose projects.  Commercial, office, and multi-purpose uses shall meet locational 
criteria for specific land use projects.  Agricultural uses may be permitted pursuant to 
policies in the agricultural objective areas of the Future Land Use Element.  
 

 The general area has a rural characteristic with single family homes on large lots. The 
subject site is surrounded by the RES-1 Future Land Use category to the west, north and 
east. The Agricultural Rural – 1/5 (AR-1/5) Future Land Use category is located further 
northeast and southwest of the property and further east of the site across S. County Road 
39. Further southeast of the subject site is the Natural Preservation (N) Future Land Use 
category.  

 
 The subject property is currently classified as an agricultural use by the Hillsborough 

County Office of the Property Appraiser.  The property is currently zoned Agricultural Rural 
(AR). Immediately to the north of the subject property are agricultural and single-family 
lots zoned Agricultural Single-Family-1 (AS-1). Agricultural and single-family residential 
lots zoned AR are located further north across Keysville Road. Single-family and vacant 
lots with AS-1 and Agricultural Single-Family Conventional-1 (ASC-1) zoning are located 
to the east. Vacant, agricultural and single-family lots located to the west of the subject 
property are zoned AR. Overall the area is rural in nature with a mixture of large residential 
lots and agricultural uses. 

 
 The application requests to rezone the subject property from Agricultural Rural (AR) to 

Agricultural Single-Family Conventional-1 (ASC-1).  
 
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 
 
Rural Area 

Rural areas will typically carry land use densities of 1 du/5 ga or lesser intense designations.  
There will be no new extension of public water or sewer service into the Rural Area unless there 
is a public health concern identified or the development is classified as a planned village as 
described in this Plan. New development will utilize private potable water wells and septic 
systems.  In some cases, existing water and/or sewer lines may already be in place either by 
development approvals granted prior to the adoption of these policies or due to public 
health/safety issues.  Expansion of those systems should be prohibited and limited to cases where 
public health is at risk. 
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Within the rural area there are existing developments that are characterized as suburban enclaves 
or rural communities.  These are residential developments which have a more dense development 
pattern and character, usually 1 or 2 du/ga.   These enclaves are recognized through the 
placement of land use categories that permit densities higher than 1 du/5 acres.  New 
development of a character similar to the established community will be permitted to infill in a 
limited manner, but not be permitted to expand into areas designated with lower land use 
densities.  
 
Rural communities, such as Lutz, Keystone and Thonotosassa will specifically be addressed 
through community-based planning efforts.  These communities, and others like them, have 
historically served as centers for community activities within the rural environment. 
 
Objective 4: The Rural Area will provide areas for long term, agricultural uses and large lot, low 
density rural residential uses which can exist without the threat of urban or suburban 
encroachment, with the goal that no more than 20% of all population growth within the County will 
occur in the Rural Area. 
 
Policy 4.1: Within rural areas, densities shown on the Future Land Use Map will be no higher 
than 1 du/5 ga unless located within an area identified with a higher density land use category 
on the Future Land Use Map as a suburban enclave, planned village, a Planned Development 
pursuant to the PEC ½ category, or rural community which will carry higher densities.  
 
Neighborhood/Community Development  
 
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 16.8:  The overall density and lot sizes of new residential projects shall reflect the character 
of the surrounding area, recognizing the choice of lifestyles described in this Plan.   
 
Policy 16.10: Any density increase shall be compatible with existing, proposed, or planned 
surrounding development. Compatibility is defined as the characteristics of different uses or 
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. 
 
Staff Analysis of Goals Objectives and Policies: 
The applicant is requesting to rezone to the Agricultural Single Family Conventional-1 
(ASC-1) zoning district for the purpose of subdividing the site.  This zoning district is 
consistent with the Residential-1 (RES-1) Future Land Use classification. The area is a 
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combination of agricultural and residential land uses, which are compatible with the 
applicant’s request. The request is consistent with Future Land Use Element (FLUE) 
Objective 4, as the subject property is in the Rural Area, which is reserved for large lot, 
low-density residential uses.  
 
Overall, the rezoning would allow for development that is consistent with the Goals, 
Objectives and Policies of the Future Land Use Element of the Unincorporated 
Hillsborough County Comprehensive Plan and is compatible with the existing 
development pattern found within the surrounding area. Planning Commission staff finds 
the request would encourage development that complements the surrounding character 
of the area.  
 
Recommendation 
Based upon the above considerations, Planning Commission staff finds the proposed rezoning 
CONSISTENT with the Future of Hillsborough Comprehensive Plan for Unincorporated 
Hillsborough County. 
 



SCountyRoad39

W
 K

ey
sv

ill
e 

R
d

E 
Ke

ys
vi

lle
 R

d

21
-03

03

HI
LL

SB
OR

OU
GH

 C
OU

NT
Y

FU
TU

RE
 LA

ND
 U

SE
RZ

 21
-03

03

D
AT

A 
S

O
U

R
C

ES
:  

R
ez

on
in

g 
bo

un
da

rie
s 

fro
m

 T
he

 P
la

nn
in

g
 C

om
m

is
si

on
 a

nd
 a

re
 n

ot
 o

ffi
ci

al
. P

ar
ce

l l
in

es
 a

nd
 d

at
a 

fro
m

 H
ills

bo
ro

ug
h 

C
ou

nt
y 

P
ro

pe
rty

 A
pp

ra
is

er
.

R
EP

R
O

D
U

C
TI

O
N

:  
Th

is
 s

he
et

 m
ay

 n
ot

 b
e 

re
pr

od
uc

ed
 in

 p
ar

t o
r f

ul
l f

or
sa

le
 to

 a
ny

on
e 

w
ith

ou
t s

pe
ci

fic
 a

pp
ro

va
l o

f t
he

 H
ill

sb
or

ou
gh

 C
ou

nt
y

C
ity

-C
ou

nt
y 

P
la

nn
in

g 
C

om
m

is
si

on
.

AC
C

U
R

AC
Y

:  
It 

is
 in

te
nd

ed
 th

at
 th

e
ac

cu
ra

cy
 o

f t
he

 b
as

e 
m

ap
 c

om
pl

y 
w

ith
 U

.S
. n

at
io

na
l m

ap
 a

cc
ur

ac
y

st
an

da
rd

s.
 H

ow
ev

er
, s

uc
h 

ac
cu

ra
cy

 is
 n

ot
 g

ua
ra

nt
ee

d 
by

 th
e

H
ills

bo
ro

ug
h 

C
ou

nt
y 

C
ity

-C
ou

nt
y 

Pl
an

ni
ng

 C
om

m
is

si
on

.  
Th

is
 m

ap
 is

fo
r i

llu
st

ra
tiv

e 
pu

rp
os

es
 o

nl
y.

  F
or

 th
e 

m
os

t c
ur

re
nt

 d
at

a 
an

d
in

fo
rm

at
io

n,
 s

ee
 th

e 
ap

pr
op

ria
te

 s
ou

rc
e.

0
1,

30
0

2,
60

0
3,

90
0

5,
20

0 Fe
et

µ

Re
zo

nin
gs

<a
ll 

ot
he

r v
al

ue
s>

ST
AT

US
AP

P
R

O
V

E
D

C
O

N
TI

N
U

E
D

D
E

N
IE

D

W
IT

H
D

R
AW

N

PE
N

D
IN

G

Ta
m

pa
 S

er
vi

ce

U
rb

an
 S

er
vi

ce

Sh
or

el
in

e

C
ou

nt
y 

B
ou

nd
ar

y

Ju
ris

di
ct

io
n 

B
ou

nd
ar

y

M
aj

or
 R

oa
ds

Pa
rc

el
s

AG
R

IC
U

LT
U

R
A

L/
M

IN
IN

G
-1

/2
0 

(.2
5 

FA
R

)

PE
C

 P
LA

N
N

E
D

 E
N

V
IR

O
N

M
E

N
TA

L 
C

O
M

M
U

N
IT

Y-
1/

2 
(.2

5

AG
R

IC
U

LT
U

R
A

L-
1/

10
 (.

25
 F

A
R

)

AG
R

IC
U

LT
U

R
A

L/
R

U
R

A
L-

1/
5 

(.2
5 

FA
R

)

AG
R

IC
U

LT
U

R
A

L 
E

S
TA

TE
-1

/2
.5

 (.
25

 F
A

R
)

R
E

S
ID

E
N

TI
A

L-
1 

(.2
5 

FA
R

)

R
E

S
ID

E
N

TI
A

L-
2 

(.2
5 

FA
R

)

R
E

S
ID

E
N

TI
A

L 
P

LA
N

N
E

D
-2

 (.
35

 F
A

R
)

R
E

S
ID

E
N

TI
A

L-
4 

(.2
5 

FA
R

)

R
E

S
ID

E
N

TI
A

L-
6 

(.2
5 

FA
R

)

R
E

S
ID

E
N

TI
A

L-
9 

(.3
5 

FA
R

)

R
E

S
ID

E
N

TI
A

L-
12

 (.
35

 F
A

R
)

R
E

S
ID

E
N

TI
A

L-
16

 (.
35

 F
A

R
)

R
E

S
ID

E
N

TI
A

L-
20

 (.
35

 F
A

R
)

R
E

S
ID

E
N

TI
A

L-
35

 (1
.0

 F
A

R
)

N
E

IG
H

B
O

R
H

O
O

D
 M

IX
E

D
 U

S
E

-4
 (3

) (
.3

5

SU
B

U
R

B
A

N
 M

IX
E

D
 U

S
E

-6
 (.

35
 F

A
R

)

C
O

M
M

U
N

IT
Y 

M
IX

E
D

 U
S

E
-1

2 
(.5

0 
FA

R
)

U
R

B
A

N
 M

IX
E

D
 U

S
E-

20
 (1

.0
 F

A
R

)

R
E

G
IO

N
A

L 
M

IX
E

D
 U

S
E

-3
5 

(2
.0

 F
A

R
)

O
C

-2
0

R
E

S
E

A
R

C
H

 C
O

R
P

O
R

AT
E

 P
A

R
K

 (1
.0

 F
A

R
)

EN
E

R
G

Y
 IN

D
U

S
TR

IA
L 

PA
R

K
 (.

50
 F

A
R

 U
S

E
S

 O
TH

E
R

 T
H

A
N

 R
E

TA
IL

, .
25

FA
R

 R
E

TA
IL

/C
O

M
M

E
R

C
E

)

LI
G

H
T 

IN
D

U
ST

R
IA

L 
PL

A
N

N
E

D
 (.

50
 F

A
R

)

LI
G

H
T 

IN
D

U
ST

R
IA

L 
(.5

0 
FA

R
)

H
E

AV
Y

 IN
D

U
S

TR
IA

L 
(.5

0 
FA

R
)

PU
B

LI
C

/Q
U

A
S

I-P
U

B
LI

C

N
AT

U
R

A
L 

P
R

E
S

E
R

VA
TI

O
N

W
IM

A
U

M
A 

V
IL

LA
G

E
 R

E
S

ID
E

N
TI

A
L-

2 
(.2

5

C
IT

R
U

S
 P

A
R

K 
V

IL
LA

G
E

W
AT

E
R

W
AT

E
R

Fi
le

: G
:\R

ez
on

in
gS

ys
te

m
\M

ap
P

ro
je

ct
s\

H
C

\G
re

g_
hc

R
ez

on
in

g.
m

xd

A
ut

ho
r: 

B
ev

er
ly

 F
. D

an
ie

ls

M
ap

 P
rin

te
d 

fro
m

 R
ez

on
in

g 
S

ys
te

m
:  

2/
5/

20
21



 
 
 

 
 
 

< THIS PAGE WAS INTENTIONALLY LEFT BLANK > 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

< THIS PAGE WAS INTENTIONALLY LEFT BLANK > 
 

keckb


	21-0303 PC 03-04-2021.pdf
	Rural Area




