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Application Review Summary and Recommendation 
 
1.0  Summary 

1.1  Project Narrative 
The applicant is requesting to rezone approximately 9.57 acres from AS-1 (Agricultural, Single-Family) to 
PD (Planned Development) to allow for a landscaping contractor’s nursery with associated seasonal 
residential uses. 
 
The subject site currently operates as a landscaping contractor’s nursery with the proposal to allow 12 RV 
units to accommodate the site’s seasonal workers.  The contractor’s nursery areas consist of 6.82 acres of 
the site.  Within this 6.82 acres is 4.8 acres of plant growing areas (70% of the landscaping contractor’s 
nursery area), 0.41 acres for an existing 18,000 sf warehouse which will remain and be used to store 
equipment and materials associated with the nursery, 0.28 acres of wetlands and 1.33 areas of 
stormwater ponds.  The seasonal worker residential area will occur within 2.75 acres of the site.  While 
the residential component will be comparable to Farm Worker Housing, RVs units, rather than 
conventional, manufactured, duplex or multi-family units will be used for the temporary housing.  
 
The project area is located in the RES-1 Future Land Use (FLU) area and within the Rural Service Area.  
 
The landscaping contractor’s nursey component meets requirements found Land Development Code 
(LDC) Section 6.11.109.  

 The site shall be 2.5 contiguous acres in size.  The site is 9.57 acres in size total.  Removing the 
2.75 acreage to be used for residential, results in 6.82 acres.  The site contains 0.28 acres of 
environmentally sensitive area, which is 4.1% of the landscaping contractor’s nursery component 
area and 2.9% of the total acreage.     

 A minimum 51% of the site shall be devoted to the reproduction, growth and/or significant 
increase in the value of plants. Of the 6.82 acres, 4.8 acres (or 70%) is used for the nursery.   

 Services with pieces of equipment weighing more than 25,000 pounds that are utilized off-site 
shall have direct frontage access or easement access to a collector or arterial roadway.  The site 
fronts County Line Road, an arterial roadway.  

 No more than 20% of the site shall be utilized for the storage and/or maintenance of vehicles, 
equipment and materials.  The existing 18,000 sf warehouse will be used for storage, which is 0.41 
acres of the site.  This represents 6% of the landscaping contractor’s office acreage.  

 All operational requirements of LDC Section 6.11.109 (such as types of sales, noise levels, etc.) are 
proposed to be met, as proposed by conditions of approval.  

 
The farmworker housing component of the site will be a hybrid between an RV Park and Farm Worker 
Housing site.  With the exception of the permitted housing types and internal roadways and length of 
stay, which will meet RV Park LDC Requirements instead, the farmworker housing component meets the 
requirements found in Land Development (LDC) Section 6.11.39 (Farmworker Housing). 

 Farm worker housing may consist of single-family conventional, manufactured home, duplex or 
multi-family dwellings.  This request will utilize RV units. In accordance with the RV Park 
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regulations, occupancy time limits are applicable.  
 Farm worker housing may be provided on-site or off-site from a commercially productive farm.  

The proposed housing is on-site.  
 Farm worker housing in rural and agricultural plan categories shall be limited to 8 units per acre.  

The RES-1 FLU category is rural and the residential component consists of 2.75 acres, allowing a 
maximum of 22 units.  A total of 12 units are proposed.  

 The farmworker housing sites shall provide a minimum 50 foot setback.  The same setback is 
required for RV parks. The location exceeds this requirement to the north, south, west and east. 

 When the farmworker housing site is located less than 200 feet from the zoning lot line, screening 
shall be provided.  This requirement is not met to the west and south; therefore required 
screening will be provided.  This requirement is met to the east; however, screening will still be 
provided.  

 All dwelling units shall be located at least 10 feet apart.  Proposed conditions require these 
internal setbacks.  

 Water, wastewater and appearance requirements found in the LDC are conditioned to be met.  
 Farmworker housing is valid for two years and requires renewal.  Proposed conditions maintain 

this requirement.  
 Internal drives for farmworker housing projects allow use of shell, gravel or similar materials.  

Given that the use will be RVs, the RV Park standards requiring a certain width and use of asphalt 
concrete or permeable paving block.  

 As required for RV Parks, the site does have access to a collector or arterial road.   
 
The site is located within the Lutz Community Plan Area and within the Rural Service Area; however, the 
Lutz Rural Development Standards are not applicable. The residential component is not a residential 
subdivision; therefore, LDC Section 3.09.05 does not apply.  The landscaping contractor’s office will utilize 
an existing warehouse, which is an agricultural structure given its association with nursery; therefore, the 
building is not required to meet enhanced building design standards.  The use is categorized as an 
agriculture use and is therefore not subject to the fencing or parking requirements required of a 
commercial use.  
 
 1.2  Compliance Overview with Land Development Code and Technical Manuals 
The application does not require any variations to Land Development Code Parts 6.05.00 (Parking and 
Loading), 6.06.00 (Landscaping/Buffering) or 6.07.00 (Fences and Walls).   
 
1.3  Evaluation of Existing and Planned Public Facilities 
The project area is located in the Rural Service Area.   
 
Estimated impact and mobility fees are as follows: 
R.V Campground   
(Per Site)                          
Mobility: $862.00  
Fire: $299.00        
 
Rural Mobility, Northwest Fire - RV campground - number of sites not specified 
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The site is located on the south side of East County Line Road.  County Line Road is a 2-lane, undivided 
roadway maintained by Pasco County.  Per the Hillsborough County Corridor Preservation Plan, County 
Line Road will be a 4-lane, divided roadway requiring a right of way of 110 feet. This project will be 
required to preserve 55 feet of right of way from the centerline of the road.  
 
The project’s sole access will occur on County Line Road.  Currently, the site has two access points; 
however, the easternmost one will be removed.  Access permits and any necessary road improvements 
will be made by Pasco County.  
 
Transportation staff has no objections, subject to proposed conditions.  
 
1.4      Natural Resources/Environmental 
The Environmental Protection Commission has reviewed the application and finds that wetlands are 
present on the site.  EPC staff has no objections, subject to proposed conditions.  
 
The site is not located within a Wellhead Resource Protection Area Zone, a Surface Water Resource 
Protection Area Zone, a Potable Water Wellfield Protection Zone, a Significant Wildlife Habitat or within 
the Coastal High Hazard Area.  Additionally, the site is not within or adjacent to any ELAPP property.  
 
County Line Road is not a County designated Scenic Corridor.  
 
1.5  Comprehensive Plan Consistency 
The project is located within the RES-1 Future Land Use (FLU) category and within the Lutz Community 
Plan area. Planning Commission staff has found the proposed rezoning, with the proposed conditions of 
approval, to be CONSISTENT with the Future of Hillsborough Comprehensive Plan.  
 
1.6  Compatibility 
The site is located within a residential area in the northernmost area of the Lutz community.   

 Property to the north is within Pasco County and separated from the site by County Line Road.  
The area is developed with a single-family neighborhood (Turtle Lakes).  Homes along the north 
side of County Line Road are oriented away from the site with perimeter fencing, walls and/or 
vegetation along the roadway.  The RV area will be located approximately 210 feet into the subject 
site.  The project area closest to the road will consists of wetlands, stormwater ponds and portions 
of the plant growing areas.  

 Properties to the east are zoned AS-1 with single-family homes developed on 1 acre lots. The 
subject site’s eastern area will be used for the plant farm and provide a 6’ high fence along the 
boundary.  The subject site and eastern homes are separated by a 24+/- foot wide strip of property 
used as an access drive for property to the south.  The RV area is approximately 216 feet from the 
eastern PD boundary with intervening nursery area.  

 Property to the south is zoned AS-1 and consists of one 9.8 acre parcel developed with a single-
family residence. The home is located approximately 300 feet south of the common property line. 
The southern area of the subject site will be used for 4.39 acres of nursery area.  The RV area is 
located approximately 182 feet from the common boundary line.  A six foot fence along this 
boundary will be provided.   

 Property to the west is zoned PD (Planned Development) #18-0169.  The site is approved for 33 
single-family homes on 0.5 acre lots.  The minimum rear yard setback along the common 
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boundary line is 25 feet.  The site is currently under construction.  The western area of the subject 
site will be used for nursery and stormwater pond areas and be screened with a 6’ high fence. The 
subject site’s RV housing area will be located approximately 173 feet from the boundary.  

 
Staff has not identified any compatibility issues associated with this proposal.  
 
1.7 Agency Comments 
The following agencies have reviewed the application and offer no objections: 

 Transportation 
 Impact Fee 
 Environmental Protection Commission  
 Water Resource Services 
 Conservation & Environmental Lands Management Department 

 
 

1.8  Exhibits 
Exhibit 1: Future Land Use Map 
Exhibit 2: Aerial/Zoning Map – General Area 
Exhibit 3: Aerial/Zoning Map – Immediate Area 
Exhibit 4: Proposed Site Plan (PD 20-1256) 
 
Requirements for Certification: 
1.  Site plan to delineate fence along the southern PD boundary. 
2. Prior to PD site plan certification, the developer shall revise the PD site plan to: 

a. Add, dimension and label the required right-of-way preservation as “___ ft of Right Of Way 
Preservation Per Hillsborough County Corridor Preservation Plan; 

b. All uses not permitted to be located within the preservation area, consistent with Section 
5.11.09 of the LDC, shall be removed from the PD site plan; 

c. Revise the Project Data Table and any other portion of the PD site plan to remove the 
reference to “RV Park” as an allowable use. As requested, the applicant is seeking a hybrid 
use, and RV Parks in the traditional sense (as defined by the LDC) are prohibited. Labeling 
should reflect the unique use, so that future site plan reviewers are not confused as to what 
uses are permitted or which standards apply; 

d. Revise the Project Data Table to specify a maximum of 20 hybrid (RV/Farm Worker 
Housing Units) consistent with the submitted transportation analysis; and, 

e. Modify Note 20 of the General Notes section to reflect the information contained in staff’s 
proposed parking condition. 

 
2.0 Recommendation 
Approvable, subject to the following conditions: 
 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site 
plan submitted March 30, 2021. 
 
1. The project shall be permitted for a landscaping contractor’s nursery and associated farm worker 

housing.  
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2. Use areas, buildings, ponds, and roadways/driveways shall be generally located where depicted 
on the site plan.  

 
3. The landscaping contractor’s nursery shall comply with Land Development Code Section 6.11.109. 
 
4. The RV area shall be utilized for associated farm worker housing to consist of a maximum of 12 

RVs. These RV units and spaces shall not be sold or rented to anyone not associated with the 
subject landscaping contractor’s nursery.  

 
 4.1 The farmworker housing site (which includes, but is not limited to housing, parking areas, 

athletic fields, and/or storage areas) shall be located at least 175 feet from the western 
PD boundary, 215 feet from the northern PD boundary, 190 feet from the southern PD 
boundary (abutting folio 32949.0100), and 250 feet from the western PD boundary.  

 
 4.2  All RVs shall be located a minimum of 10 feet apart. 
 
 4.3 Internal roadways shall be a minimum of 30 feet in width with a minimum of 20 feet of 

pavement. Any cul-de-sacs shall have a minimum radius of 35 feet.  All roadways shall 
consist of permanent paved material such as asphalt, concrete or a permeable paving 
block.  

 
 4.4 All farming worker housing shall provide adequate sewage disposal and water supply 

systems which meet all Federal, State and local requirements. 
 
 4.5 All farm worker housing shall be maintained in a neat, orderly and safe manner. 
 
 4.6. The farm worker housing shall be renewed every two years per LDC Section 6.11.39.E.2.  
 
 4.7 Rental of the spaces for RV farm worker housing may be done by the day or week.  

Occupancy of the RVs may not exceed 120 calendar days within any 360 day period, 
whether accumulated consecutively or intermittently.  

 
5. A 6-foot high opaque PVC fence shall be provided along the western PD boundary (not inclusive 

of the southern 25 foot wide strip of property located to the west of folio 3249.0100).  
 
6. A 6-foot high opaque PVC fence shall be provided along the eastern PD boundary.  
 
7. A 6-foot high opaque PVC fence shall be provided along the southern PD boundary (where 

abutting the northern property line of folio 3249.0100).  
 
8. 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. 

 
9. The construction and location of any proposed wetland impacts are not approved by this 
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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. 

 
10. Prior to the issuance of any building or land alteration permits or other development, the 

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

 Development Code (LDC). 
 
11. 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. 

 
12.  E. County Line Rd. is shown on the Hillsborough County Corridor Preservation Plan as a future4-

lane roadway which, in accordance with the Hillsborough County Transportation Technical 
 Manual (TTM) Typical Section – 4,  requires a minimum of 110 feet of right-of-way to 
 accommodate a 4-lane urban roadway section.  As such, the applicant shall preserve sufficient 

right-of-way necessary that 55 feet of right-of-way exists south of the existing right-of-way 
 centerline.  Only those interim uses allowed by the Hillsborough County LDC shall be permitted 
 within the preserved right-of-way.  The right-of-way preservation area shall be shown on all 
 future site plans, and building setbacks shall be calculated from the future right-of-way line.  
 
13.  As E. County Line Rd. is owned and maintained by Pasco County, the developer shall be   
 required to obtain right-of-way use or any other permits required by Pasco County.  At its sole 
 expense, the developer shall be required to construct any improvements required by Pasco 
 County to E. County Line. Rd. in order to facilitate project access.  
 
14.  The project shall be permitted one (1) vehicular connection to E. County Line Rd. 
 
15.  The developer shall construct a minimum 5-foot wide sidewalk along its E. County Line Rd. 
 frontage.  
 
16. Minimum parking for the nursery and warehousing uses shall be in accordance with the LDC.  
 Parking for the special purpose RV units (i.e. Farm Worker Housing) shall be provide in the 
 manner customary to Farm Worker Housing uses.  
 
17.  Notwithstanding anything on the PD site plan or herein these conditions to the contrary: 
 
 a.  Bicycle and pedestrian access may be permitted anywhere along the PD boundaries; 
 b.  Onsite Recreational Vehicles (RVs) shall be utilized as Farm Worker Housing units only.  
  RV uses as defined by Section 12 of the LDC and reference within Section 6.11.110 of 
  the LDC shall be prohibited; 
 c.  Onsite Farm Worker Housing units shall only be permitted while the nursery component 
  of the property is in operation.  If the property converts to primary use as warehousing, 
  the Farm Working Housing uses shall cease; and, 
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 d.  The developer shall be required to design and construct internal drive aisles and parking 
  as required by the Hillsborough County Land Development Code and Transportation 
  Technical Manual, to the standard for Farm Worker Housing or Agricultural/Nursery 
  uses, whichever is more stringent. 
18. If the notes and/or graphics on the site plan are in conflict with specific zoning conditions and/or 

the 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. 

Staff's Recommendation: Approvable, subject to conditions 

 
Zoning   
Administrator  
Sign-off: 

J. Brian Grady
Mon Apr 12 2021 09:58:47  
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COUNTY OF HILLSBOROUGH  
 

RECOMMENDATION OF THE  
 LAND USE HEARING OFFICER 

 
 
APPLICATION NUMBER:   RZ PD 20-1256 
 
DATE OF HEARING:   April 19, 2021 
 
APPLICANT:    Sisu Lutz, LLC 

PETITION REQUEST: A request to rezone property from AS-1 
to PD to permit a landscaping 
contractor’s nursery with associated 
seasonal residential uses  

LOCATION: 45 feet south the intersection of E. 
County Line Road and Windsor Way 

 
SIZE OF PROPERTY:   9.83 acres, m.o.l. 
 
EXISTING ZONING DISTRICT:  AS-1 
 
FUTURE LAND USE CATEGORY: RES-1 
 
SERVICE AREA:    Rural  
 
COMMUNITY PLAN: Lutz 
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DEVELOPMENT REVIEW STAFF REPORT 

1.0  Summary  

1.1  Project Narrative  

The applicant is requesting to rezone approximately 9.57 acres from AS-1 
(Agricultural, Single-Family) to PD (Planned Development) to allow for a 
landscaping contractor’s nursery with associated seasonal residential uses.  

The subject site currently operates as a landscaping contractor’s nursery with the 
proposal to allow 12 RV units to accommodate the site’s seasonal workers. The 
contractor’s nursery areas consist of 6.82 acres of the site. Within this 6.82 acres 
is 4.8 acres of plant growing areas (70% of the landscaping contractor’s nursery 
area), 0.41 acres for an existing 18,000 sf warehouse which will remain and be 
used to store equipment and materials associated with the nursery, 0.28 acres of 
wetlands and 1.33 areas of stormwater ponds. The seasonal worker residential 
area will occur within 2.75 acres of the site. While the residential component will 
be comparable to Farm Worker Housing, RVs units, rather than conventional, 
manufactured, duplex or multi-family units will be used for the temporary housing.  

The project area is located in the RES-1 Future Land Use (FLU) area and within 
the Rural Service Area.  

The landscaping contractor’s nursey component meets requirements found Land 
Development Code (LDC) Section 6.11.109.  

 The site shall be 2.5 contiguous acres in size. The site is 9.57 acres in 
size total. Removing the 2.75 acreage to be used for residential, results in 
6.82 acres. The site contains 0.28 acres of environmentally sensitive area, 
which is 4.1% of the landscaping contractor’s nursery component area 
and 2.9% of the total acreage.  

 A minimum 51% of the site shall be devoted to the reproduction, growth 
and/or significant increase in the value of plants. Of the 6.82 acres, 4.8 
acres (or 70%) is used for the nursery.  

 Services with pieces of equipment weighing more than 25,000 pounds that 
are utilized off-site shall have direct frontage access or easement access 
to a collector or arterial roadway. The site fronts County Line Road, an 
arterial roadway.  

 No more than 20% of the site shall be utilized for the storage and/or 
maintenance of vehicles, equipment and materials. The existing 18,000 sf 
warehouse will be used for storage, which is 0.41 acres of the site. This 
represents 6% of the landscaping contractor’s office acreage.  

 All operational requirements of LDC Section 6.11.109 (such as types of 
sales, noise levels, etc.) are proposed to be met, as proposed by 
conditions of approval.  
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The farmworker housing component of the site will be a hybrid between an RV 
Park and Farm Worker Housing site. With the exception of the permitted housing 
types and internal roadways and length of stay, which will meet RV Park LDC 
Requirements instead, the farmworker housing component meets the 
requirements found in Land Development (LDC) Section 6.11.39 (Farmworker 
Housing).  

 Farm worker housing may consist of single-family conventional, manufactured 
home, duplex or multi-family dwellings. This request will utilize RV units. In 
accordance with the RV Park regulations, occupancy time limits are applicable.  

 Farm worker housing may be provided on-site or off-site from a 
commercially productive farm.  

The proposed housing is on-site.  

 Farm worker housing in rural and agricultural plan categories shall be 
limited to 8 units per acre.  

The RES-1 FLU category is rural and the residential component consists of 2.75 
acres, allowing a maximum of 22 units. A total of 12 units are proposed.  

 The farmworker housing sites shall provide a minimum 50 foot setback. 
The same setback is required for RV parks. The location exceeds this 
requirement to the north, south, west and east.  

 When the farmworker housing site is located less than 200 feet from the 
zoning lot line, screening shall be provided. This requirement is not met to 
the west and south; therefore required screening will be provided. This 
requirement is met to the east; however, screening will still be provided.  

 All dwelling units shall be located at least 10 feet apart. Proposed 
conditions require these internal setbacks.  

 Water, wastewater and appearance requirements found in the LDC are 
conditioned to be met.  

 Farmworker housing is valid for two years and requires renewal. Proposed 
conditions maintain this requirement.  

 Internal drives for farmworker housing projects allow use of shell, gravel or 
similar materials.  

Given that the use will be RVs, the RV Park standards requiring a certain width 
and use of asphalt concrete or permeable paving block.  

 As required for RV Parks, the site does have access to a collector or 
arterial road.  

The site is located within the Lutz Community Plan Area and within the Rural 
Service Area; however, the Lutz Rural Development Standards are not 
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applicable. The residential component is not a residential subdivision; therefore, 
LDC Section 3.09.05 does not apply. The landscaping contractor’s office will 
utilize an existing warehouse, which is an agricultural structure given its 
association with nursery; therefore, the building is not required to meet enhanced 
building design standards. The use is categorized as an agriculture use and is 
therefore not subject to the fencing or parking requirements required of a 
commercial use.  

1.2 Compliance Overview with Land Development Code and Technical Manuals  

The application does not require any variations to Land Development Code Parts 
6.05.00 (Parking and Loading), 6.06.00 (Landscaping/Buffering) or 6.07.00 
(Fences and Walls).  

1.3 Evaluation of Existing and Planned Public Facilities  

The project area is located in the Rural Service Area.  

Estimated impact and mobility fees are as follows: R.V Campground 
(Per Site) 
Mobility: $862.00  

Fire: $299.00 
Rural Mobility, Northwest Fire - RV campground - number of sites not specified  

The site is located on the south side of East County Line Road. County Line 
Road is a 2-lane, undivided roadway maintained by Pasco County. Per the 
Hillsborough County Corridor Preservation Plan, County Line Road will be a 4-
lane, divided roadway requiring a right of way of 110 feet. This project will be 
required to preserve 55 feet of right of way from the centerline of the road.  

The project’s sole access will occur on County Line Road. Currently, the site has 
two access points; however, the easternmost one will be removed. Access 
permits and any necessary road improvements will be made by Pasco County.  

Transportation staff has no objections, subject to proposed conditions.  

1.4 Natural Resources/Environmental  

The Environmental Protection Commission has reviewed the application and 
finds that wetlands are present on the site. EPC staff has no objections, subject 
to proposed conditions.  

The site is not located within a Wellhead Resource Protection Area Zone, a 
Surface Water Resource Protection Area Zone, a Potable Water Wellfield 
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Protection Zone, a Significant Wildlife Habitat or within the Coastal High Hazard 
Area. Additionally, the site is not within or adjacent to any ELAPP property.  

County Line Road is not a County designated Scenic Corridor.  

1.5 Comprehensive Plan Consistency  

The project is located within the RES-1 Future Land Use (FLU) category and 
within the Lutz Community Plan area. Planning Commission staff has found the 
proposed rezoning, with the proposed conditions of approval, to be 
CONSISTENT with the Future of Hillsborough Comprehensive Plan.  

1.6 Compatibility  

The site is located within a residential area in the northernmost area of the Lutz 
community.  

 Property to the north is within Pasco County and separated from the site 
by County Line Road. The area is developed with a single-family 
neighborhood (Turtle Lakes). Homes along the north side of County Line 
Road are oriented away from the site with perimeter fencing, walls and/or 
vegetation along the roadway. The RV area will be located approximately 
210 feet into the subject site. The project area closest to the road will 
consists of wetlands, stormwater ponds and portions of the plant growing 
areas.  

 Properties to the east are zoned AS-1 with single-family homes developed 
on 1 acre lots. The subject site’s eastern area will be used for the plant 
farm and provide a 6’ high fence along the boundary. The subject site and 
eastern homes are separated by a 24+/- foot wide strip of property used 
as an access drive for property to the south. The RV area is approximately 
216 feet from the eastern PD boundary with intervening nursery area.  

 Property to the south is zoned AS-1 and consists of one 9.8 acre parcel 
developed with a single- family residence. The home is located 
approximately 300 feet south of the common property line. The southern 
area of the subject site will be used for 4.39 acres of nursery area. The RV 
area is located approximately 182 feet from the common boundary line. A 
six foot fence along this boundary will be provided.  

 Property to the west is zoned PD (Planned Development) #18-0169. The 
site is approved for 33 single-family homes on 0.5 acre lots. The minimum 
rear yard setback along the common boundary line is 25 feet. The site is 
currently under construction. The western area of the subject site will be 
used for nursery and stormwater pond areas and be screened with a 6’ 
high fence. The subject site’s RV housing area will be located 
approximately 173 feet from the boundary.  

Staff has not identified any compatibility issues associated with this proposal.  
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1.7 Agency Comments  

The following agencies have reviewed the application and offer no objections:  

Transportation 
Impact Fee 
Environmental Protection Commission 
Water Resource Services 
Conservation & Environmental Lands Management Department  

1.8 Exhibits  

Exhibit 1: Future Land Use Map 
Exhibit 2: Aerial/Zoning Map – General Area Exhibit 3: Aerial/Zoning Map – 
Immediate Area Exhibit 4: Proposed Site Plan (PD 20-1256)  

Requirements for Certification:  

1. Site plan to delineate fence along the southern PD boundary. 
2. Prior to PD site plan certification, the developer shall revise the PD site plan to:  

1. Add, dimension and label the required right-of-way preservation as “___ ft 
of Right Of Way Preservation Per Hillsborough County Corridor 
Preservation Plan;  

2. All uses not permitted to be located within the preservation area, 
consistent with Section 5.11.09 of the LDC, shall be removed from the PD 
site plan;  

3. Revise the Project Data Table and any other portion of the PD site plan to 
remove the reference to “RV Park” as an allowable use. As requested, the 
applicant is seeking a hybrid use, and RV Parks in the traditional sense 
(as defined by the LDC) are prohibited. Labeling should reflect the unique 
use, so that future site plan reviewers are not confused as to what uses 
are permitted or which standards apply;  

4. Revise the Project Data Table to specify a maximum of 20 hybrid 
(RV/Farm Worker Housing Units) consistent with the submitted 
transportation analysis; and,  

5. Modify Note 20 of the General Notes section to reflect the information 
contained in staff’s proposed parking condition.  

2.0 Recommendation  

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

SUMMARY OF HEARING 

THIS CAUSE came on for hearing before the Hillsborough County Land Use 
Hearing Officer on April 19, 2021.  Mr. Brian Grady of the Hillsborough County 
Development Services Department introduced the petition. 
 
Mr. William Molloy, 325 South Boulevard testified on behalf of the applicant.  He 
stated that the request was unique as the use does not fit any one land use 
category.  The primary use is a landscape contractor’s nursery.  He testified that 
the criteria as set forth in Land Development Code Section 6.11.109 has been 
satisfied.  The landscape contractors use is existing.  A Code Enforcement 
violation necessitated the rezoning but it has nothing to do with the existing 
landscape contractors use.  Mr. Molloy testified that in 2018, a Conditional Use 
was approved for farmworker housing on the property.  He submitted a copy of 
the permit into the record.  Mr. Molloy testified that the permit expired last year 
due to the process time for the rezoning application.  The County requires farm 
worker housing that are modular however the subject property housing is a 
recreational vehicle. Mr. Molloy explained the type of housing is the reason for 
the zoning violation.  He referenced a legal memorandum attesting to the point 
that a recreational vehicle is an entirely legal means of providing housing.  He 
stated that the housing component of the operation is completely voluntary.  The 
recreational vehicles are fully functional for traveling which is important in the 
case of a disaster.  The operator can load up his crews and go to areas hit by 
hurricanes, for example.  The location of the RV’s is specified in the conditions.  
The notices that went out to the neighbors may have been interpreted that there 
was a new workforce housing project proposed rather than the reality that the 
existing RV’s have been there without an issue or a complaint.  Mr. Molloy 
showed a copy of the site plan to discuss the location of the RV’s.  He stated that 
a 6-foot PVC fence will be installed along the eastern, western and southern 
boundaries.  He concluded his presentation by stating that the request is 
essentially to have RV’s for workforce housing. 

Hearing Master Finch asked Mr. Molloy to confirm that a Conditional Use was 
issued for 12 units and asked if it was a misunderstanding from the property 
owner that RVs could be used for housing.  Mr. Molloy replied yes and added 
that it was an honest mistake by the property owner. He added that the 12 units 
is the same that was approved by the Conditional Use.  

Mr. Reinaldo Ray Rose, 114 South Westland Avenue Tampa testified as the 
property owner.  

Ms. Michelle Heinrich Development Services Department testified regarding the 
County’s staff report.  Ms. Heinrich stated that the request is to rezone 9.5 acres 



 8 

from AS-1 to PD to permit a landscaping contractor’s nursery with associated 
seasonal residential uses.  The property is located in the RES-1 land use 
category. The project meets or exceeds the requirement of the Land 
Development Code.  A PD is required because a landscaping contractor’s 
nursery does not account for on-site residential.  Ms. Heinrich testified that farm 
worker housing is permitted in the RES-1 category but the housing type does not 
include RV’s.  The applicant proposes to retain the 12 RV units.  The amount of 
time for stay and a requirement that residents must be employed by the nursery 
is stated in the farm worker housing regulations. Ms. Heinrich described the 
surrounding area as being large lot residential.  She concluded her presentation 
by stating that staff recommends approval of the request.  
 
Hearing Master Finch asked Ms. Heinrich if farm worker housing is permitted in 
the AS-1 zoning district which she confirmed as a part of her presentation.   
 
Ms. Jiwaun Haley of the Planning Commission staff testified that the property is 
within the Residential-1 Future Land Use category and located in the Rural 
Service Area and the Lutz Community Planning Area. She testified that the 
request meets the intent of Objective 4 and Objective 16 regarding agricultural 
uses and compatibility with surrounding uses. The applicant proposes to reserve 
4.39 acres along the southern and eastern boundary which will mitigate the 
impacts to the residential area.  The proposed uses are in keeping with the rural 
area.  She concluded her remarks by stating that the rezoning request is 
consistent with the Lutz Community Plan and the Future of Hillsborough 
Comprehensive Plan. 

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

Hearing Master Finch asked audience members if there were any opponents of 
the application.    

Mr. Frank Zasa 19887 Sambar Deer Loop Lutz testified in opposition.  Mr. Zasa 
stated that his property is directly adjacent to the subject property with clear view 
of the RV’s.  He stated that he contacted Mr. Molloy’s office two times and did not 
receive a phone call.   Mr. Zasa questioned why the property owner needed farm 
workers to live on the property given the size of the property.  He stated that 
there is no fence nor is there a nursery.  Mr. Zasa testified that he believed the 
property owner could have removed the RV’s as they were in violation but did 
not.  He concluded his remarks by stating that he supports building a nursery in 
his backyard. 

Mr. Grady stated that staff checked the notice list and did not see Mr. Zasa’s 
name of the list but would check to ensure proper notice of the application.   

Mr. Grady testified that there will be screening along the western boundary of the 
property.   
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Mr. Molloy testified during the rebuttal period that the workers can travel freely to 
other projects.  The buffering and screening will be installed if the zoning is 
approved.  He added that he is happy to meet with anyone to discuss the project.  

The hearing was then concluded. 
 

EVIDENCE SUBMITTED 
 
Mr. Molloy submitted a copy of the Conditional Use Permit for 12 farmworker 
housing units, a copy of a legal opinion regarding the housing of temporary 
workers in RV’s, a portion of Florida Statutes regarding farmworker housing and 
a copy of the County staff report 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 9.83 acres in size and is zoned Agricultural Single-Family _ 

(AS-1).  The property is designated RES-1 by the Comprehensive Plan and 
located in the Rural Service Area and the Lutz Community Planning Area. 
 

2. The request to rezone from AS-1 to Planned Development (PD) is to permit a 
landscaping contractor’s nursery with associated seasonal residential uses. 
The proposed zoning conditions limit the number of units to 12 Recreational 
Vehicle (RV) units. 

 
3. No Planned Development variations are requested.  
 
4. The Planning Commission supports the request and found it to be consistent 

with the intent of Objective 4 and Objective 16 regarding agricultural uses and 
compatibility with surrounding uses. Staff stated that the applicant’s 
reservation of 4.39 acres along the southern and eastern boundary which will 
mitigate the impacts to the residential area.  The Planning Commission 
determined that the request is consistent with the Lutz Community Plan and 
Comprehensive Plan. 

 
5. The property was previously approved for a Conditional Use for 12 farm 

worker housing units.  The applicant’s representative testified that the 
operator made a mistake in believing that the housing units could be RV’s.  
Therefore, the property was cited by Code Enforcement for the existing RV 
units.  If the rezoning to Planned Development is approved, the violation will 
be resolved.  
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6. The surrounding area is developed with large lot single family residential land 

uses. 
 

7. According to Development Services Department staff the proposed use 
meets or exceeds the Land Development Code standards for farm worker 
housing regarding buffering and screening. 

 
8. One person testified in opposition to the request.  Concerns were raised 

regarding the need to have on-site farm worker housing given the size of the 
property but that he supports the development of a nursery.   

 
The testimony in opposition was provided by an adjacent property owner to 
the west.  There is existing vegetation in between the subject property and 
the adjacent property owner.   The application includes a zoning condition 
requiring a 6-foot high PVC fence.  The western portion of the subject 
property will be developed with the nursery and stormwater pond.  The RVs 
are located approximately 173 feet from the western property boundary.  The 
proposed fence and intervening use of the nursery and stormwater pond 
mitigate any negative impacts of the 12 RV units.  

 
9. Approval of the Planned Development zoning with the conditions proposed by 

the Development Services Department serves to recognize the previously 
approved 12 unit farm worker housing units and provides a compatible land 
use in the area. 

 
 

FINDINGS OF COMPLIANCE/NON-COMPLIANCE WITH THE 
HILLSBOROUGH COUNTY COMPREHENSIVE PLAN 

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

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

SUMMARY 
 

The request is to rezone 9.83 acres from AS-1 to PD to permit a landscaping 
contractor’s nursery with associated seasonal residential uses. The proposed 
zoning conditions limit the number of units to 12 Recreational Vehicle (RV) units.  
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The property was previously approved for a Conditional Use for 12 farm worker 
housing units.  The applicant’s representative testified that the operator made a 
mistake in believing that the housing units could be RV’s.  Therefore, the 
property was cited by Code Enforcement for the existing RV units.  If the 
rezoning to Planned Development is approved, the violation will be resolved. 
 
The Planning Commission supports the request and found it consistent with the 
Lutz Community Plan. 
 
One person testified in opposition to the request.  Concerns were raised 
regarding the need to have on-site farm worker housing given the size of the 
property but that he supports the development of a nursery.   The testimony in 
opposition was provided by an adjacent property owner to the west.  There is 
existing vegetation in between the subject property and the adjacent property 
owner.   The application includes a zoning condition requiring a 6-foot high PVC 
fence.  The western portion of the subject property will be developed with the 
nursery and stormwater pond.  The RVs are located approximately 173 feet from 
the western property boundary.  The proposed fence and intervening use of the 
nursery and stormwater pond mitigate any negative impacts of the 12 RV units.  
 
The request serves to recognize the previously approved 12 unit farm worker 
housing units and provides a compatible land use in the area. 
 

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

      May 10, 2021 
Susan M. Finch, AICP    Date 
Land Use Hearing Officer 
 
 
 
 
 
 



 
 

Unincorporated Hillsborough County Rezoning  
 
Hearing Date:  
April 19, 2021 
 
Report Prepared:  
April 9, 2021 

 
Petition: 20-1256 
 
3223 East County Line Road  
 
Southside of County Line Road, east of Livingston 
Drive 
 

Summary Data: 
 
Comprehensive Plan Finding: 
 

 
CONSISTENT 

 
Adopted Future Land Use: 

 
Residential-1 (1du/ga 0.25 FAR) 
 

 
Service Area 
 

 
Rural 

 
Community Plan:  
 

 
Lutz 

 
Requested Zoning:   
 

 
Agricultural Single Family-1 (AS-1) to a Planned 
Development (PD) to allow for an existing 
Landscape contractor’s nursery with a maximum of 
18,000 sq. ft building and a maximum of 12 
Recreational Vehicles used for farmworker 
housing   

 
Parcel Size (Approx.): 
 

 
9.57+/- acres (104,217 square feet) 
 

 
Street Functional 
Classification:    
 

County Line Road– County Arterial 

 
Locational Criteria 
 

 
N/A 

 
Evacuation Zone 
 

 
The subject property not in an evacuation zone. 
 

 
 
 

 
 

Plan Hillsborough 
planhillsborough.org 

planner@plancom.org 
813 – 272 – 5940 

601 E Kennedy Blvd 
18th floor  

Tampa, FL, 33602 



PD 20-1256 2 
 

 
Context 
 
 The approximately 9.57+/- acre subject property is located on the southside of County Line 

Road and is east of Livingston Avenue. The subject property is developed with a warehouse 
building and is designated as a light industrial use as per Hillsborough County Property 
Appraiser’s Office. 
 

 The site is located within the Rural Area and within the limits of the Lutz Community Planning 
Area.  

 
 The subject site’s Future Land Use designation is Residential-1 (RES-1) which permits one 

dwelling unit per acre. Typical allowable uses in this Future Land Use 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.   
 

 The subject property is zoned Agricultural Single Family-1 (AS-1). AS-1 surrounds the 
property on the east and south and is developed primarily with single family residential uses. 
Directly west of the site was approved for single family residential uses under PD 18-0169. 
On the north side of County Line Road is within the jurisdiction of Pasco County.  

 
 The applicant is requesting to rezone the site from Agricultural Single Family-1 to a Planned 

Development (PD) to allow for an existing Landscape contractor’s nursery and 12 
Recreational Vehicles which will be used for farm worker housing.   

 
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 
 
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. 

 
Rural Area 
 
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: Rural Area Densities 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 
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Development pursuant to the PEC ½ category, or rural community which will carry higher 
densities.   
 
Neighborhood/Community Development 

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

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

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 20.7:  Group quarters, temporary housing, and other residential structures for the use of 
permanent and/or temporary farm workers may be permitted in areas of agricultural activity, 
although such uses may exceed the maximum densities specified in the applicable land use 
category on a site. In no case shall a density in excess of 8 dwelling units per gross acre be 
permitted. This provision is intended to preserve and promote agricultural uses by making it 
possible for farm workers to both work and reside on or near property devoted to agricultural uses.  
Land development regulations shall specify density limits for farm worker housing projects based 
on land use categories as well as other design standards.   

 
Livable Communities Element: Lutz Community Plan 
 
The Lutz community has two distinct components.  The majority of the community located east of 
Dale Mabry Highway, including the historic downtown, can be described as a semi-rural 
community.  It is characterized by residential development on lots of ½ acre and larger scattered 
along curving narrow roadways woven around natural environmental features, which include 
many large and small lakes, and wetland systems.   
 
The second component of the Lutz community is located west of Dale Mabry Highway, which can 
be described as suburban style, planned residential developments, including the communities of 
Calusa Trace, Cheval, Villa Rosa and Heritage Harbor.  These planned communities are a part 
of the Lutz community, but have been generally planned, rezoned and are under construction or 
have been built.  There is minimal opportunity for new developments of that type and scale in the 
western part of Lutz.   
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However, it should be noted that neither area is exclusively developed in either semi-rural or in a 
suburban style.  There are several areas within the semi-rural portion of Lutz that have been 
developed with suburban style, walled residential subdivisions; and there are areas within the 
western area of Lutz that are developed in a rural or semi-rural, large lot pattern.  The intent of 
this Community Plan is to recognize and protect those planned communities from incompatible 
land uses, but not to continue development in Lutz in a suburban manner.  The strategies listed 
below have been developed to maintain a semi-rural character for the Lutz Community, as a 
whole. (The Lutz background documentation illustrates major features of the strategies in a 
graphic format.)   

Semi-rural, Single-family Residential Community Character 
Residents desire to maintain Lutz as a low density, semi-rural, single family community offering a 
variety of housing styles, lot sizes, configurations, and setbacks; while ensuring quality of life and 
sustainability. To do so residents want to: 

 
 support existing agricultural uses for their importance as a historical component of the 

community, their economic importance to the County and for the open space they provide; 
 

Staff Analysis of Goals, Objectives, and Policies: 

The applicant is requesting to rezone the 9.5+/- acre site located on the south side of East 
County Line Road, east of Livingston Avenue from Agricultural Single Family-1 (AS-1) to a 
Planned Development. The intent is to allow for an existing landscape contractor’s nursery 
with an existing building at 18,000 square feet and recreational vehicles which will be used 
for farmworker housing.  
 
The subject site is located in the Residential-1 Future Land Use Category on the Future 
Land Use Map (FLUM). Objective 4 of the Future Land Use Element of the Comprehensive 
Plan (FLUE) and Policy 4.1 state that “the rural area provides areas for long term 
agricultural uses and large lot, low density rural residential uses.”  The proposed uses are 
all agriculturally related as the landscape nursery and building, including storage will be 
related to the agricultural operation of the site. The proposed Planned Development is 
therefore consistent with the intent of Objective 4 and its accompanying policies in the 
Rural Area.  
 
Objective 16 and its accompanying policies 16.2, 16.3 and 16.5 provide direction on 
achieving compatibility with surrounding land uses through various transitions, buffering 
and site planning techniques. The applicant has provided several buffering and screening 
measures to mitigate for any adverse effects on the surrounding area. As per the site plan, 
4.39 acres is being reserved for the landscape nursery area along the southern and eastern 
boundary of the site which will mitigate impacts to the residential in the area. Along the 
western boundary of the site the applicant is providing a 6-foot-high opaque fence. Policy 
1.4 states that “compatibility does not mean “the same as”. Rather, it refers to the 
sensitivity of development proposals in maintaining the character of existing 
development.” In this case the proposed uses are in keeping with the character of the Rural 
Area and the activities and proposed uses are compatible with the surrounding area.  
 
Group quarters, temporary housing, and other residential structures for the use of 
permanent and/or temporary farm workers may be permitted in areas of agricultural 
activity. This provision is intended to preserve and promote agricultural uses by making it 
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possible for farm workers to both work and reside on or near property devoted to 
agricultural uses. The proposed development meets the intent of Policy 20.7.   
 
The request is consistent with the vision of the Lutz Community Plan, by developing and 
support existing agricultural uses.  
 
Overall, the proposed Planned Development is consistent with the Goals, Objectives, and 
Policies of the Future of Hillsborough Comprehensive Plan for Unincorporated 
Hillsborough County, and is compatible with the existing and planned development pattern 
found in the surrounding area. 
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed Planned 
Development CONSISTENT with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, subject to conditions proposed by the Development 
Services Department. 
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AGENCY REVIEW COMMENT SHEET

TO: Zoning Technician, Development Services Department DATE: 4/11/20

REVIEWER: James Ratliff, AICP, PTP AGENCY/DEPT: Transportation

PLANNING AREA/SECTOR: LU/ Northwest PETITION NO: RZ 20-1256

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.

REPORT SUMMARY AND CONCLUSIONS

The proposed rezoning would increase the number of trips potentially generated by development 
of the subject parcel (by 89 average daily trips, 25 a.m. peak hour trips and 30 p.m. peak hour 
trips).

E. County Line Rd. is owned, maintained and under the permitted authority of Pasco County.  As
such, the developer will be required to obtain access permits from Pasco County.

The applicant shall be allowed one (1) vehicular connection to E. County Line Road.

Transportation Review Section staff has no objection to this rezoning, subject to the conditions 
proposed hereinbelow.

CONDITIONS OF ZONING APPROVAL

1. E. County Line Rd. is shown on the Hillsborough County Corridor Preservation Plan as a future 
4-lane roadway which, in accordance with the Hillsborough County Transportation Technical
Manual (TTM) Typical Section – 4, requires a minimum of 110 feet of right-of-way to 
accommodate a 4-lane urban roadway section.  As such, the applicant shall preserve sufficient
right-of-way necessary that 55 feet of right-of-way exists south of the existing right-of-way 
centerline. Only those interim uses allowed by the Hillsborough County LDC shall be permitted 
within the preserved right-of-way.  The right-of-way preservation area shall be shown on all 
future site plans, and building setbacks shall be calculated from the future right-of-way line.

2. As E. County Line Rd. is owned and maintained by Pasco County, the developer shall be 
required to obtain right-of-way use or any other permits required by Pasco County. At its sole 
expense, the developer shall be required to construct any improvements required by Pasco 
County to E. County Line. Rd. in order to facilitate project access.

3. The project shall be permitted one (1) vehicular connection to E. County Line Rd.

4. The developer shall construct a minimum 5-foot wide sidewalk along its E. County Line Rd.
frontage.

5. Minimum parking for the nursery and warehousing uses shall be in accordance with the LDC.  
Parking for the special purpose RV units (i.e. Farm Worker Housing) shall be provide in the 
manner customary to Farm Worker Housing uses.

6. Notwithstanding anything on the PD site plan or herein these conditions to the contrary:



a. Bicycle and pedestrian access may be permitted anywhere along the PD boundaries;

b. Onsite Recreational Vehicles (RVs) shall be utilized as Farm Worker Housing units only.  
RV uses as defined by Section 12 of the LDC and reference within Section 6.11.110 of 
the LDC shall be prohibited;

c. Onsite Farm Worker Housing units shall only be permitted while the nursery component 
of the property is in operation.  If the property converts to primary use as warehousing,
the Farm Working Housing uses shall cease; and,

d. The developer shall be required to design and construct internal drive aisles and parking 
as required by the Hillsborough County Land Development Code and Transportation 
Technical Manual, to the standard for Farm Worker Housing or Agricultural/Nursery 
uses, whichever is more stringent.

Other Conditions

Prior to PD site plan certification, the developer shall revise the PD site plan to:

o Add, dimension and label the required right-of-way preservation as “____ ft. of Right-of-
Way Preservation Per Hillsborough County Corridor Preservation Plan;

o All uses not permitted to be located within the preservation area, consistent with Section 
5.11.09 of the LDC, shall be removed from the PD site plan;

o Revise the Project Data Table and any other portion of the PD site plan to remove the 
reference to “RV Park” as an allowable use.  As requested, the applicant is seeking a 
hybrid use, and RV Parks in the traditional sense (as defined by the LDC) are prohibited.
Labeling should reflect the unique use, so that future site plan reviewers are not confused 
as to what uses are permitted or which standards apply;

o Revise the Project Data Table to specify a maximum of 20 hybrid (RV/Farm Worker 
Housing Units) consistent with the submitted transportation analysis; and,

o Modify Note 20 of the General Notes section to reflect the information contained in
staff’s proposed parking condition.

PROJECT SUMMARY AND ANALYSIS

The applicant is requesting to rezone a +/- 9.83 ac. parcel from Agricultural Single-Family – 1 (AS-1) to 
Planned Development (PD). The applicant is proposing nursery uses, an 18,000 s.f. warehouse, and an
unspecified number of hybrid (RV/Farm Worker Housing units).  Staff is requiring that these units be 
limited to 20, since that is the number studied in the submitted transpiration analysis which accompanied 
the rezoning request. As required by the Development Review Procedures Manual (DRPM), the 
developer submitted a trip generation letter indicating that a more detailed transpiration study was not 
required to process this request.

Utilizing data from the 10th Edition of the Institute of Transportation Engineer’s Trip General Manual,
staff has prepared a comparison of the trips potentially generated under the existing and proposed zoning
designations, utilizing a generalized worst-case scenario. 

Existing Zoning:

Land Use 24 Hour Two-
Way Volume

Total Peak           
Hour Trips

AM PM
AS-1, 9 single-family detached dwelling units 
(ITE LUC 210) 85 7 9

Proposed Zoning:
Land Use Total Peak           



24 Hour Two-
Way Volume

Hour Trips
AM PM

PD, 18,000 s.f. warehouse uses
(ITE LUC 150) 74 27 30

PD, 20 Special Farm Worker Housing Units 
(ITE LUC 420) 100 5 9

Subtotal: 174 32 39

Trip Generation Difference:

Land Use/Size 24 Hour Two-
Way Volume

Total Peak Hour Trips
AM PM

Difference (+) 89 (+) 25 (+) 30

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

E. County Line Road is presently a 2-lane, undivided collector roadway which is maintained by Pasco 
County. E. County Line Road is characterized by +/- 12-foot wide travel lanes in average condition.
There are +/- 5-foot wide sidewalks along a portion of the south side of E. County Line Rd. in the 
vicinity of the proposed project.  There are no bicycle facilities along E County Line Rd. in the vicinity of 
the project. 

The Hillsborough County Corridor Preservation Plan designates E. County Line Road as a 4-lane divided 
road. As such, 110 feet of right of way will be required to complete the future improvement.  The 
applicant shall be required to preserve 55 feet of right of way from the center line of the roadway.

SITE ACCESS

Principal vehicular and pedestrian access to the site will be from E. County Line Road.  The applicant is
requesting one full access driveway connection to E. County Line Road.  The easternmost existing 
connection will be removed.  As E. County Line. Rd. is owned and maintained by Pasco County, the 
developer will be required to obtain access permits from Pasco County and make any roadway 
improvements deemed necessary by Pasco County.
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Heinrich, Michelle

From: Perry Cahanin, Jacqueline <cahaninj@epchc.org>
Sent: Wednesday, February 24, 2021 9:19 AM
To: Heinrich, Michelle
Subject: REZ 20-1256 Sisu Lutz LLC - EPC Comments

[External] 

Good morning, 
 
There are no changes to the 10/16/20 EPC comments for this revised rezoning application. Thank you. 
 
Jackie Perry Cahanin, M.S. 
Environmental Scientist II 
Wetlands Division 
(813) 627-2600 ext. 1241 | www.epchc.org 
 
Environmental Protection Commission 
3629 Queen Palm Drive, Tampa, FL 33619 
Our mission is “to protect our natural resources, environment, and quality of life in Hillsborough County.” 
Follow us on:  Twitter | Facebook | YouTube 
Track Permit Applications  
 
 
This email is from an EXTERNAL source and did not originate from a Hillsborough County email address.  Use caution 
when clicking on links and attachments from outside sources. 
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AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: December 14, 2020 

PETITION NO.:  20-1256 

EPC REVIEWER:  Jackie Perry Cahanin 

CONTACT INFORMATION: (813) 627-2600 X 1241 

EMAIL:  cahaninj@epchc.org 

COMMENT DATE:  October 19, 2020 

PROPERTY ADDRESS: 3223 E County Line Rd., 
Lutz, FL 33559 

FOLIO #: 032949-0200 

STR: 05-27S-19E 

REQUESTED ZONING:  AS1 to PD 

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

YES 

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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Environmental Excellence in a Changing World
Roger P. Stewart Center

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

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 
  



 
           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

SISU Lutz, LLC

3223 E County Line Rd

32949.0200

11/20/2020

20-1256

R.V Campground   
(Per Site)                          
Mobility: $862.00  
Fire: $299.00        
 

Rural Mobility, Northwest Fire - RV campground - number of sites not specified



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

PETITION NO.:  STD20-1256_ REVIEWED BY:   Randy Rochelle DATE: 9/25/2020 

FOLIO NO.:            32949.0200                             

  This agency would  (support),  (conditionally support) the proposal.

WATER 

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

 No Hillsborough County water line of adequate capacity is presently available. 

 A      inch water main exists  (adjacent to the site),  (approximately      feet 
from the site)                                              . 

 Water distribution improvements may be needed prior to connection to the County’s 
water system. 

 No CIP water line is planned that may provide service to the proposed development. 

 The nearest CIP water main (      inches), will be located  (adjacent to the site), 
(feet from the site at      ).  Expected completion date is      .   

WASTEWATER 

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

 No Hillsborough County wastewater line of adequate capacity is presently available. 

 A     inch wastewater force main exists  (adjacent to the site),  (approximately      
feet from the site)                                               . 

 Wastewater distribution improvements may be needed prior to connection to the 
County’s wastewater system. 

 No CIP wastewater line is planned that may provide service to the proposed 
development.

 The nearest CIP wastewater main (      inches), will be located  (adjacent to the 
site),  (feet from the site at      ).  Expected completion date is      .                                 

COMMENTS:   This site is located outside of the Hillsborough County Urban Service Area, 
therefore Hillsborough County Water and/or Wastewater Service will not be available to 
serve the subject property. If the applicant feels the that the proposed development is 
located within the County Urban Service Area and can provide verifiation then it's 
possible that Hillsborugh County Water and Wastewater Service could be provided  . 



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 23 Sep. 2020 

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

APPLICANT:   William Molloy PETITION NO:  RZ-PD 20-1256 

LOCATION:   3223 E. County Line Rd, Lutz, FL  33559 

FOLIO NO:   32949.0200 SEC: 05   TWN: 27   RNG: 19 
 

 

 

  This agency has no comments. 

 

  This agency has no objection. 

 

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

 

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

   

COMMENTS:        . 
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             BOARD OF COUNTY COMMISSIONERS
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     BEFORE:       SUSAN FINCH
                   Land Use Hearing Master

     DATE:         Monday, April 19, 2021
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                   Concluding at 8:03 p.m.
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                     Reported By:
                Christina M. Walsh, RPR
              Executive Reporting Service
               Ulmerton Business Center
           13555 Automobile Blvd., Suite 100
                 Clearwater, FL 33762
                    (800) 337-7740
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1               HILLSBOROUGH COUNTY, FLORIDA

              BOARD OF COUNTY COMMISSIONERS
2

             ZONING HEARING MASTER HEARINGS
3                      April 19, 2021

           ZONING HEARING MASTER:  SUSAN FINCH
4
5

 D2:
6  Application Number:     RZ-PD 20-1256

 Applicant:              Sisu Lutz, LLC
7  Location:               45' South of Intersection E.

                         County Line Rd., Windsor Way
8  Folio Number:           032949.0200

 Acreage:                9.83 acres, more or less
9  Comprehensive Plan:     R-1

 Service Area:           Rural
10  Existing Zoning:        AS-1

 Request:                Rezone to Planned Development
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25

20-1256



Executive Reporting Service

5a181573-0c76-4ddc-abe8-fa6126e24a00Electronically signed by Christina Walsh (401-124-891-9213)

Page 82
1            MR. GRADY:  The next item is agenda item
2      D-2, Rezoning-Planned Development 20-1256.  The
3      applicant is Sisu Lutz, LLC.
4            The request is to rezone from AS-1 to
5      Planned Development.  Michelle Heinrich will
6      provide staff recommendation after presentation by
7      the applicant.
8            HEARING MASTER FINCH:  All right.  Good
9      evening.

10            MR. MOLLOY:  Good evening.  William Molloy,
11      325 South Boulevard, Tampa, Florida.
12            This is a unique rezoning request in that the
13      project before us does not neatly fit into a box of
14      any one Land Use category.  The primary use is that
15      of a landscape contractor's nursery.
16            As the staff report indicates, all the
17      criteria for this particular use as per 6.11.109 of
18      the LDC is satisfied.  That's the existing business
19      right now, the landscape contractor.
20            Again, I can go through the checklist of
21      criteria that's in the staff report.  That's all
22      satisfied there.  The nursery use, as I said, is
23      established and existing without problem, issue, or
24      complaint.  We are here for a Code Enforcement
25      violation, but it has nothing to do with that part
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1      of the use.
2            The secondary uses are more complicated.
3      Back in about 2018, my client applied for and was
4      granted a conditional use permit to allow for a
5      farm worker housing on the project.
6            Farm worker housing is an established,
7      legitimate use, and the conditions that are
8      required for its legal implementation are spelled
9      out in the LDC.

10            I have a copy of the permit for the record.
11      I got a whole packet of things that I'll hand over.
12      The permit you'll notice has expired as of last
13      year, but that's because we were in this process at
14      the time.  No need to renew it if we have the
15      rezoning in the hopper.
16            At some point subsequent to the issuance of
17      the permit for farm worker housing, my client
18      received notice from Code Enforcement of an issue
19      with this permit.  That being that the LDC calls
20      out specific forms of housing for farm workers.
21            They are prefab.  They're barracks.  They're
22      modular.  And my client's form of housing which is
23      fully functional and more than adequate is actually
24      recreational vehicles.  That's what he has on-site
25      for farm worker housing.
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1            Hence, the zoning violation and today's
2      request, which is to allow for farm worker housing
3      in the form of recreational vehicles in a Planned
4      Development zoning district.
5            The first point I want to make is that
6      workforce or farm worker housing in the form of a
7      recreational vehicle is entirely legal means of
8      providing housing, and we have a legal memorandum
9      in this packet.  It's the second exhibit, which

10      I'll hand over.
11            Secondly, the housing element of this
12      operation is entirely voluntary, and it's provided
13      as an optional benefit to employees.  If there's
14      any, you know, idea that it's an untoward, you have
15      to live here kind of situation, that's absolutely
16      not it.
17            And then third, it's worth noting that the
18      recreational vehicles in question are fully
19      functional for travelling and are used as an
20      important facet of the project's operation, which
21      is disaster response and assistance.
22            This operator can load up his crews into
23      these RVs, go to areas hit by a hurricane, natural
24      disaster, etc., and provide on-site assistance.
25      I've got a letter signed by the owner to that end.
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1            As to the governance of the RVs on-site, the
2      third element of this PD would be an element of a
3      recreational vehicle park and to that end, we've
4      agreed to conditions as to location of the RVs on
5      the project; to the utility connections, drive
6      aisle width, etc.  All of it, again, is detailed in
7      the conditions.
8            So those are the three elements of this PD.
9      And as the zoning record will show, we've spent a

10      tremendous amount of time as has staff, which we
11      very much appreciate, in getting to a cohesive plan
12      that has support from Development Services, from
13      the Planning Commission, and from all reviewing
14      agencies.
15            We do understand that this project is
16      presented and reviewed de novo and that there were,
17      you know, plenty of neighbors that got a letter,
18      and I think they interpreted it as saying we plan
19      to begin a workforce housing project right now
20      rather than the reality of the situation, which has
21      been there for years without issue or complaint.
22            And we are very conscious of that request
23      and how it may be perceived and to that end on our
24      site plan -- it's right here -- we made some
25      concessions that, again, are in the conditions.
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1      The housing area is this area here.  This is where
2      the RVs would be parked.  That's actually where
3      they are parked today.
4            From the western boundary, the RVs will be
5      no closer than 175 feet, 215 from the northern
6      boundary, 190 from the south, and 250 feet from the
7      west.  That's the physical separation in addition
8      to all of the nursery materials, landscaping, etc.,
9      that's already on -- on the -- on-site.

10            We've also agreed to the standard 6-foot PVC
11      vinyl fence along the north -- pardon me, the east,
12      west, and southern boundaries.  From the north,
13      there's really no buffering that we could make any
14      sense of because you can't see really past the
15      contractor's office and warehouse here.  Everything
16      is effectively bordered and buffered from the
17      north.
18            So in summary, this is an entirely legal
19      proposal despite how it may sound supported by all
20      reviewing agencies, and the request as I see it is
21      really simple and that it boils down to that we're
22      asking that recreational vehicles stand in place of
23      the prefab or modular housing that's found in
24      traditional workforce housing.
25            With that, thank you.  We kindly ask for
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1      your support.  I'm here to answer any questions,
2      and we do have one of the principals of the
3      operation, Mr. Ray Rose, who is just going to put
4      his name on the record so that he can testify maybe
5      later on.
6            HEARING MASTER FINCH:  I just have a quick
7      question, just to make sure I understand.  So
8      you've got the property was issued a conditional
9      use for farm worker housing for how many units?

10            MR. MOLLOY:  That was for 12 units.
11            HEARING MASTER FINCH:  Twelve units.  And so
12      was it just a misunderstanding that he thought he
13      could use a recreational vehicle for that?
14            MR. MOLLOY:  I can speak with absolute
15      certainty that it was an absolute honest, innocent
16      mistake.
17            HEARING MASTER FINCH:  And so 12 units are
18      proposed, but it's really a recognition of that
19      conditional use that was already approved?
20            MR. MOLLOY:  Correct.  How -- if I had to
21      put it simply, it's street (unintelligible)
22      conditional use permit, more than anything else.
23            HEARING MASTER FINCH:  Okay.  All right.
24      Yes.  If you could submit all that into the record,
25      that would be helpful.  Thank you very much.  And
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1      you said your client wants to put his name on the
2      record.  Yeah, absolutely.  If you could just give
3      us your name and address, please.
4            MR. ROSE:  Hello.  My name is Reinaldo Rose.
5      I go by Ray, so that's why he called me Ray Rose.
6      I live at 114 South Westland Avenue, Tampa, Florida
7      33606, and I can answer any questions.
8            HEARING MASTER FINCH:  I don't have any
9      additional questions but thank you.  If you could,

10      please, sign in with the clerk's office.
11            MR. ROSE:  Okay.  Thank you very much.
12            HEARING MASTER FINCH:  All right.  We will
13      go to Development Services, please.
14            MS. HEINRICH:  Good evening.  Michelle
15      Heinrich, Development Services.
16            This is a rezoning of approximately 9.5 acres
17      from AS-1 to PD to allow for a landscaping
18      contractor's nursery with associated seasonal
19      residential uses.
20            The property is located in the RES-1 Future
21      Land Use area.  A landscaping contractor's nursery
22      is a conditional use in the AS-1 zoning district.
23      The project meets or exceeds those requirements
24      which address the size of the operation and
25      mitigating for impacts to adjacent residentially



Executive Reporting Service

5a181573-0c76-4ddc-abe8-fa6126e24a00Electronically signed by Christina Walsh (401-124-891-9213)

Page 89
1      zoned or developed properties.
2            Landscaping contractor's nursery does not
3      account for the on-site residential beyond the
4      property owner that the applicant is looking to
5      approve, and for that reason, a PD rezoning is
6      necessary.
7            The type of residential that would be
8      associated with an agricultural operation would be
9      categorized as farm worker housing, which is

10      permitted on or off-site from a farm in the RES-1
11      Future Land Use category.
12            However, the housing units permitted for the
13      housing does not include RVs, which is another
14      reason for this PD rezoning.
15            The applicant proposes to retain the 12 RV
16      units to be used for workers associated with the
17      nursery.  When reviewing this proposal against the
18      farm worker regulations, the project does meet or
19      exceed those requirements with the exception of the
20      permitted housing type, length of stay, and
21      internal roadways, which will instead follow those
22      use for RV parks.
23            Most importantly this includes the limited
24      time duration for stay and that residents must be
25      employed by the nursery.
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1            The general area is within the northern
2      border of the Lutz community with property to the
3      north within Pasco County.  Large lot single-family
4      residential is present to the north, south, west,
5      and east.
6            As shown on the site plan that was shown by
7      the applicant in his presentation, the RV park has
8      been internally located with the nursery areas,
9      ponds, and wetland areas around the perimeter of

10      the project.
11            Additionally, LDC required screening will
12      also be provided.  Planning Commission staff found
13      the project be consistent with the plan and no
14      objections from reviewing agencies were received.
15            Therefore, staff does recommend approval
16      subject to proposed conditions, and I would like to
17      note on the record tonight that in those conditions
18      the requirements for certification 2-D, as in
19      David, and 2-E, as in Eric, no longer are
20      necessary.  And we will provide you with a revised
21      staff report striking those two requirements.
22            I'm available if you have any questions.
23            HEARING MASTER FINCH:  No.  My only question
24      was whether AS-1 permits farm worker housing, and
25      you already answered that.  So thank you,
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1      appreciate it.
2            Planning Commission, please.
3            MS. HALEY:  Jiwuan Haley, Planning
4      Commission.
5            The subject property is designated
6      Residential-1 on the Future Land Use Map.  It is
7      located within the limits of the Lutz Community
8      Plan.  Objective 4 of the Future Land Use Element
9      and Policy 4.1 states that Rural Area provides

10      areas for long-term agricultural uses in large lot,
11      low density rural residential uses.
12            The proposed uses are all agriculturally
13      related as the landscape, nursery, and building,
14      including storage will be related to the
15      agricultural operation on the site.
16            The proposed Planned Development is,
17      therefore, consistent with the intent of
18      Objective 4 and its accompanying policies in the
19      Rural Area.
20            Objective 16 and its accompanying policies
21      16.2, 16.3, and 16.5 provide direction on achieving
22      compatibility with surrounding land uses through
23      various transitions, buffering and site planning
24      techniques.
25            The applicant has provided several buffering
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1      and screening measures to mitigate for any adverse
2      effects on the surrounding area.  As per the site
3      plan, 4.39 acres are being reserved for the
4      landscape nursery area along the southern and
5      eastern boundary of the site, which will mitigate
6      impacts to the residential area.
7            Along the western boundary of the site, the
8      applicant is providing a 6-foot-high opaque fence.
9      Policy 1.4 of the Future Land Use Element states

10      that compatibility does not mean the same as,
11      rather it refers to the sensitivity of development
12      proposal in maintaining the character of the
13      existing development.
14            In this case, the proposed uses are in
15      keeping with the character of the Rural Area and
16      the activities and proposed uses are compatible
17      with the surrounding area.  Temporary housing and
18      other residential structures for the use of
19      permanent and/or temporary farm workers may be
20      permitted in areas of agricultural activity.
21            This provision is intended to preserve and
22      promote agricultural uses by making it possible for
23      farm workers to both work and reside on or near
24      property devoted to agricultural uses.
25            The proposed development meets the intent of
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1      Policy 20.7.  The request is consistent with the
2      vision of the Lutz Community Plan by developing and
3      supporting existing agricultural uses.
4            Based upon these considerations, Planning
5      Commission staff finds the proposed Planned
6      Development consistent with the Future of
7      Hillsborough Comprehensive Plan for unincorporated
8      Hillsborough County subject to conditions proposed
9      by the Development Services Department.

10            Thank you, and I'm available if you have any
11      questions.
12            HEARING MASTER FINCH:  I don't at this time
13      but thank you.
14            Anyone here that would like to testify in
15      support?  Anyone in favor of this application?
16      Seeing no one in the room, any online?
17            All right.  Anyone opposed to this
18      application?  All right.  We have one person
19      online; is that correct?
20            MR. LAMPE:  We have Frank Zasa, who did sign
21      up as the applicant team, but he may have signed up
22      wrong.  Frank, can you hear us?
23            MR. ZASA:  Yes, I can.
24            MR. LAMPE:  You will need to enable your
25      camera for this.
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1            MR. ZASA:  Okay.  Is that working for you?
2            MR. LAMPE:  Yes.  We can see you now.
3            MR. ZASA:  Thank you.  This is Frank Zasa.
4      I reside at 19887 Sambar Deer Loop, Lutz, Florida
5      33559.  I reside in a new community, Deer Run
6      Preserve, and my property is directly adjacent to
7      the proposed changes.
8            I am in clear view of the RVs that are on
9      the property.  I appreciate Mr. Molloy clarifying a

10      few things.  I wish he would have done that when I
11      called his office two times and did not receive a
12      return phone call.  I recognize that this is a
13      business.  I'm in support of business.  I'm in
14      support of any business that wants to improve the
15      local area, but the RVs have grown in number.
16            Mr. Molloy admittedly said that they are, in
17      essence, have letters against him in terms of Code
18      Enforcement.  They have RVs on property, yet I have
19      yet to see anything in regards to a nursery be
20      done.
21            I question why you would need 12 RVs to
22      cover 4.39 acres of nursery to begin with at could
23      house upwards of 24 different people.  I'm not a
24      farmer.  I wouldn't even consider myself a
25      gardener, but I've been to several nurseries
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1      throughout my life, and there has yet to be one
2      that requires farm workers to live on property.
3            But again, that wouldn't be such an issue if
4      he or if the applicant complied with the other
5      restrictions, such as screening.  Again, the RVs
6      are there, but there's no fencing.  There was
7      mention of screening, but the only screening is
8      there anything that naturally existed, there's been
9      no attempt to screen it from the new properties.

10            So myself and my neighbors are concerned not
11      just about property value in a brand-new
12      development but about what is truly to come of
13      this.
14            Again, the mention or the cause of this is
15      to house farm workers for a nursery, but there is
16      no nursery on property at this particular point in
17      time.  And, again, nor do I see the beginnings of a
18      nursery, and it literally backed up to my property,
19      so I think I would see that quite plainly.
20            We have no problem with people living next
21      door.  We have no problem with RVs, if done
22      properly, if screened properly, both physically and
23      in terms of the people living there.  Just like any
24      other neighborhood, you're concerned about your
25      neighbors, but this seems to be a short-term
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1      rental, not necessarily farm worker housing.
2            And the belief that this is for disaster
3      recovery is somewhat funny to me because if the
4      permit was pulled from the initial application and
5      they were in violation, they could have easily
6      moved the RVs off the property, but they continued
7      to have them be there.
8            And, again, it doesn't seem like this
9      particular applicant has reached out to the

10      neighbors.  I did not receive a notice.  The only
11      thing we saw was the sign outside of the business.
12            Our community looks like in some of the
13      filings that I was able to pull up that they
14      submitted some notice to our homeowners association
15      through an attorney's office that is not affiliated
16      with our homeowners association at all.
17            They contacted the developer of the land,
18      but once the house is purchased, the developer
19      doesn't really have any say over our particular
20      property.  So even though I am a neighbor, again,
21      directly connected, I received no notice.
22            I've called the attorney's office -- my
23      calls were not returned -- just to ask questions
24      before we even got to this particular point.  I see
25      no signs of a nursery.  I only see RVs.
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1            And (unintelligible) someone who has not
2      attempted to comply with the current regulation,
3      who has not reached out to the neighbors that share
4      a property line.
5            So I don't know why we would think that if
6      this was approved, that they would comply with the
7      appropriate screening requirements and requirements
8      to have those type of properties -- excuse me,
9      those type of vehicles on their property.

10            I'm all for building a nursery in my
11      backyard.  I think most neighbors would love to see
12      that connected to their yard.  It would be
13      something beautiful to look at.  But many of us
14      question whether or not that is the true intent of
15      this particular application.  Thank you.
16            HEARING MASTER FINCH:  Thank you, Mr. Zasa.
17      I appreciate it.
18            Anyone else that would like to speak in
19      opposition?  Anyone else online?  No.  Okay.
20            All right.  Then we should -- let's go back
21      to County Staff for just a moment.  Did you have a
22      chance to verify the notice?
23            MR. GRADY:  The notice list we have was
24      provided and -- through the property appraisers,
25      and they noticed everybody on the list.  I'm not
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1      sure, again, where Mr. Zasa lives when he says he's
2      adjacent to that, but his -- he was not on the list
3      of people notified.
4            I mean, we can certainly double-check that
5      post-hearing.  If there's a notice issue, then
6      certainly that would cause a need for -- to rehear
7      the hearing.  But at this point, we verified the
8      notice and believe the notices are in order.  But
9      we'll double-check to make sure.

10            HEARING MASTER FINCH:  And any additional
11      comments just from --
12            MR. GRADY:  I would note there's an initial
13      regarding a 6-foot screening along the western
14      boundary of the subject property.
15            HEARING MASTER FINCH:  All right.
16      Mr. Molloy, you have five minutes for rebuttal.
17            MR. MOLLOY:  William Molloy again.
18            Just a few very quick points.  As to the
19      question about whether or not the site requires
20      12 units of housing, it does not, obviously.  Those
21      residents -- those workers can travel freely
22      throughout the county on different projects
23      on-site, etc., etc.
24            So it's not all located geographically on
25      the project site.  That's just where the housing



Executive Reporting Service

5a181573-0c76-4ddc-abe8-fa6126e24a00Electronically signed by Christina Walsh (401-124-891-9213)

Page 99
1      occurs.  That's the reason for 12 RVs.  Buffering
2      and screening, of course, will come with approval
3      of the zoning if it is approved.
4            And then as to the idea of, you know, if we
5      don't do it, if it's an empty promise, that's why
6      we're here.  Code enforcement will come and fine my
7      client, and we'll be back here again.
8            So I am happy to meet with anyone or speak
9      to anyone, if they're still listening, between now

10      and the Board hearing if they care to reach out
11      again.  I'd just like to put that out there.  Thank
12      you.
13            HEARING MASTER FINCH:  All right.  Thank you
14      for that.  I appreciate it.
15            Then we'll close Rezoning-PD 20-1256 and go
16      to the last case.
17
18
19
20
21
22
23
24
25
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1      Hearing Master process.
2            Item A-5, Major Mod Application 20-0377.
3      This application is being withdrawn by the Zoning
4      Administrator in accordance with LDC Section
5      10.03.02.C.2.
6            Item A-6, Rezoning-PD 20-1071.  This
7      application is being continued by the applicant to
8      the May 17th, 2021, Zoning Hearing Master Hearing.
9            Item A-7, Major Mod Application 20-1138.

10      This application is being withdrawn from the Zoning
11      Hearing Master process.
12            Item A-8, Rezoning-PD 20-1198.  This
13      application is out of order to be heard and is
14      being continued to the April 19th, 2021, Zoning
15      Hearing Master Hearing.
16            Item A-9, Rezoning-PD 20-1256.  This
17      application has been continued by the applicant to
18      the April 19th, 2021, Zoning Hearing Master
19      Hearing.
20            Item A-10, Major Mod Application 21-0038
21      (sic).  This application is continued by staff to
22      the April 19th, 2021, Zoning Hearing Master
23      Hearing.
24            Item A-11, Rezoning-PD 21-0110.  This
25      application is being continued by the applicant to

20-1256.
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1      statement that we included in the backup listed

2      this incorrectly as a staff -- as an

3      applicant-requested continuance when, in fact, it's

4      an out-of-order continuance to the April 19th,

5      2021, Zoning Hearing Master Hearing.

6            Item A-10, Major Mod 20-1138.  This

7      application is being continued by the applicant to

8      the March 15th, 2021, Zoning Hearing Master

9      Hearing.

10            Item A-11, Rezoning-PD 20-1198.  This

11      application is out of order to be heard and is

12      being continued to the March 15th, 2021, Zoning

13      Hearing Master Hearing.

14            Item A-12, Rezoning-PD 20-1252.  This

15      application is being continued by staff to the

16      March 15th, 2021, Zoning Hearing Master Hearing.

17            Item A-13, RZ-PD 20-1255.  This application

18      is being continued by staff to the March 15th,

19      2021, Zoning Hearing Master Hearing.

20            Item A-14, Rezoning-PD 20-1256.  This

21      application is being continued by the applicant to

22      the March 15th, 2021, Zoning Hearing Master

23      Hearing.

24            Item A-15, Rezoning-PD 20-1264.  This

25      application is out of order to be heard and is

20-1256.
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1      2021, Zoning Hearing Master Hearing at 6:00 p.m.

2            Item A-15, Rezoning-PD 20-1253.  This

3      application is being continued by the applicant to

4      the May 17th, 2021, Zoning Hearing Master Hearing

5      beginning at 6:00 p.m.

6            Item A-16, Rezoning-PD 20-1255.  This

7      application is being continued by staff to the

8      February 15th, 2021, Zoning Hearing Master Hearing

9      beginning at 6:00 p.m.

10            Item A-17, Rezoning-PD 20-1256.  This

11      application is being continued by the applicant to

12      the February 15th, 2021, Zoning Hearing Master

13      Hearing beginning at 6:00 p.m.

14            Item A-18, Rezoning-PD 20-1257.  This

15      application is being withdrawn from the Zoning

16      Hearing Master process.

17            Item A-19, RZ-PD 20-1264.  This application

18      is out of order to be heard and is being continued

19      to the February 15th, 2021, Zoning Hearing Master

20      Hearing beginning at 6:00 p.m.

21            Item A-20, Rezoning-PD 20-1266.  This

22      application is being continued by staff to the

23      February 15th, 2021, Zoning Hearing Master Hearing

24      beginning at 6:00 p.m.

25            Item A-21, Rezoning-PD 20-1270.  This

Rezoning-PD 20-1256. 
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1      application is being continued by staff to the

2      January 19, 2021, Zoning Hearing Master Hearing.

3            Item A-18, Rezoning PD 20-1253.  This

4      application is being continued by the applicant to

5      the January 19, 2021, Zoning Hearing Master

6      Hearing.

7            Item A-19, Rezoning-PD 20-1255.  This

8      application is being continued by the applicant to

9      the January 19, 2021, Zoning Hearing Master

10      Hearing.

11            Item A-20, Rezoning PD 20-1256.  This

12      application is being continued by the applicant to

13      the January 19, 2021, Zoning Hearing Master

14      Hearing.

15            Item A-21, Rezoning-PD 20-1257.  This

16      application is being continued by the applicant to

17      the January 19, 2021, Zoning Hearing Master

18      Hearing.

19            Item A-22, Major Mod Application 20-1258.

20      This application is being continued by the

21      applicant to the January 19, 2021, Zoning Hearing

22      Master Hearing.

23            Item A-23, Rezoning-PD 20-1264.  This

24      application is out of order to be heard and is

25      being continued to the January 19, 2021, Zoning

PD 20-1256.
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YES OR NO 

RZ 21-0024 Brian Grady 1. Revised Staff Report Yes (copy) 

RZ 21-0242 Tu Mai 1. Applicant Presentation Packet No 

RZ 19-1458 Steve Henry 1. Applicant Presentation Packet No 

RZ 19-1458 Isabelle Albert 2. Applicant Presentation Packet No 

RZ 19-1458 Kami Corbett 3. Applicant Presentation Packet No 

RZ 20-1256 William M lloy 1. Applicant Presentation Packet No 
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From: Hearings
To: Timoteo, Rosalina
Subject: FW: Zoning Meeting 1-19-21 #20-1256
Date: Wednesday, January 6, 2021 1:02:50 PM
Attachments: Zoning Letter #20-1256.pdf
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Connor MacDonald, MURP
Planning & Zoning Technician
Development Services Department (DSD)

 
P: (813) 829-9602 | VoIP: 39402
M: (813) 272-5600
E: macdonaldc@hillsboroughcounty.org
W: HillsboroughCounty.Org
 

Hillsborough County
601 E. Kennedy Blvd., Tampa, FL 33602
 

Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe
 
Please note: All correspondence to or from this office is subject to Florida’s Public Records law.
 
From: will [mailto:will@wjbachman.com] 
Sent: Wednesday, January 6, 2021 10:51 AM
To: Hearings <Hearings@HillsboroughCounty.ORG>
Cc: Wjbinc01@aol.com
Subject: Zoning Meeting 1-19-21 #20-1256
 
[External]

 
Hello,
Please confirm receipt, see attached
 
thank you 

 

 Will Bachman
logo

 1844 Tappan Blvd.
 Tampa, FL 33619



 (239) 242-0584 PH
 (239) 242-0584 FAX
 (877) 216-2798 TOLL FREE
 www.wjbachman.com

This email is from an EXTERNAL source and did not originate from a Hillsborough County email address.
 Use caution when clicking on links and attachments from outside sources.





From: Hearings
To: Timoteo, Rosalina
Subject: FW: RZ 20-1256 OPPOSE
Date: Monday, December 7, 2020 1:34:27 PM
Attachments: image001.png

 
 
Connor MacDonald, MURP
Planning & Zoning Technician
Development Services Department (DSD)

 
P: (813) 829-9602 | VoIP: 39402
M: (813) 272-5600
E: macdonaldc@hillsboroughcounty.org
W: HillsboroughCounty.Org
 

Hillsborough County
601 E. Kennedy Blvd., Tampa, FL 33602
 

Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe
 
Please note: All correspondence to or from this office is subject to Florida’s Public Records law.
 

From: Charlotte Greenbarg [mailto:cgreenbarg@outlook.com] 
Sent: Monday, December 7, 2020 1:03 PM
To: Hearings <Hearings@HillsboroughCounty.ORG>
Cc: Mohammed Ali (maliatsanctuary@gmail.com) <maliatsanctuary@gmail.com>; Sam Wax
(sam@myeasymortgage.com) <sam@myeasymortgage.com>; Susan Tarabishy
<zoukary@yahoo.com>; Willard Bachman (willhoasanctuary@gmail.com)
<willhoasanctuary@gmail.com>
Subject: 20-1256 OPPOSE
 
[External]

Public Hearing date 12/14/2020
 
I’m the president of the Sanctuary on Livingston HOA located at Livingston Road and Wildllife Run.
The Board of Directors has voted to oppose the rezoning in the above.
 
This would be setting an unacceptable precedent for the County. This backs directly onto part of our
development.
 
If the owner needs to provide permanent housing for employees, than that’s what should be done.
 
We urge that t his request be denied In total.



 
Charlotte Greenbarg
President
Sanctuary on Livingston HOA
954-258-2018

This email is from an EXTERNAL source and did not originate from a Hillsborough County email address.
 Use caution when clicking on links and attachments from outside sources.
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Rome, Ashley

From: Medrano, Maricela
Sent: Friday, April 9, 2021 11:41 AM
To: Timoteo, Rosalina; Rome, Ashley
Subject: FW: (WEB mail) - Rezoning Application Number 20-1256

For the POR. Thank you.  
 
From: Yunk, David <YunkD@hillsboroughcounty.org>  
Sent: Friday, April 9, 2021 11:17 AM 
To: Medrano, Maricela <MedranoM@HillsboroughCounty.ORG> 
Subject: FW: (WEB mail) - Rezoning Application Number 20-1256 
 
For optix thanks 
 
From: formstack@hillsboroughcounty.org <formstack@hillsboroughcounty.org>  
Sent: Friday, April 09, 2021 10:53 AM 
To: Commissioner District 5 <ContactDistrict5@hillsboroughcounty.org> 
Subject: (WEB mail) - Rezoning Application Number 20-1256 
 

The following Commissioner(s) received a direct copy of this email: 

2 | Commissioner Ken Hagan (District 2) 
5 | Commissioner Mariella Smith (District 5) 
6 | Commissioner Pat Kemp (District 6) 

Date and Time Submitted: Apr 9, 2021 10:53 AM 

Name: Frank Zasa 

Address: 19887 Sambar Deer Loop 
Lutz, FL 33559 

Phone Number: (813) 943-4801 

Email Address: zasafrank@gmail.com 

Subject: Rezoning Application Number 20-1256 

Message: Mr Hagan and at large commisiononers. I live in a new community in Lutz (Deer Run) of County 
Line Road. I share a property line with a landscaping company. The company has filed application 20-1256, to 
utilize RV's to house seasonal laborers. Besides the impact on home value in having a property like that 



2

adjacent to our community and my property there are several other issues at hand. 
* The company has already moved forward with their plans despite not being approved ( they have recived 
250k in fines) 
* They are not complying with their own application (visible from the street, no screening, not properly 
distanced, no roads etc) 
* The community is concerned about the background checks being done on residents 
* They claim it is for a landscaping nursery yet there is no such nursery on property  
In short the company continues to be out of compliance, have delayed voting time and time again all while they 
ignore regulations.  
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