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COUNTY OF HILLSBOROUGH 
LAND USE HEARING OFFICER’S RECOMMENDATION 

Application number: MM 21-0344 

Hearing date: May 17, 2021 

Applicant: Lang Media 

Request: Major modification to modify the conditions of 
approval for one parcel within a 16 lot subdivision 
zoned Interstate Planned Development (IPD). 

Location: East side of East Bay Road, south of Symmes Road 

Parcel size: 3.6 acres +/- 

Existing zoning: IPD-1 (93-0048A) 

Future land use designation: SMU-6 

Service area: Urban 

Community planning area: Gibsonton and Southshore Areawide Systems Plan 
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A. APPLICATION REVIEW

DEVELOPMENT SERVICES STAFF REPORT 
APPLICATION REVIEW SUMMARY AND RECOMMENDATION 
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B. HEARING SUMMARY

This case was heard by the Hillsborough County Land Use Hearing Officer on May 17, 
2021. Mr. Brian Grady of the Hillsborough County Development Services Department 
introduced the petition. 

Applicant 
Mr. Tyler Hudson spoke on behalf of the applicant, Lang Media. Mr. Hudson stated the 
subject property is an irregularly shaped parcel that abuts I-75 in Gibsonton. He stated 
the subject property consists of a little over three and a half acres. He stated the existing 
development is just one single-family home. He stated it is a relatively low-density area. 

Mr. Hudson displayed a graphic and pointed out the PD subject to the requested 
amendment. He stated the request involves only lot 35. He stated the rest of the lots are 
small relative to the subject parcel. He stated they are all a minimum of 1 acre. 

Mr. Hudson explained the applicant requests to add one specific use to one specific lot 
for one specific reason, which is to permit billboard use adjacent to Interstate 75 at the 
rear of the subject property. He stated billboards are regulated by a settlement agreement 
among Hillsborough County and other parties. He stated the general rule is that to add 
one new billboard two billboards must be removed. He stated that is what will happen 
here. He stated the goal of the settlement agreement is to drive billboards out of undesired 
places and locate them where they are found appropriate. Mr. Hudson stated right along 
I-75 is a common place for billboards to be located. He stated the request under
consideration is not to approve a billboard, but rather to approve agricultural use.

Mr. Hudson stated the billboard will only be seen from I-75 and will not be visible from the 
neighborhood. He stated the reason the applicant is requesting to add passive agricultural 
uses to the PD is that an FDOT regulation allows a parcel abutting I-75 to have billboards 
if agricultural uses are approved on the parcel. He stated this applies to any of the 
Euclidean zoning districts that allow agriculture or a PD that specifically lists agricultural 
as an allowed use. He stated the applicant is not requesting to change all the lots subject 
to the PD, but only the subject property. 

Mr. Hudson stated passive agricultural is not the more intense agricultural uses that have 
the types of externalities that one would typically want to limit. He stated it is not the 
property owner’s intent, but passive agricultural uses would be allowed on the subject 
property in the future. Mr. Hudson stated the applicant appreciates staff’s 
recommendation of approval. He stated he is not aware of any objections from reviewing 
agencies and is not aware of any opposition. 

Development Services Department 
Mr. Steve Beachy, Hillsborough County Development Services Department, presented a 
summary of the findings and analysis as detailed in the staff report previously submitted 
into the record.  
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Planning Commission 
Ms. Melissa Lienhard, Hillsborough County City-County Planning Commission, presented 
a summary of the findings and analysis as detailed in the Planning Commission report 
previously submitted into the record.  

Proponents 
The hearing officer asked whether there was anyone at the hearing in person or online to 
speak in support of the application. There were none. 

Opponents 
The hearing officer asked whether there was anyone at the hearing in person or online to 
speak in opposition to the application. There were none. 

Development Services Department 
Mr. Grady stated Development Services Department had nothing further. 

Applicant Rebuttal 
Mr. Hudson stated he had nothing further. 

The hearing officer closed the hearing on MM 21-0344. 

C. EVIDENCE SUMBITTED

No additional documentary evidence was submitted into the record at the hearing. 

D. FINDINGS OF FACT

1. The subject property consists of approximately 3.65 acres located at 11510 East
Bay Road in a residential subdivision zoned Interstate Planned Development (IPD)
93-0048A.

2. The subject property is designated SMU-6 on the Future of Hillsborough
Comprehensive Plan for Unincorporated Hillsborough County Future Land Use
Map. The subject property is in the Urban Services Area and is within the
boundaries of the Gibsonton Community Plan and the Southshore Areawide
Systems Plan.

3. The applicant has requested to modify the conditions of approval for PD 93-0048A
to add passive agricultural uses on the subject property in anticipation of locating
a billboard oriented toward Interstate 75.

4. Under a prior settlement agreement, billboards are allowed in unincorporated
Hillsborough on land zoned PD with agricultural uses.
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5. Properties north, west, and south of the subject property are developed in single
family residential uses with lot sizes generally 1 to 1.5 acres. Interstate 75 is
located to the east of the subject property.

6. The larger size of the subject property relative to lots north, west, and south will
provide separation and buffering from adjacent residential uses. The modification
will not introduce incompatibilities to the adjacent residential uses.

E. FINDINGS OF COMPLIANCE OR NON-COMPLIANCE
WITH THE COMPREHENSIVE PLAN 

The major modification request is in compliance with, and does further the intent of the 
Goals, Objectives, and Policies of the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County. 

F. CONCLUSIONS OF LAW

A development order is consistent with the comprehensive plan if “the land uses, densities 
or intensities, and other aspects of development permitted by such order…are compatible 
with and further the objectives, policies, land uses, and densities or intensities in the 
comprehensive plan and if it meets all other criteria enumerated by the local government.” 
§ 163.3194(3)(a), Fla. Stat. (2020). Based on the evidence and testimony submitted in
the record and at the hearing, including reports and testimony of Development Services
Staff and Planning Commission staff, applicant’s testimony and evidence, there is
substantial competent evidence demonstrating the requested major modification is
consistent with the Future of Hillsborough Comprehensive Plan for Unincorporated
Hillsborough County, and does comply with the applicable requirements of the
Hillsborough County Land Development Code.

G. SUMMARY

The applicant has requested to modify the conditions of approval for PD 93-0048A to add 
passive agricultural uses on the subject property in anticipation of locating a billboard 
oriented toward Interstate 75. 

H. RECOMMENDATION

Based on the foregoing Findings of Fact and Conclusions of Law, this recommendation 
is for APPROVAL of the major modification request. 

Pamela Jo Hatley PhD, JD  Date: 
Land Use Hearing Officer 
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Unincorporated Hillsborough County Rezoning  
 
Hearing Date:  
May 17, 2021 
 
Report Prepared:  
May 7, 2021 

 
Petition: MM 21-0344 
 
11510 East Bay Road 
 
East side of East Bay Road, south of Symmes 
Road 
 

Summary Data: 
 
Comprehensive Plan Finding: 
 

 
CONSISTENT 

 
Adopted Future Land Use: 

 
Suburban Mixed Use 6 (6 du/ga; 0.25 FAR) 
 

 
Service Area: 
 

 
Urban 

 
Community Plan:  
 

 
Gibsonton and SouthShore Areawide Systems 
Plan 
 

 
Requested Modification:   
 

 
Modification to PD 93-0048A to add passive 
agricultural uses for a billboard on a single lot 
oriented towards Interstate 75 
 

 
Parcel Size (Approx.): 
 

 
MM request for 3.6 ± acres (15,6816 square feet) 
 

 
Street Functional 
Classification:    
 

 
East Bay Road – County Collector 
Symmes Road – County Collector 
Interstate 75 – State Principal Arterial 
 

 
Locational Criteria: 
 

 
Not Applicable 
 

 
Evacuation Zone: 
 

 
The subject property is located within Evacuation 
Zone E 
 

 
 

 
 

Plan Hillsborough 
planhillsborough.org 

planner@plancom.org 
813 – 272 – 5940 

601 E Kennedy Blvd 
18th floor  

Tampa, FL, 33602 
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Context 

 
 The site consists of a total of 3.6 ± acres and is part of a larger approved Planned 

Development (PD 93-0048A) for up to a maximum of 16 single-family dwelling units. The 
proposed modification to the PD is to allow one single lot, number 35 on the General 
Development Plan, to add passive agricultural uses to the existing Interstate Planned 
Development (IPD-1) zoning to place a billboard on site. The single lot currently is 
approved for one single family residential dwelling. The billboard would be oriented 
towards Interstate 75. 
 

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

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

 The SMU-6 Future Land Use category is the predominate category of the overall area.  
North of Symmes Road is Residential-6 (RES-6) and Residential-9 (RES-9). Further east 
is Residential-4 (RES-4). 
 

 Surrounding zoning districts include Planned Development (PD) zoning to the north. To 
the west and south is the Interstate Planned Development (IPD-1) zoning district. To the 
immediate east is Residential-Single-Family Conventional-2 (RSC-2) and further east is 
the Agricultural-Single Family Conventional (ASC-1), Residential Show Business (RSB) 
and Agricultural Rural (AR) zoning districts. 
 

 The overall area contains primarily single family residential and vacant residential. There 
are mobile home parks north of Symmes Road and some agricultural uses further south 
of the site. 

 
Compliance with Comprehensive Plan: 
The following Goals, Objectives and Policies apply to this modification request and are used as a 
basis for a consistency finding. 
 
Future Land Use Element 
 
Urban Service Area 
 
Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area 
with the goal that at least 80% of all population growth will occur within the USA during the 
planning horizon of this Plan.  Within the Urban Service Area, Hillsborough County will not impede 
agriculture. Building permit activity and other similar measures will be used to evaluate this 
objective.   
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Policy 1.4: Compatibility is defined as the characteristics of different uses or activities or design 
which allow them to be located near or adjacent to each other in harmony. Some elements 
affecting compatibility include the following: height, scale, mass and bulk of structures, pedestrian 
or vehicular traffic, circulation, access and parking impacts, landscaping, lighting, noise, odor and 
architecture. Compatibility does not mean “the same as.” Rather, it refers to the sensitivity of 
development proposals in maintaining the character of existing development. 
 
Neighborhood/Community Development  
 
Objective 16:  Neighborhood Protection The neighborhood is a functional unit of community 
development.  There is a need to protect existing neighborhoods and communities and those that 
will emerge in the future. To preserve, protect and enhance neighborhoods and communities, all 
new development must conform to the following policies. 
 
Policy 16.1:  Established and planned neighborhoods and communities shall be protected by 
restricting incompatible land uses through mechanisms such as:  

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

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

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

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 29.6: Agricultural and agricultural related uses shall be permitted in non-rural land use 
categories. 
 
Livable Communities Element:  Gibsonton Community Plan  
 
2. Neighborhoods  
 
Goal 2: Gibsonton will improve and enhance its neighborhoods by:  
• Revitalizing older residential areas;  
• Revitalizing outdated mobile home parks; and  
• Incorporating new single-family and rental units offering a range of housing choices.  
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4. Economy 
Goal 4b: Gibsonton and the County will take steps to ensure that sustainable agriculture and 
residential show business-zoned areas are protected from incompatible adjacent development, 
and to allow conversion to other land uses only when the land owner wishes to cease farm, ranch 
or RSB operations. 
 
Agriculture and Residential Show Business Protection Strategy  
 
▪ Avoid the placement of incompatible land uses adjacent to agricultural operations.  
▪ Where avoidance or buffering is not possible, ensure that the residents or operators of such 
adjacent uses are advised in advance of the existence of and type of agricultural and residential 
show business operations and the potential for conditions or nuisances that may not be resolved 
in maintaining agriculture or residential show business as the priority land use. 
 
Livable Communities Element: SouthShore Community Plan  
 
2. Future Conversion of Land  
 
a. Recognize that agriculture is allowed and encouraged within the Urban Service Boundary, but 
that the viable use of the land should be solely determined by the property owner. Outside the 
Urban Service Boundary agriculture and related uses are the preferred use of the property.  
b. Encourage an ongoing strategy to conserve agricultural production within the SouthShore area 
by encouraging landowners to continue agricultural production through the support of voluntary 
agricultural easements. The easement would provide agricultural production and discourage 
premature conversion of property into non-agricultural uses 
 
 
Staff Analysis of Goals, Objectives, and Policies: 
The site consists of a total of 3.6 ± acres and is part of a larger approved Planned 
Development (PD 93-0048A) for up to a maximum of 16 single-family dwelling units. The 
proposed modification to the PD is for one single lot, number 35 on the General 
Development Plan, to add passive agricultural uses to the existing Interstate Planned 
Development (IPD-1) zoning with the purpose of placing a billboard on site. The single lot 
currently is approved for one single family residential dwelling. The billboard would be 
oriented towards Interstate 75. The proposed modification does not include any density or 
intensity increases. 
 
The overall area contains primarily single family residential and vacant residential. There 
are mobile home parks north of Symmes Road and some agricultural uses further south 
of the site. With Interstate 75 to the immediate west of the site, a billboard use would be 
compatible. The proposed modification would complement the surrounding land uses and 
is therefore consistent with Objective 16, Policy 16.1, Policy 16.2 and 16.3 of the Future 
Land Use Element (FLUE) of the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County.  
 
The SMU-6 Future Land Use category is the predominate category of the overall area.  
North of Symmes Road is Residential-6 (RES-6) and Residential-9 (RES-9). Further east is 
Residential-4 (RES-4). Typical uses in the SMU-6 Future Land Use category include 
residential, suburban scale neighborhood commercial, office uses, research corporate 
park uses, light industrial multi-purpose and clustered residential and/or mixed use 
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projects at appropriate locations. The proposed modifications adds agricultural uses to 
the existing approved single family uses which are both consistent with the uses expected 
in SMU-6. In addition, agricultural uses are allowed in non-rural land use categories per 
Policy 29.6. 
 
The Gibsonton Community Plan values improving neighborhoods by incorporating new 
single-family and rental units and avoiding the placement of incompatible land uses 
adjacent to agricultural operations. The existing PD is approved for single family lots 
which fits in with the predominantly surrounding land uses of single family residential and 
vacant residential. In addition, there are existing agricultural uses further south and east 
of the property. The proposed modification allowing  for passive agricultural uses to place 
a billboard on the subject property would not be incompatible and complement the existing 
development pattern which consists of single family residential, vacant residential and 
agricultural uses. Therefore, the proposed modification is consistent with the vision of the 
Gibsonton Community Plan.   
 
Agriculture is allowed and encouraged in the Urban Service Area boundary and the use of 
the land should be determined by the property owner as recognized within the Southshore 
Community Plan. This site is located within the Urban Service Area and the applicant is 
asking for passive agricultural uses, which is consistent with the vision of the Southshore 
Community Plan. 
 
Overall, the proposed rezoning would allow for a development that is consistent with the 
Goals, Objectives and Policies of the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, and that is compatible with the existing 
development pattern found within the surrounding area. 
 
Recommendation 
Based upon the above considerations, Planning Commission staff finds the proposed Major 
Modification CONSISTENT with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, subject to the conditions proposed by the Development 
Services Department.   
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Zoning File:_____________________ Modification:________________________ 
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To Planner for Review:___________ Date Due:___________________________ 
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AGENCY 

COMMNENTS



AGENCY REVIEW COMMENT SHEET 
 

TO: ZONING TECHNICIAN, Development Services Department DATE: 4/29/2021 
Revised 5/04/21 

REVIEWER: Richard Perez, AICP AGENCY/DEPT: Transportation 

PLANNING AREA/SECTOR:  GB/South PETITION NO: MM 21-0344 
 

 

 

X  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. 
 
 
REPORT HIGHLIGHTS AND CONCLUSIONS 
 

 The proposed zoning modification is not anticipated to increase trips based on the maximum trip generation 
potential of the subject site at buildout. 

 Transportation Review Section staff has no objection to this request.  

PROJECT OVERVIEW AND ANALYSIS 
 
The applicant is requesting a major modification to the +/- 3.66-acre subject parcel previously approved under PD 
98-0048A to allow agricultural uses.  The subject PD is currently approved for 16 single-family lots. 
 
Using data from the Institute of Transportation Engineer’s Trip Generation Manual, 10th Edition, staff evaluated 
the difference in trip generation between the existing approved zoning and proposed entitlements at buildout, 
utilizing a generalized worst-case scenario.  Staff finds the proposed introduction of agricultural uses will not 
result in an increase in the trip generation potential as the currently approved uses a more intense than the 
proposed agricultural uses. 
By policy of the County Engineer projects generating 10 or fewer total peak hour trips are considered de minimis 
provided the roadways meet minimum fire safety standards (i.e. 15 feet of pavement in a 20-foot clear area). 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
 
East Bay Road is a 2-lane, undivided, substandard collector roadway characterized by +/- 20-foot wide pavement 
in average condition within a +/- 100 foot of right-of-way. There are no sidewalks, bikelanes, paved shoulders or 
curb.  
 
SITE ACCESS AND CONNECTIVITY 
 
Vehicular access to the project will be from East Bay Road.   
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
 
This segment of East Bay Road is not included in the Hillsborough County LOS Report. 

  This agency has no comments. 



AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: 05/17/2021 

PETITION NO.: 21-0344 

EPC REVIEWER: Chantelle Lee 

CONTACT INFORMATION: (813) 627-2600 X 
1358 

EMAIL:  leec@epchc.org 

COMMENT DATE: 03/10/2021 

PROPERTY ADDRESS: 11510 East Bay Road, 
Gibsonton, FL 33534 

FOLIO #: 077238-5032 

STR: 31-30S-20E 

REQUESTED ZONING: Major Modification; amend proposed uses to include AG 
 

FINDINGS 
WETLANDS PRESENT NO 
SITE INSPECTION DATE 03/09/2021 
WETLAND LINE VALIDITY N/A 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

N/A 

INFORMATIONAL COMMENTS: 
 
Wetlands Division staff of the Environmental Protection Commission of Hillsborough County (EPC) 
inspected the above referenced site in order to determine the extent of any wetlands and other surface 
waters pursuant to Chapter 1-11, Rules of the EPC.  This determination was performed using the 
methodology described within Chapter 62-340, Florida Administrative Code, and adopted into 
Chapter 1-11.  The site inspection revealed that no wetlands or other surface waters exist within the 
above referenced parcel. 
 
Please be advised this wetland determination is informal and non-binding. A formal wetland 
delineation may be applied for by submitting a “WDR30 - Delineation Request Application”. 
Once approved, the formal wetland delineation would be binding for five years. 
 



 
           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

Lang Media

11510 East Bay Road

77238.5032

04/30/2021

21-0344

N/A

Rezone to add billboard to site. No impacts.  



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  MM21-0344 REVIEWED BY:   Randy Rochelle DATE:  3/1/2021

FOLIO NO.:          77238.5032          

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

WATER

The property lies within the Hillsborough County 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 12 inch water main exists (adjacent to the site), (approximately 710 feet 
from the site) and is located north of the subject property within the south Right-of-Way
of Symmes Road .

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 Hillsborough County 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 8 inch wastewater force main exists (adjacent to the site), (approximately 
760 feet from the site) and is located north of the subject property within the north

Right-of-Way of Symmes Road .

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 within the Hillsborough County Urban Service Area, 
therefore the subject property should be served by Hillsborough County Water and 
Wastewater Service. This comment sheet does not guarantee water or wastewater
service or a point of connection. Developer is responsible for submitting a utility service 
request at the time of development plan review and will be responsible for any on-site 
improvements as well as possible off-site improvements.



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 25 February 2021 

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

APPLICANT:   Tyler Hudson PETITION NO:  MM 21-0344 

LOCATION:   11510 E. Bay Rd., Gibsonton, FL  33534 

FOLIO NO:   77238.5032 SEC: 31   TWN: 30   RNG: 20 
 

 

 

  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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