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Development Services Department 

1.0 APPLICATION SUMMARY 

Applicant: Maggie Rogers (Catholic Charities, 
Diocese of St. Petersburg, Inc.) 

FLU Category: OC-20 

Service Area: Urban 

Site Acreage 2.37 

Community 
Plan Area: Ruskin 

Overlay:  None 

Request Rezone To Planned Development 

 
Zoning:   

Uses 
Current CG Zoning Proposed PD 

Motel, Car Wash, Repair Shop Affordable Housing and Commercial 
 

Development Standards:   
   

Density / Intensity 0.27 FAR 30 u/a – 0.35/0.75 FAR 

Lot Size / Lot Width 10,000 sf / 75’  6,540 sf / N-A 

Setbacks/Buffering and Screening 
30’ Front 

Buffer - Rear 
Buffer - Sides 

25’ Front (9’ for Bldg A1) 
20’ Rear 
10’ Sides 

Height 50’ 30’  
 

Additional Information:  

PD Variations Cross Access to adjacent sites (LDC 5.03.05.C.2.c) 

Waivers None 

 
Planning Commission 
Recommendation Consistent 

Development Services Department 
Recommendation 

 
Approvable, with conditions 
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2.0  LAND USE MAP SET AND SUMMARY DATA 

2.1 Vicinity Map 

 

 

Context of Surrounding Area:  
 
The area consists mostly of commercial and residential support uses, including supermarkets, repair shops, retail, 
day care, churches, open storage, mini warehouse and retail.  Single family and mobile homes are located to the 
west. Areas to the north along US HWY 41 are vacant today. 
 
 
 
 
 
 

15th AVE NW 

1
S

T
 S

T
 N

W
 



APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto   

  

Page 3 of 22 

 
 
 
 
 
 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.2 Future Land Use Map 

 

 

Future Land Use Category Description:  
 
Office Commercial (OC-20) 
 
Maximum FAR: 0.35 / 0.75 
Maximum Density: 20 Du per the acre. 
 
Typical Uses: 
Community commercial type uses, office uses, mixed use developments, and compatible residential uses.  
Agricultural uses may be permitted pursuant to policies in the agricultural objective areas of the Future Land Use  
Element. 



APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto   

  

Page 4 of 22 

 
Adjacent Zonings and Uses 

Location: Zoning: Future  
Land Use: Density/F.A.R. Permitted Use: Existing Use: 

North CG OC-20 20 Du/Ac ;  0.35-
0.75 Commercial/Office Retail/Bank 

South CN and CI OC-20 20 Du/Ac ;  0.35-
0.75 Commercial/Office Gas Station / Day Care 

West AS-1 R-4 4 Du/Ac ;  0.25 Residential Sing Family / 
Agricultural 

Single Family Mobile 
Homes 

East CN and 
CG OC-20 20 Du/Ac ;  0.35-

0.75 Commercial/Office Church / Self Storage 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.3 Immediate Area Map 
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2.0 LAND USE MAP SET AND SUMMARY DATA  
2.4 Proposed Partial Site Plan (See complete Plan in Section 8 of this report). 

   

C1 
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  
Adjoining Roadways (check if applicable) 
Road Name Classification Current Conditions Select Future Improvements 

US Hwy. 41 FDOT Principal 
Arterial - Urban 

4 Lanes 
☐Substandard Road 

Sufficient ROW Width 

☐ Corridor Preservation Plan   
☐ Site Access Improvements  
☐ Substandard Road Improvements  
☐ Other   

1st St. NW Choose an item. 
2 Lanes 

 Substandard Road 
 Sufficient ROW Width 

☐ Corridor Preservation Plan 
☐ Site Access Improvements  

 Substandard Road Improvements  
☐ Other 

 Choose an item. 
Choose an item. Lanes 
☐ Substandard Road 

 Sufficient ROW Width 

☐ Corridor Preservation Plan 
☐ Site Access Improvements  
☐ Substandard Road Improvements  
☐ Other 

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

☐ Corridor Preservation Plan  
☐ Site Access Improvements  
☐ Substandard Road Improvements  
☐ Other 

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 7,775 316 230 
Proposed 620 37 42 
Difference (+/-) (-) 7,155 (-) 279 (-) 188 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North  None Pedestrian Does Not Meet LDC 

South  None Vehicular & Pedestrian 
(SW) Pedestrian Only (SE) Does Not Meet LDC 

East X Vehicular & Pedestrian None Meets LDC 
West X Vehicular & Pedestrian None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Vehicular Cross-Access (Northern Boundary) Administrative Variance Requested Approvable 
Vehicular Cross-Access (Southeastern Boundary) Administrative Variance Requested Approvable 
Notes: Special condition applies to northern cross access waiver.  See conditions or approval. 

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

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

 Yes  N/A 
 No 

 Yes 
 No 
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission   Yes 
 No 

 Yes 
 No  

 Yes 
 No 

 

Natural Resources  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Conservation & Environ. Lands Mgmt.  Yes 
 No 

 Yes 
 No 

 Yes 
 No 

 
 

Check if Applicable: 
 Wetlands/Other Surface Waters         
 Use of Environmentally Sensitive Land 

Credit        
 Wellhead Protection Area                       

☐ Surface Water Resource Protection Area  

 Potable Water Wellfield Protection Area 
 Significant Wildlife Habitat  
 Coastal High Hazard Area 

☐ Urban/Suburban/Rural Scenic Corridor 
 Adjacent to ELAPP property 
 Other __ 

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 
☐ Design Exc./Adm. Variance Requested  
☐ Off-site Improvements Provided   

 Yes 
☐ No 

 Yes 
☐ No 

☐ Yes 
☐ No 

 

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

 Yes 
☐ No 

☐ Yes 
 No 

☐ Yes 
 No 

 

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

 Yes 
 No 

☐ Yes 
 No 

 Yes 
 No 

No adequate capacity for Shields 
Middle and Lennard High for the 
proposed project. Additional 
capacity in adjacent concurrency 
service areas is unavailable at the 
high school level. 

Impact/Mobility Fees 
ESTIMATED FEES 
(Fee estimate is based on a 1,200 square foot, 2 bedroom, Multi-Family Units 1-2 story) 
Mobility: $5,329 * 63 units = $335,727 
Parks: $1,316 * 63 units      = $  82,908 
School: $3,891 * 63 units    = $245,133 
Fire: $249 * 63 units            = $   15,687 
Total Multi-Family (1-2 story)  = $679,455 
 
Affordable Housing rates may be lower for Mobility if income requirements are met, and some relief may be provided 
by Affordable Housing Department if qualified, except for School Impact Fees. 
 
Potential Credits for prior uses on site: 
(Single Family Home 1,424 s.f.) 
Mobility: $4,043 per unit 
Parks: $1,447 per unit 
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School: $7,027 per unit 
Fire: $335 per unit 
 
(Mobile Home 1,056 s.f.) – 2x 
Mobility: $2,764 per unit 
Parks: $1,316 per unit 
School: $3,891 per unit 
Fire: $335 per unit 
 
Motel 2,982 s.f. – 11 rooms 
(Mobility/Parks per Room; 
Fire per 1,000 s.f.) 
Mobility: $1,575*11= $17,325 
Parks: $1,123*11= $12,353 
Fire: $313*2.982= $933.37 
 
Car Wash (5 bay - self serve) 4,224 s.f. 
(Mobility per bay; Fire per 1,000 s.f.) 
Mobility: $9,505*5= $47,525 
Fire: $313*4.224= $1,322.11 
 
Auto Repair 884 s.f. (per 1,000 s.f.) 
Mobility: $9,365*.884= $8,278.66 
Fire: $313*.884 = $276.69 
 
Storage/warehouse 3,200 s.f. 
(per 1,000 s.f.) 
Mobility: $1,102*3.2= $3,526.40 
Fire: $313*3.2= $1,001.60 
 
PROJECT SUMMARY/DESCRIPTION 
Urban Mobility, South Park/Fire - 63 Multi-Family Units - affordable housing. commercial laundry (residents only). 
2,500 s.f. shopping center/multi-tenant office. 
 
Affordable Housing rates may be lower for Mobility if income requirements are met, and some relief may be provided 
by Affordable Housing Department if qualified, except for School Impact Fees.  
 
Credit for prior use potential provided as well for uses that are removed/replaced. 

Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

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

 Yes 
☐ No 

 Inconsistent 
 Consistent 

 Yes 
☐ No 

A Non-residential 
component associated with 
the MF affordable housing 
use has been conditioned. 
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5.0  IMPLEMENTATION RECOMMENDATION 
 
5.1  Request and Compatibility Summary 
The request is to rezone a parcel from Commercial General (CG) to a Planned Development in order to convert an existing 
Motel (Carol Motel), car wash and repair shop site to a Multi-family Affordable Housing project with a retail component. 
The parcel is located at 1308 N 41 HWY In Ruskin. The area is a mix of commercial general / intensive, and residential 
support uses.  Low density residential and agricurlutal areas are located west of the site, accros 1st St. NW.  
 
The property has a Folio No. 055714.0000 and is currently zoned CG with a future land use designation of OC-20. It is 
within the Ruskin Community Plan and is in the Urban Service Area with water and sewer provided by Hillsborough 
County. An existing transit stop is in front of the subject site on US Highway 41 serving the project. Currently, the property 
consists of a 2,982 SF motel with 11 rooms, a 1,424 SF single family home, a 4,224 SF 5 bays self-service carwash, an 884 
SF service/repair shop, 2- (1,056 SF) mobile homes and a 3,200 SF storage building. The subject site has a right-in and 
right-out driveway on US Highway 41 for the motel use. There are two driveways on 1st Street NW for the carwash and 
service/repair shop use to the west.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The applicant, Catholic Charities, Diocese of St. Petersburg, Inc., seeks to re-develop the site with an affordable housing 
project consisting of a mix of uses: 63 affordable housing units, an 884 SF laundromat for residents to use only, and  
2,500 SF of retail, office and commercial  space to meet the Ruskin Community Plan guidelines for commercial businesses 
along US 41. The proposed uses are presented in Table of Proposed Uses as shown in the General Site Plan.  
 
The applicant is requesting a density bonus to 30 DU/AC in conformance with LDC Sec. 6.11.07.C since the project is 
joined and funded by the Hillsborough County Affordable Housing Department and the Diocese of St. Petersburg. 

Carol Motel 
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In order to increase the density to up to 30 DU/ac, the applicant has submitted data to support the justifications in 
accordance with the Comprehensive Plan Affordable Housing provision.  Affordable Housing Services has determined 
the project does qualify for a density bonus per LDC Section 6.11.07 (Affordable Housing Development) and the Future 
Land Use element of the Comprehensive Plan (see Section 7 of this report). 
 
According to the narrative, the project will conform with LDC 6.11.07 with the following criteria: 
 
1. All the affordable housing development units will be dedicated to the "low-income limits” per HUD FY 2021 

Income Limits Document System for: $41,350 per one person in family to $59,050 per four persons in family. 
LDC Sec. 6.11.07 – General Standard A.2; 

2. Gross family income of residents will be at or below 80% AMI Income Limits per HUD FY 2021 Income Limits 
Document System. LDC Sec. 6.11.07 – General Standard A.3; 

3.  The affordable housing units would remain affordable for a minimum of 15 years. LDC Sec. 6.11.07 – General 
Standard A.4. 

4.  The project would be multiple-family dwelling units designed as efficiency units. 
 
The applicant has submitted a detailed Planned Development Plan indicating the type of units (Multi family) with 
minimum setbacks, buffers, screening and building sizes. Additionally, to demosntrate the qualifying criteria established 
within the Comprehensive Plan for the Project Plan option and in accordance with LDC 6.11.07.C, the applicant has 
provided the following in the Narrative and Appendixes: 
 
 The surrounding area is fully developed and contains in-place infrastructure with available public facilities such as 

roadway, water, sewer, bus transit, fire rescue, sheriff, school, park, and library; 
 

 The area meets the repair or rehabilitation of existing housing. The existing motel & 2 structures will be renovated 
to efficiency units. Rehabilitation of one existing structure that would become a laundromat for residents use. The 
applicant will build 4 new multi-family buildings to provide much needed affordable housing for the area. 
 

 Employment opportunities for the potential residents for the proposed development are within a 3 miles radius 
(including existing commercial establishments shuch as: Dollar Tree store, Sunoco Gas Station, In & Out Express 
Carwash, Thompson's Auto Parts, Winn Dixie supermarket, Fifth Third Bank, Popi's Place, Amscot, Northside Baptist, 
St. Anne Catholic Church, Jim's Blinds & Shutters, AutoZone, Gulley's Surplus Grocery); 
 

 A bus stop exists at the project site and proposes a sidewalk connection from residential units to this bus stop. HART 
bus route #31 - South Hillsborough County is currently serving the subject project. 

 
In order to meet the Ruskin Community Plan commercial corridor provision, the project will provide non-residential uses 
along US Hwy 41. These uses would be limited to a laundromat,  professional services, family support services, gift shop, 
book and stationary store, and/or public use facilities. 
 
According to the applicant, the existing motel will continue to be used as rental units (its current use) until the units can 
be converted into affordable housing multi-family dwelling units to conform with the approved PD rezoning. 
 
The Multi-family builidngs will be placed 30 feet from 1st ST NW along the west and provide open space areas between 
the project and larger lots to the west. 
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The project will have an access point off US Hwy 41 and second access from 1st ST NW to the west.  Internal 
interconnectivity will be provided with pedestrian connections. Cross access is proposed to the southwest to a site along 
the south.  However, the proposed PD site plan does not show vehicular connection aligning with an existing stub out 
located in the adjacent site to the north (Dollar Tree store). The applicant has submitted a PD variation request to remove 
the requirement from the LDC Sec. 5.03.05.C.2 (specifically, Cross-Access Criteria and Requirements found in Section 
6.04.03.Q of the LDC shall be incorporated in the site plan design) resulting in two Administrative Variances to be 
reviewed by Transportation staff. 
 
Transportation staff reviewed the requests and found them approvable, subject to the final BOCC approval of the PD 
rezoning. Transportation conditions are being proposed to address future improvements of the site, including the 
provision of the vehicular connection to the north in the event Builidng A1 is demolished in part or in whole if re-develop. 
 
5.2 Recommendation 
 
Staff finds that the project with an affordable housing residential complex and its commercial components is compatible 
with the area. The project is consistent with the provision of the Comprehensive Plan and regulations of the LDC, meeting 
the criteria set forth in Section 6.11.07 to receive the density bonus. The area consists of a variety of non-residential land 
uses along a major commercial corridor. The project has been reviewed by the Hillsborough County Affordable Housing 
Services and finds it meets the criteria for approval. Based on these considerations, staff supports the request with 
conditions. 
  

Subject Site and Surrounding Areas 

SUBJECT SITE 

Winn Dixie 

St Anne’s 
Church 

Bank 

Dollar Tree 
Northside 
Church 

Ba
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6.0  PROPOSED CONDITIONS 
Prior to PD Site Plan Certification, the applicant shall revise the PD General Site Plan to: 
 

1. Correct the non-residential building in the Proposed Use Table to state C-1. 
2. Add a sidewalk extension between the internal sidewalk network and northern project boundary, as shown 

below.  Add the symbol for a pedestrian connection to the northern property boundary, 
3. Add a vehicular access arrow in the location shown below and label “Potential Vehicular Cross Access Condition 

– See Conditions of Approval”; and 
4. Within the “Proposed Uses” table, replace the “Non-Residential Proposed Uses” list with the following list: 

“2,500 s.f. of professional services, family support services, gift shop, book and stationary store, and/or public 
use facilities”.  Zoning/transportation staff discussed this change with the applicant in order to align designed 
uses within the framework of established zoning terminology and LDC use definitions. 

 
Approval. Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
May 25, 2021. 
 
1. The site is limited to a mixed use project with a density bonus per the Land Development Code Section 6.11.07 

Affordable Housing regulations. The existing motel shall be permitted to continue its current use until such time 
it is re-developed to conform with the PD General Site Plan and conditions contained herein. 

 
1.1 The residential component shall  be  developed  in  accordance  with  the RMC-20 standards unless 

otherwise specified herein.  The  development  shall  have  a  maximum of 63 Multi-Family units.  
 
a) The land area for the residential uses shall be limited to 2.12 acres. The area shall be restricted 

to a maximum of 6 Multi Family buildings and a laundromat for residents use. 
 

b) Maximum building height shall be 30 feet. 
 

c) Unless othersie specified herein, location and placement of the buildings shall be as generally 
depicted in the General Site Plan. A 30-foot building setback shall be maintained along 1st ST. 
NW to the west. The existing Building A-1 shall be permitted a front setback of 9 feet to the 
east.  

 
d) The maximum number of units per building shall be as indicated in the Proposed Uses Table of 

the General Site Plan. 
 

1.2 The non-residential area, related to the affordable housing project, shall be developed in accordance 
with the CG development standards, unless otherwise specified herein or the General Site Plan. Non-
residential uses shall be limited to a laundromat,  professional services, family support services, gift 
shop, book and stationary store, and/or public use facilities. 
 
a) The area of the non-residential shall be a maximum of 0.24 Acres.  

 
b) Maximum square footage shall be as indicted in the development table in the General Site Plan. 

 
c) Maximum FAR permitted is 0.35. 

 
1.3 The general layout of the project shall be permitted to be adjusted in order to accommodate a 

vehicular connection to the north, as indicated in Condition 7. 
 



APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto   

  

Page 13 of 22 

2. Buffer and screening shall be in accordance with Part 6.06.00 of the Land Development Code.  
 
3. The subject property shall be subject to the parking requirements of Section 6.05.00 of the Land Development 

Code.  
 
4. In addition to the three pedestrian and vehicular access connections to US 41 and 1st St. NW shown on the PD 

site plan, the developer shall construct three (3) pedestrian cross-access connections and one (1) vehicular cross-
access connection as shown on the PD site plan.   

 
5. Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle and pedestrian 

access may be permitted anywhere along the PD boundaries. 
 
6. If PD 21-0551 is approved, the County Engineer will approve a Section 6.04.02.B. Administrative Variance (dated 

July 8, 2021) which was found approvable by the County Engineer (on July 16, 2021).  Approval of this 
Administrative Variance will waive a portion of the project’s Section 6.04.03.Q. cross access requirement.  
Specifically, the developer will not be required to: 

 
a. Provide vehicular cross access along its southern project boundary with folio 55701.0000; or 
b. Provide vehicular cross access along its northern project boundary with folio 55712.0000, except as may 

otherwise be required by condition 47, herein below. 
 

All other vehicular and pedestrian cross access points connections to the above referenced (or other) folios shall 
be provided as shown on the PD site plan.  

 
7. Consistent with the Section 6.04.02.B. Administrative Variance described in Condition 6, if all or a portion of the 

existing building designed as A1 on the PD site plan is demolished, the property owner shall be required to 
construct a vehicular cross-access connection to the existing vehicular cross-access stubout within adjacent folio 
55712.0000. 

 
8. As 1st St. NW is a substandard collector roadway, the developer will be required to improve the roadway 

network (between the project access and nearest standard roadway) to current County standards as a Type TS-
4 or TS-7 roadway.  This condition may require the developer to dedicate and/or otherwise acquire additional 
right-of-way. 

  
7. If the notes and/or graphics on the site plan are in conflict with specific zoning conditions and/or the Land 

Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically conditioned 
otherwise. References to development standards of the LDC in the above stated conditions shall be interpreted 
as regulations in effect at the time of preliminary plan/plat approval.  

 
8. The Development of the project shall proceed in strict accordance with the terms and conditions contained in 

the Development Order, the General Site Plan, and the land use conditions contained herein, and all applicable 
rules, regulations, and ordinances of Hillsborough County. 
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Zoning Administrator Sign Off:  

 

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL.  
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.  
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7.0 ADDITIONAL INFORMATION  
 
Affordable Housing Services Letter 
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8.0 PROPOSED GENERAL SITE PLAN 
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9.0 FULL TRANSPORTATION REPORT 
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COUNTY OF HILLSBOROUGH 
LAND USE HEARING OFFICER’S RECOMMENDATION 

Application number: RZ PD 21-0551 

Hearing date: July 26, 2021 

Applicant: Maggie Rogers,  
Catholic Charities, Diocese of St. Petersburg, 
Inc. 

Request: Rezone from Commercial General to Planned 
Development to allow for 63 affordable housing 
units, an 884 square-foot laundromat, and 2,500 
square feet of commercial retail and office. 

Location: 1308 N. U.S. Highway 41, Ruskin 
East of 1st Street NW and west of N. U.S. 
Highway 41 

Parcel size: 2.37 acres +/- 

Existing zoning: Commercial General 

Future land use designation: Office Commercial-20 (20 du/ac; 0.35 FAR) 

Service area: Urban 

Community planning area: Ruskin, Southshore Areawide Systems 
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A. APPLICATION REVIEW

DEVELOPMENT SERVICES STAFF REPORT 
APPLICATION REVIEW SUMMARY AND RECOMMENDATION 
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Rezoning Application:  21-0551
Zoning Hearing Master Date: July 26, 2021 

BOCC Land Use Meeting Date: September 8, 2021 

 

Development Services Department 

1.0 APPLICATION SUMMARY 

Applicant: Maggie Rogers (Catholic Charities, 
Diocese of St. Petersburg, Inc.) 

FLU Category: OC-20 

Service Area: Urban 

Site Acreage 2.37 

Community 
Plan Area: Ruskin 

Overlay: None 

Request Rezone To Planned Development 

Zoning: 

Uses 
Current CG Zoning Proposed PD 

Motel, Car Wash, Repair Shop Affordable Housing and Commercial 

Development Standards: 

Density / Intensity 0.27 FAR 30 u/a – 0.35/0.75 FAR 

Lot Size / Lot Width 10,000 sf / 75’ 6,540 sf / N-A 

Setbacks/Buffering and Screening 
30’ Front 

Buffer - Rear 
Buffer - Sides 

25’ Front (9’ for Bldg A1) 
20’ Rear 
10’ Sides 

Height 50’ 30’ 

Additional Information: 

PD Variations Cross Access to adjacent sites (LDC 5.03.05.C.2.c) 

Waivers None 

Planning Commission 
Recommendation Consistent 

Development Services Department 
Recommendation Approvable, with conditions 

15th AVE NW 

1
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T
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2.0  LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map 

Context of Surrounding Area: 

The area consists mostly of commercial and residential support uses, including supermarkets, repair shops, retail, 
day care, churches, open storage, mini warehouse and retail.  Single family and mobile homes are located to the 
west. Areas to the north along US HWY 41 are vacant today. 
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APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.2 Future Land Use Map 

Future Land Use Category Description: 

Office Commercial (OC-20) 

Maximum FAR: 0.35 / 0.75 
Maximum Density: 20 Du per the acre. 

Typical Uses: 
Community commercial type uses, office uses, mixed use developments, and compatible residential uses.  
Agricultural uses may be permitted pursuant to policies in the agricultural objective areas of the Future Land Use 
Element. 
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APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

Adjacent Zonings and Uses 

Location: Zoning: Future 
Land Use: Density/F.A.R. Permitted Use: Existing Use: 

North CG OC-20 20 Du/Ac ;  0.35-
0.75 Commercial/Office Retail/Bank 

South CN and CI OC-20 20 Du/Ac ;  0.35-
0.75 Commercial/Office Gas Station / Day Care 

West AS-1 R-4 4 Du/Ac ;  0.25 Residential Sing Family / 
Agricultural 

Single Family Mobile 
Homes 

East CN and 
CG OC-20 20 Du/Ac ;  0.35-

0.75 Commercial/Office Church / Self Storage 

2.0 LAND USE MAP SET AND SUMMARY DATA 

2.3 Immediate Area Map 
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APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Proposed Partial Site Plan (See complete Plan in Section 8 of this report). 

C1 
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APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

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

US Hwy. 41 FDOT Principal 
Arterial - Urban 

4 Lanes 
☐Substandard Road

Sufficient ROW Width

☐ Corridor Preservation Plan
☐ Site Access Improvements
☐ Substandard Road Improvements
☐ Other

1st St. NW Choose an item. 
2 Lanes 

Substandard Road
Sufficient ROW Width

☐ Corridor Preservation Plan
☐ Site Access Improvements

Substandard Road Improvements
☐ Other

Choose an item. 
Choose an item. Lanes 
☐ Substandard Road

Sufficient ROW Width

☐ Corridor Preservation Plan
☐ Site Access Improvements
☐ Substandard Road Improvements
☐ Other

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

☐ Corridor Preservation Plan
☐ Site Access Improvements
☐ Substandard Road Improvements
☐ Other

Project Trip Generation  Not applicable for this request 
Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips

Existing 7,775 316 230 
Proposed 620 37 42 
Difference (+/-) (-) 7,155 (-) 279 (-) 188 
*Trips reported are based on net new external trips unless otherwise noted.

Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North None Pedestrian Does Not Meet LDC 

South None Vehicular & Pedestrian 
(SW) Pedestrian Only (SE) Does Not Meet LDC 

East X Vehicular & Pedestrian None Meets LDC 
West X Vehicular & Pedestrian None Meets LDC 
Notes: 

Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Vehicular Cross-Access (Northern Boundary) Administrative Variance Requested Approvable 
Vehicular Cross-Access (Southeastern Boundary) Administrative Variance Requested Approvable 
Notes: Special condition applies to northern cross access waiver.  See conditions or approval. 

4.0 Additional Site Information & Agency Comments Summary 

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

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

Yes  N/A
No

Yes
No
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APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 

INFORMATION/REVIEWING AGENCY 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission Yes
No

Yes
No

Yes
No

Natural Resources Yes
No

Yes
No

Yes
No

Conservation & Environ. Lands Mgmt. Yes
No

Yes
No

Yes
No

Check if Applicable: 
Wetlands/Other Surface Waters
Use of Environmentally Sensitive Land

Credit
Wellhead Protection Area

☐ Surface Water Resource Protection Area

Potable Water Wellfield Protection Area
Significant Wildlife Habitat
Coastal High Hazard Area

☐ Urban/Suburban/Rural Scenic Corridor
Adjacent to ELAPP property
Other __

Public Facilities: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 
☐ Design Exc./Adm. Variance Requested
☐ Off-site Improvements Provided

Yes
☐ No

Yes
☐ No

☐ Yes
☐ No

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

Yes
☐ No

☐ Yes
No

☐ Yes
No

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

Yes
No

☐ Yes
No

Yes
No

No adequate capacity for Shields 
Middle and Lennard High for the 
proposed project. Additional 
capacity in adjacent concurrency 
service areas is unavailable at the 
high school level.

Impact/Mobility Fees 
ESTIMATED FEES 
(Fee estimate is based on a 1,200 square foot, 2 bedroom, Multi-Family Units 1-2 story) 
Mobility: $5,329 * 63 units = $335,727 
Parks: $1,316 * 63 units      = $  82,908 
School: $3,891 * 63 units    = $245,133 
Fire: $249 * 63 units            = $   15,687 
Total Multi-Family (1-2 story)  = $679,455 

Affordable Housing rates may be lower for Mobility if income requirements are met, and some relief may be provided 
by Affordable Housing Department if qualified, except for School Impact Fees. 

Potential Credits for prior uses on site: 
(Single Family Home 1,424 s.f.) 
Mobility: $4,043 per unit 
Parks: $1,447 per unit 
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APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

School: $7,027 per unit 
Fire: $335 per unit 

(Mobile Home 1,056 s.f.) – 2x 
Mobility: $2,764 per unit 
Parks: $1,316 per unit 
School: $3,891 per unit 
Fire: $335 per unit 

Motel 2,982 s.f. – 11 rooms 
(Mobility/Parks per Room; 
Fire per 1,000 s.f.) 
Mobility: $1,575*11= $17,325 
Parks: $1,123*11= $12,353 
Fire: $313*2.982= $933.37 

Car Wash (5 bay - self serve) 4,224 s.f. 
(Mobility per bay; Fire per 1,000 s.f.) 
Mobility: $9,505*5= $47,525 
Fire: $313*4.224= $1,322.11 

Auto Repair 884 s.f. (per 1,000 s.f.) 
Mobility: $9,365*.884= $8,278.66 
Fire: $313*.884 = $276.69 

Storage/warehouse 3,200 s.f. 
(per 1,000 s.f.) 
Mobility: $1,102*3.2= $3,526.40 
Fire: $313*3.2= $1,001.60 

PROJECT SUMMARY/DESCRIPTION 
Urban Mobility, South Park/Fire - 63 Multi-Family Units - affordable housing. commercial laundry (residents only). 
2,500 s.f. shopping center/multi-tenant office. 

Affordable Housing rates may be lower for Mobility if income requirements are met, and some relief may be provided 
by Affordable Housing Department if qualified, except for School Impact Fees.  

Credit for prior use potential provided as well for uses that are removed/replaced. 

Comprehensive Plan: Comments 
Received Findings Conditions 

Requested 
Additional 

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

Yes
☐ No

Inconsistent
Consistent

Yes
☐ No

A Non-residential 
component associated with 
the MF affordable housing 
use has been conditioned. 
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APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

5.0  IMPLEMENTATION RECOMMENDATION 

5.1  Request and Compatibility Summary 
The request is to rezone a parcel from Commercial General (CG) to a Planned Development in order to convert an existing 
Motel (Carol Motel), car wash and repair shop site to a Multi-family Affordable Housing project with a retail component. 
The parcel is located at 1308 N 41 HWY In Ruskin. The area is a mix of commercial general / intensive, and residential 
support uses.  Low density residential and agricurlutal areas are located west of the site, accros 1st St. NW.  

The property has a Folio No. 055714.0000 and is currently zoned CG with a future land use designation of OC-20. It is 
within the Ruskin Community Plan and is in the Urban Service Area with water and sewer provided by Hillsborough 
County. An existing transit stop is in front of the subject site on US Highway 41 serving the project. Currently, the property 
consists of a 2,982 SF motel with 11 rooms, a 1,424 SF single family home, a 4,224 SF 5 bays self-service carwash, an 884 
SF service/repair shop, 2- (1,056 SF) mobile homes and a 3,200 SF storage building. The subject site has a right-in and 
right-out driveway on US Highway 41 for the motel use. There are two driveways on 1st Street NW for the carwash and 
service/repair shop use to the west.   

 

The applicant, Catholic Charities, Diocese of St. Petersburg, Inc., seeks to re-develop the site with an affordable housing 
project consisting of a mix of uses: 63 affordable housing units, an 884 SF laundromat for residents to use only, and 
2,500 SF of retail, office and commercial  space to meet the Ruskin Community Plan guidelines for commercial businesses 
along US 41. The proposed uses are presented in Table of Proposed Uses as shown in the General Site Plan.  

The applicant is requesting a density bonus to 30 DU/AC in conformance with LDC Sec. 6.11.07.C since the project is 
joined and funded by the Hillsborough County Affordable Housing Department and the Diocese of St. Petersburg. 

Carol Motel
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APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

In order to increase the density to up to 30 DU/ac, the applicant has submitted data to support the justifications in 
accordance with the Comprehensive Plan Affordable Housing provision.  Affordable Housing Services has determined 
the project does qualify for a density bonus per LDC Section 6.11.07 (Affordable Housing Development) and the Future 
Land Use element of the Comprehensive Plan (see Section 7 of this report). 

According to the narrative, the project will conform with LDC 6.11.07 with the following criteria: 

1. All the affordable housing development units will be dedicated to the "low-income limits” per HUD FY 2021
Income Limits Document System for: $41,350 per one person in family to $59,050 per four persons in family.
LDC Sec. 6.11.07 – General Standard A.2;

2. Gross family income of residents will be at or below 80% AMI Income Limits per HUD FY 2021 Income Limits
Document System. LDC Sec. 6.11.07 – General Standard A.3;

3. The affordable housing units would remain affordable for a minimum of 15 years. LDC Sec. 6.11.07 – General
Standard A.4.

4. The project would be multiple-family dwelling units designed as efficiency units.

The applicant has submitted a detailed Planned Development Plan indicating the type of units (Multi family) with 
minimum setbacks, buffers, screening and building sizes. Additionally, to demosntrate the qualifying criteria established 
within the Comprehensive Plan for the Project Plan option and in accordance with LDC 6.11.07.C, the applicant has 
provided the following in the Narrative and Appendixes: 

The surrounding area is fully developed and contains in-place infrastructure with available public facilities such as
roadway, water, sewer, bus transit, fire rescue, sheriff, school, park, and library;

The area meets the repair or rehabilitation of existing housing. The existing motel & 2 structures will be renovated
to efficiency units. Rehabilitation of one existing structure that would become a laundromat for residents use. The
applicant will build 4 new multi-family buildings to provide much needed affordable housing for the area.

Employment opportunities for the potential residents for the proposed development are within a 3 miles radius
(including existing commercial establishments shuch as: Dollar Tree store, Sunoco Gas Station, In & Out Express
Carwash, Thompson's Auto Parts, Winn Dixie supermarket, Fifth Third Bank, Popi's Place, Amscot, Northside Baptist,
St. Anne Catholic Church, Jim's Blinds & Shutters, AutoZone, Gulley's Surplus Grocery);

A bus stop exists at the project site and proposes a sidewalk connection from residential units to this bus stop. HART
bus route #31 - South Hillsborough County is currently serving the subject project.

In order to meet the Ruskin Community Plan commercial corridor provision, the project will provide non-residential uses 
along US Hwy 41. These uses would be limited to a laundromat,  professional services, family support services, gift shop, 
book and stationary store, and/or public use facilities. 

According to the applicant, the existing motel will continue to be used as rental units (its current use) until the units can 
be converted into affordable housing multi-family dwelling units to conform with the approved PD rezoning. 

The Multi-family builidngs will be placed 30 feet from 1st ST NW along the west and provide open space areas between 
the project and larger lots to the west. 
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APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

 

The project will have an access point off US Hwy 41 and second access from 1st ST NW to the west.  Internal 
interconnectivity will be provided with pedestrian connections. Cross access is proposed to the southwest to a site along 
the south.  However, the proposed PD site plan does not show vehicular connection aligning with an existing stub out 
located in the adjacent site to the north (Dollar Tree store). The applicant has submitted a PD variation request to remove 
the requirement from the LDC Sec. 5.03.05.C.2 (specifically, Cross-Access Criteria and Requirements found in Section 
6.04.03.Q of the LDC shall be incorporated in the site plan design) resulting in two Administrative Variances to be 
reviewed by Transportation staff. 

Transportation staff reviewed the requests and found them approvable, subject to the final BOCC approval of the PD 
rezoning. Transportation conditions are being proposed to address future improvements of the site, including the 
provision of the vehicular connection to the north in the event Builidng A1 is demolished in part or in whole if re-develop. 

5.2 Recommendation 

Staff finds that the project with an affordable housing residential complex and its commercial components is compatible 
with the area. The project is consistent with the provision of the Comprehensive Plan and regulations of the LDC, meeting 
the criteria set forth in Section 6.11.07 to receive the density bonus. The area consists of a variety of non-residential land 
uses along a major commercial corridor. The project has been reviewed by the Hillsborough County Affordable Housing 
Services and finds it meets the criteria for approval. Based on these considerations, staff supports the request with 
conditions. 

Subject Site and Surrounding Areas

SUBJECT SITE 

Winn Dixie 

St Anne’s 
Church 

Bank 

Dollar Tree 
Northside 
Church 

Ba
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APPLICATION NUMBER: PD 21-0551 
ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

6.0  PROPOSED CONDITIONS 
Prior to PD Site Plan Certification, the applicant shall revise the PD General Site Plan to: 

1. Correct the non-residential building in the Proposed Use Table to state C-1.
2. Add a sidewalk extension between the internal sidewalk network and northern project boundary, as shown

below.  Add the symbol for a pedestrian connection to the northern property boundary,
3. Add a vehicular access arrow in the location shown below and label “Potential Vehicular Cross Access Condition

– See Conditions of Approval”; and
4. Within the “Proposed Uses” table, replace the “Non-Residential Proposed Uses” list with the following list:

“2,500 s.f. of professional services, family support services, gift shop, book and stationary store, and/or public
use facilities”.  Zoning/transportation staff discussed this change with the applicant in order to align designed
uses within the framework of established zoning terminology and LDC use definitions.

Approval. Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
May 25, 2021. 

1. The site is limited to a mixed use project with a density bonus per the Land Development Code Section 6.11.07
Affordable Housing regulations. The existing motel shall be permitted to continue its current use until such time
it is re-developed to conform with the PD General Site Plan and conditions contained herein.

1.1 The residential component shall  be  developed  in  accordance  with  the RMC-20 standards unless
otherwise specified herein.  The  development  shall  have  a  maximum of 63 Multi-Family units.

a) The land area for the residential uses shall be limited to 2.12 acres. The area shall be restricted
to a maximum of 6 Multi Family buildings and a laundromat for residents use.

b) Maximum building height shall be 30 feet.

c) Unless othersie specified herein, location and placement of the buildings shall be as generally
depicted in the General Site Plan. A 30-foot building setback shall be maintained along 1st ST.
NW to the west. The existing Building A-1 shall be permitted a front setback of 9 feet to the
east.

d) The maximum number of units per building shall be as indicated in the Proposed Uses Table of
the General Site Plan.

1.2 The non-residential area, related to the affordable housing project, shall be developed in accordance 
with the CG development standards, unless otherwise specified herein or the General Site Plan. Non-
residential uses shall be limited to a laundromat,  professional services, family support services, gift 
shop, book and stationary store, and/or public use facilities. 

a) The area of the non-residential shall be a maximum of 0.24 Acres.

b) Maximum square footage shall be as indicted in the development table in the General Site Plan.

c) Maximum FAR permitted is 0.35.

1.3 The general layout of the project shall be permitted to be adjusted in order to accommodate a 
vehicular connection to the north, as indicated in Condition 7. 
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ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

2. Buffer and screening shall be in accordance with Part 6.06.00 of the Land Development Code.

3. The subject property shall be subject to the parking requirements of Section 6.05.00 of the Land Development
Code.

4. In addition to the three pedestrian and vehicular access connections to US 41 and 1st St. NW shown on the PD
site plan, the developer shall construct three (3) pedestrian cross-access connections and one (1) vehicular cross-
access connection as shown on the PD site plan.

5. Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle and pedestrian
access may be permitted anywhere along the PD boundaries.

6. If PD 21-0551 is approved, the County Engineer will approve a Section 6.04.02.B. Administrative Variance (dated
July 8, 2021) which was found approvable by the County Engineer (on July 16, 2021).  Approval of this
Administrative Variance will waive a portion of the project’s Section 6.04.03.Q. cross access requirement.
Specifically, the developer will not be required to:

a. Provide vehicular cross access along its southern project boundary with folio 55701.0000; or
b. Provide vehicular cross access along its northern project boundary with folio 55712.0000, except as may

otherwise be required by condition 47, herein below.

All other vehicular and pedestrian cross access points connections to the above referenced (or other) folios shall 
be provided as shown on the PD site plan.  

7. Consistent with the Section 6.04.02.B. Administrative Variance described in Condition 6, if all or a portion of the
existing building designed as A1 on the PD site plan is demolished, the property owner shall be required to
construct a vehicular cross-access connection to the existing vehicular cross-access stubout within adjacent folio
55712.0000.

8. As 1st St. NW is a substandard collector roadway, the developer will be required to improve the roadway
network (between the project access and nearest standard roadway) to current County standards as a Type TS-
4 or TS-7 roadway.  This condition may require the developer to dedicate and/or otherwise acquire additional
right-of-way.

7. If the notes and/or graphics on the site plan are in conflict with specific zoning conditions and/or the Land
Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically conditioned
otherwise. References to development standards of the LDC in the above stated conditions shall be interpreted
as regulations in effect at the time of preliminary plan/plat approval.

8. The Development of the project shall proceed in strict accordance with the terms and conditions contained in
the Development Order, the General Site Plan, and the land use conditions contained herein, and all applicable
rules, regulations, and ordinances of Hillsborough County.
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ZHM HEARING DATE: July 26, 2021 
BOCC LUM MEETING DATE: September 8, 2021 Case Reviewer: Israel Monsanto 

Zoning Administrator Sign Off: 

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL.  
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures. 
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B. HEARING SUMMARY

This case was heard by the Hillsborough County Land Use Hearing Officer on July 26, 
2021. Mr. Brian Grady of the Hillsborough County Development Services Department 
introduced the petition. 

Applicant 
Ms. Tu Mai of H.T. Mai, Inc., spoke on behalf of the applicant. Ms. Mai stated the applicant 
is requesting to rezone the subject property from CG to PD. She stated the parcel consists 
of 2.37 acres, has a Future Land Use designation of OC-20, and is located at 1308 North 
U.S. Highway 41 in Ruskin. She stated the parcel is zoned Commercial General and has 
an existing mixed use that consists of a 2,986 square-foot motel with 11 rooms; a 1,424 
square-foot single-family home; a 4,224 square-foot self-service car wash with five bays; 
an 884 square-foot service repair shop; two mobile homes, both consisting of 1,056 
square feet; and a 3,200 square-foot storage building. 

Ms. Mai stated the subject property has a right-in and right-out driveway on U.S. 41 for 
the motel use. She stated there are two driveways on 1st Street Northwest for the car 
wash and service repair shop uses, and an existing transit stop on U.S. 41 in front of the 
subject property, which will serve the project. 

Ms. Mai stated the applicant seeks to rezone the subject property to a Planned 
Development for development of mixed uses consisting of 63 affordable housing units 
and an 884 square-foot laundromat for resident use only, a 2,500 square-foot professional 
services office, family support services, gift shop, bookstore, and public use facilities to 
meet the Ruskin Community Plan guidelines for commercial corridor on U.S. 41. 

Ms. Mai stated the project will provide internal connectivity and cross access to adjacent 
properties and roadways. She stated the applicant is proposing three pedestrian 
connectivity points to U.S. 41, which includes a direct sidewalk to the existing HART bus 
stop for Route 31. She stated one pedestrian connectivity point will be to 1st Street 
Northwest, and two pedestrian connectivity points will be to the properties south of the 
subject property, which consist of a day care and a gasoline station-convenience store. 
She stated one pedestrian connectivity point will be to the property north of the subject 
property, which is a Dollar Tree. She stated this connectivity point is not shown on the 
current site plan but will be shown at site plan certification. 

Ms. Mai stated one vehicle cross-access will be provided to the south of the subject 
property, which is the day care, and the applicant requested an administrative variance 
for the vehicle cross-access to the gas station-convenience store. She stated the county 
found the administrative variance request approvable. She stated the applicant also 
requested an administrative variance for the vehicle cross-access at the existing stub-out 
to the parcel north of the subject property, which is the Dollar Tree. She stated the county 
found this administrative variance approvable since the existing motel structure is 
currently being used as rental units. Ms. Mai stated demolition of the motel to create room 
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for the cross-access connection would be a financial hardship. The applicant agrees that 
in the future if the motel is demolished then a vehicle cross-access will be provided. 

Ms. Mai stated the applicant requests a density bonus to the 30 dwelling units per acre to 
conform to Land Development Code section 6.11.07.C. Ms. Mai stated that the project is 
joined and funded by the Hillsborough County Affordable Housing Department and the 
Diocese of St. Petersburg, and that affordable housing services has determined the 
project does qualify for the density bonus. She stated the director of Affordable Housing 
Services submitted a letter in support of the rezoning request, and the letter was included 
in the staff report. 

Ms. Mai stated there were no objections from the reviewing agencies and the applicant 
concurs with staff’s findings that the rezoning request is approvable. She stated the 
applicant respectfully requests a recommendation for approval of the rezoning and she 
thanked Development Services and Planning Commission staff. 

Development Services Department 
Mr. Israel Monsanto, Hillsborough County Development Services Department, presented 
a summary of the findings and analysis as detailed in the staff report previously submitted 
into the record.  

Planning Commission 
Ms. Andrea Papandrew, 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. Monsanto stated he would provide an updated staff report. He explained there is a 
numbering error in the conditions that needs to be corrected. He stated there is a 
transportation condition No. 6.b. that referred to “Condition 4,” and the reference needs 
to be changed to “Condition 7.” He stated that is the only correction that is necessary. He 
confirmed a revised report will be submitted into the record. 

Applicant Rebuttal 
Ms. Mai stated the applicant had nothing further. 

The hearing officer closed the hearing on PD 21-0551. 
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C. EVIDENCE SUMBITTED

Mr. Grady submitted Development Services Department’s presentation into the record at 
the hearing. 

D. FINDINGS OF FACT

1. The subject property consists of approximately 2.37 acres located at 1308 N.
Highway 41, east of 1st Street Northwest and west of U.S. Highway 41 in Ruskin.

2. The subject property is zoned Commercial General and is currently developed and
in use as a motel, car wash, repair shop, single-family home, two mobile homes,
and a storage building.

3. The subject property is designated OC-20 on the comprehensive plan Future Land
Use Map.

4. The subject property is in the Urban Service Area and within the Ruskin
Community Plan and the Southshore Areawide Systems Plan.

5. The applicant has requested to rezone the subject property to Planned
Development for a project consisting of up to 63 multi-family affordable housing
units and up to 3,384 square feet of non-residential uses limited to a laundromat
for residents’ use, professional services, family support services, gift shop, book
and stationary store, and public use facilities.

6. The applicant has requested a density bonus for up to 30 dwelling units per acre.
Affordable Housing Services has determined the project does qualify for the
density bonus under Land Development Code section 6.11.07.C. and the
comprehensive plan Future Land Use Element.

7. The applicant has requested a PD variation to Land Development Code section
5.03.05.C.2, which requires cross-access criteria and requirements of section
6.04.03.Q to be incorporated in the site plan. The PD variation requires two
Administrative Variances, which Transportation Department staff reviewed and
found approvable subject to final approval of the rezoning. Proposed transportation
conditions will require future vehicular connection to the north if the subject
property is redeveloped or if the motel building is demolished in part or in whole.

8. Properties adjacent to the subject property to the north are zoned CG, to the south
are zoned CN and CI, to the west are zoned AS-1, and to the east are zoned CN
and CG. The surrounding area consists of commercial, office, and residential
support uses along the U.S. Highway 41 corridor. Residential uses are located
west of the subject property.
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9. The proposed project is compatible with the surrounding area, is consistent with
the comprehensive plan, and meets the criteria of the Land Development Code.

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

The rezoning 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 rezoning 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 subject property consists of approximately 2.37 acres located at 1308 N. Highway 
41, east of 1st Street Northwest and west of U.S. Highway 41 in Ruskin. The applicant 
has requested to rezone the subject property from Commercial General to Planned 
Development for a project consisting of up to 63 multi-family affordable housing units and 
up to 3,384 square feet of non-residential uses limited to a laundromat for residents’ use, 
professional services, family support services, gift shop, book and stationary store, and 
public use facilities.  

H. RECOMMENDATION

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

Pamela Jo Hatley PhD, JD  Date: 
Land Use Hearing Officer 
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Context 

 The subject property is located on approximately 2.38 acres in east of 1st Street NW and 
west of N U.S. Highway 41. The site is located within the limits of the Ruskin (Area 1, 
Northwest Ruskin) and Southshore Areawide systems Community Plans within the Urban 
Service Area. The property is located within the Coastal High Hazard Area (CHHA). 

 
 The subject site is designated Office Commercial-20 (OC-20) on the Future Land Use Map. 

Typical uses within the Office Commercial-20 Future Land Use Map category include 
community commercial type uses, office uses, mixed use developments, and compatible 
residential uses. 
 

 The Office Commercial-20 (OC-20) Future Land Use Map category is located to the north, 
east and south of the subject property. The Residential-4 (RES-4) Land Use Category is 
located to the west.  
 

 The subject parcel is currently classified as Light Commercial with Commercial General 
(CG) zoning. Light Commercial properties are located to the north with CG zoning. Light 
Commercial properties and a school are located to the south with CG and Commercial 
Intensive (CI) zoning. Single-family, a mobile home park, agricultural and vacant lots with 
Agricultural Single-Family-1 (AS-1) and Agricultural Rural (AR) zoning are located to west 
across 1st St NW. Public/quasi-public (P/QP), Light Industrial and vacant lots are located 
to the west across U.S. Highway 31 with CG and CN zoning.   

 
 The application proposes to rezone the subject property from Commercial General (CG) 

to a Planned Development (PD) allowing for 63 affordable housing units, an 884 sq. ft. 
laundromat and a 2,500 sq. ft. retail and commercial office.  

  
Compliance with Comprehensive Plan: 
The following Goals, Objectives and Policies apply to this Planned Development request and are 
used as a basis for a consistency finding. 
 
Future Land Use Element 
 
Urban Service Area (USA) 
 
Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area 
with the goal that at least 80% of all population growth will occur within the USA during the 
planning horizon of this Plan.  Within the Urban Service Area, Hillsborough County will not impede 
agriculture. Building permit activity and other similar measures will be used to evaluate this 
objective.   
 
Policy 1.3: Within the USA and within land use categories permitting 4 du/ga or greater, new 
rezoning approvals for residential development of less than 75% of the allowable density of the 
land use category will be permitted only in cases where one or more of the following criteria are 
found to be meet:  

 Development at a density of 75% of the category or greater would not be compatible (as 
defined in Policy 1.4) and would adversely impact with the existing development pattern 
within a 1,000 foot radius of the proposed development;  
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 Infrastructure (Including but not limited to water, sewer, stormwater and transportation) is 
not planned or programmed to support development.  

 Development would have an adverse impact on environmental features on the site or 
adjacent to the property.  

 The site is located in the Coastal High Hazard Area. 
 The rezoning is restricted to agricultural uses and would not permit the further subdivision 

for residential lots. 
 
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. 
 
Policy 1.7: The County will create incentives to make development within the USA desirable and 
cost affordable.  Such incentives may include but are not limited to expedited review processes, 
retrofitting existing development, increased density bonuses, tax incentives, impact fee 
structuring and pre-zoning of vacant, underutilized lands to achieve planned densities. 
 
Neighborhood/Community Development  
 
Objective 16: Neighborhood Protection The neighborhood is the functional unit of community 
development.  There is a need to protect existing, neighborhoods and communities and those 
that will emerge in the future. To preserve, protect, and enhance neighborhoods and communities, 
all new development must conform to the following policies. 
 
Policy 16.1:  Established and planned neighborhoods and communities shall be protected by 
restricting incompatible land uses through mechanisms such as:  
 

a. locational criteria for the placement of non-residential uses as identified in this Plan; 
b. limiting commercial development in residential land use categories to neighborhood 

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

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

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

 
 
Residential-Targeted Groups & Incentives 
 
Objective 20: The County shall encourage new development and redevelopment of residential 
housing for special target groups of people. The provisions specified within the Housing Element 
of the Comprehensive Plan shall be applied with respect to the following policies. 
 
Policy 20.1:  The provision of affordable housing shall be given high priority consideration by 
Hillsborough County. By 2009, development incentives shall be explored and implemented by 
Hillsborough County that will increase the housing opportunities for very low, low income 
households and workforce housing that are consistent with and further the goals, objectives and 
policies within the Housing Element. 
 
Policy 20.2:  Density bonuses will be utilized as an incentive to encourage the development of 
more affordable housing.  These density bonuses are outlined in the Housing Element.  
 
Discouraging Strip Commercial Development  

Objective 23: To maintain the vehicular capacity of public roads, the County discourages linear 
("strip") non-residential development patterns and the multiple access points which accompany 
such linear neighborhood serving commercial development. 

Policy 23.5: Higher density residential development is encouraged along major corridors as an 
alternative to continued office or commercial development when developed in accordance with 
applicable development regulations; the following bonus is provided as an incentive for residential 
development as an alternative to commercial development. 

Housing Element 
 
Objective 3.6: Density/Intensity Bonuses for Affordable Housing 

 
Policy 3.6.1: Density bonuses will be utilized as an incentive to encourage the development of 

more affordable housing these density bonuses are outlined below.   
 

The maximum level of residential density and/or the maximum retail commercial Floor 
Area Ratio (FAR) permitted in each land use category may be increased, with project 
specific approval of the Board Of County Commissioners and without requiring a plan 
amendment, when the purpose for the increase is to provide low or very low income 
affordable housing.   Such an increase in density and/or Floor Area Ratio shall be part of 
an official request to rezone the subject parcel to a site plan controlled zoning district.   
 

Affordable Housing Infill Density Bonus  
2. In order to qualify for use of the Affordable Housing Infill Density Bonus, the site shall adhere 
to the following criteria:  

A. The site shall be five acres or less in size.  
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B. The site shall be in one of the residential or commercial land use categories allowing 6  
or more dwelling units to the acre as indicated in the Table of Allowable Densities  
and Intensities for the Provision of Affordable Housing.  
C. The site shall be serviced by public water and sewer and have direct access to public  
streets. 
 

The following conditions shall apply to qualify for all of the affordable housing density 
and/or FAR bonuses. 
 

1. In projects using the Project Plan or Affordable Housing Infill Density Bonus, at least 20% 
of the total dwelling units (rounded up) must be reserved for low or very low income 
households.  For the FAR bonus, all reserved units must be for very low income 
households. 

2. The reserved units must be of compatible quality and appearance to the other units in the 
development.  In large developments, every effort shall be made to mix the designated 
affordable housing units among the remaining units to avoid economic segregation.  

3. When supplying rental housing, the applicant must, through a restrictive covenant, deed 
restriction, bylaws of the subdivision association, mortgage or property deed clause, or 
other method acceptable to the County, satisfactorily guarantee that designated affordable 
rental housing units, permitted under this density bonus, remain reserved for eligible 
households for a period of at least 12 years, or for some other time period as determined 
by the County.  

 
 All reserved dwelling units which are intended for home ownership shall be sold only to 

qualified “low or very low” income buyers.  No further restrictions shall apply to the future 
sale of such homes unless required by the provisions of associated subsidized financing 
programs. 

 
 Proof of such guarantees must be submitted and/or recorded for all reserved units (both 

rental and home ownership) prior to the permitting of any additional units or increases in 
FAR in excess of that permitted by the underlying land use category.  

4. Definitions of qualifying households (i.e. very low, low, and moderate income households) 
shall be determined by the U.S. Department of Housing and Urban Development and shall 
be adjusted annually or as appropriate.  

5. Not withstanding the requirements of the Affordable Housing Infill Density Bonus above, 
all projects utilizing the affordable housing bonus must be programmed to be served by 
both public water and public sewer prior to the issuance of a Certificate of Occupancy on 
the project.      

6. Any density and/or FAR increase shall be compatible with existing, proposed, or planned 
surrounding development.  Compatible densities and/or FAR intensities need not be 
interpreted as “comparable” or “the same as” surrounding developments, if adequate 
provisions for transitioning to higher densities is required and met by, but not limited to, 
such means as buffering, setbacks, coordinated architectural devices, and graduated 
height restrictions.   

7. Nothing in this section shall be construed as guaranteeing the achievement of the density 
increase or FAR increase, or any portion thereof, as provided for in this section.   

 
Livable Communities Element 
 
Ruskin Community Plan Goals and Strategies 
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Goal 1: Downtown Ruskin – Revitalize Ruskin’s business center along US 41, enhance the 
appearance of the district, and promote business growth that is compatible with our small town 
community. 
 
 Strategies: 

 Establish a mixed-use, walkable and pedestrian friendly Town Center. 
 Develop and implement the Master Plan for the Ruskin Town Center. 
 Develop common design and landscape standards for commercial development 

along US 41 outside the Town Center. 
 Upgrade the current sewer system to facilitate redevelopment of the business 

center and Town Center. 
 Ensure that improvements to US 41 are compatible with the revitalization of 

Ruskin’s historic business center.  Seek alternatives to expansion of US 41. 
 Limit US 41 to two through lanes in each direction. 
 Develop 2nd and 3rd Streets as a local alternative to US 41 with direct 

connection to US 41. 
 Encourage commercial development and redevelopment within downtown Ruskin 

and the Town Center and direct commercial development away from Shell Point 
Road West and 19th Avenue N.W. 

 Encourage locally owned businesses to locate within Ruskin’s historic business 
corridor and Town Center. 

 Establish gateways, located to provide a sense of arrival. 
 

Goal 2.  Economic Development – Provide opportunities for business growth and jobs in the 
Ruskin community. 
 
 Strategies: 

 Ensure that there are appropriate land areas zoned for office and light industrial 
development. 

 Support eco-tourism featuring Ruskin’s natural resources, such as the Little 
Manatee River, Tampa Bay, the Ruskin Inlet, Marsh Creek, wildlife and wildlife 
habitat, parks, nature preserves and greenways and blueways trails, within and 
around our community. 

 Promote commercial development at a scale and design that reflects the character 
of the community.  Ensure that future commercial development avoids “strip” 
development patterns. 

 Recognize Bahia Beach as a resort area that contributes to the economy of 
Ruskin. 

 
Goal 3.  Environment – Protect and enhance Ruskin’s natural environment and ensure that it 
remains an integral part of the community. 
 
 Strategies: 

 Density calculations will be based on upland areas and no density credits will be 
assigned to wetland areas for new development within the Ruskin Community Plan 
area. 

 Support the restoration of Marsh Creek and identify possible public uses. 
 Support surveying Marsh Creek to determine the extent of County-owned 

property. 



PD 21-0551 7 
 

 Support replacing the US 41 and 2nd Street culverts to improve water flow 
and to provide pedestrian access to Marsh Creek. 

 Implement the Hillsborough County Greenways Master Plan within the Ruskin 
Community. 

 Support continued acquisition and restoration of environmentally valuable, or 
sensitive, lands by the County’s Environmental Lands Acquisition and Protection 
Program, the Southwest Florida Water Management District and Florida 
Communities Trust, and encourage connection of existing publicly owned lands to 
form a greenway system. 

 Support regulations to enhance protection of the Little Manatee River. 
 Enhance and expand passive and low-impact access to the Ruskin waterfront, 

including the Little Manatee and Marsh Creek shorelines. 
 Minimize the impact of recreation facilities on the Little Manatee River by 

encouraging passive uses, such as hiking, nature study, fishing and canoeing. 
 Native landscaping and trees should be used in new development.  Maximize the 

retention of native plant species when new development occurs. 
 Require new development to remove invasive non-native plants. 
 Protect and improve water quality in the Little Manatee River, its creeks and inlets. 
 Support environmental education for homeowners, boaters and children. 
 Create “Low Impact Development” (LID) principles to guide new growth, and 

protect the Little Manatee River, Marsh Creek, Tampa Bay and wetland areas. 
 
Goal 4:  Culture and History – Promote development that recognizes the historic character of the 
Ruskin community and enhances the quality of life. 
 
 Strategies: 

 Promote the history and culture of Ruskin. 
 Support development of a community center. 
 Recognize the agrarian and commercial fishing past of the Ruskin 
 Support continued agricultural and aquacultural activities. 
 Promote a small town character. 
 Support the Ruskin Tomato, and Seafood festivals , building on their themes for 

community identification. 
 
Goal 5:  Community and Neighborhood Character – Provide for a diversity of home styles and 
types while protecting Ruskin’s small town character. 
 
 Strategies: 

 Eliminate the “flex” provisions within and into the Ruskin Community Plan area. 
 Limit the height of new residential development to 50 feet, unless a more restrictive 

limitation exists. 
 Implement the Characteristics of Livable Neighborhood Guidelines for future 

residential development within Ruskin to ensure an attractive community that 
balances new development with historic uses. 

 Encourage development that is connected with, and integrated into, the Ruskin 
community.  Design features (e.g. walls, gates) that isolate or segregate 
development from the community is inconsistent with the community’s character 
and should be discouraged. 
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 Developments should continue and/or replicate the traditional “grid” street pattern 
found in Ruskin to the greatest extent practicable. 

 Support housing to accommodate a diverse population and income levels. 
 Recognize the four distinct neighborhood areas depicted on the Ruskin 

Neighborhood Area Map.  Each neighborhood has a unique character and 
associated development guidelines.  The areas are listed below. 

 Area 1- Northwest Ruskin. 
 Area 2- Northeast Ruskin 
 Area 3-South Ruskin 
 Area 4- Rural Ruskin 

 Subdivisions and other development existing prior to this plan do not set 
precedents for future development that would be inconsistent with this community 
plan. 

 Initiate and support community clean-up efforts. 
 Promote beautification and landscaping along US 41, College Avenue and Shell 

Point Road 
 Prohibit pole signs and limit ground signs to eight (8) feet in height. 

 
Goal 6:  Education - Provide quality education opportunities for Ruskin. 
 

Strategies: 
 Support the development of a community college. 
 Secure future neighborhood school sites concurrent with the rezoning of property 

for homes. 
 Elementary schools should be located internal to neighborhoods and 

should avoid locations along arterial streets. 
 
 

 Every effort should be made to co-locate schools with park facilities. 
 Require applicants of rezonings containing 50 or more residential units to consult 

with the Hillsborough County School District regarding potential school sites. 
 
Goal 7:  College Avenue – Ensure that development along College Avenue enhances the 
appearance of Ruskin, avoids strip commercial patterns, and is compatible with the revitalization 
of downtown Ruskin. 
 

Strategies: 
 Implement the College Avenue Retail Development Guidelines. 
 Locate new uses along College Avenue in the following manner: 

 Commercial, office and residential uses from the intersection of 21st Street 
and College Avenue to the eastern boundary of the Community Plan area. 

 Office and professional services, and residential uses between 12th Street 
and 21st Street. 

 Residential uses, including higher density housing will be encouraged 
between 12th Street and 3rd Street.  Commercial and office uses should not 
be permitted. 

 Establish a gateway to provide a sense of arrival. 
 
Goal 8:  Transportation – Ensure a balanced transportation system that reflects the community’s 
character and provides for options including walking, bicycling and transit. 
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Strategies: 

 Support and implement the SouthShore Corridor Plan 
 Ensure that roadways are designed to preserve the community character of 

Ruskin. 
 Preserve and enhance the traditional “grid” pattern of roadways. 
 Support implementation of the “Scenic Corridor” designation and design 

considerations for 19th Avenue N.E., S.R. 674 and roadways in the SouthShore 
Corridor Plan with the “Scenic Corridor” designation. 

 19th Avenue N.E. from U.S. 41 to U.S. 301 should not be designated as a truck 
route. 

 Retain Shell Point Road as a 2-lane roadway, allowing only intersection and site-
related improvements. 

 Complete sidewalks along Shell Point Road West. 
 Support mass transit opportunities. 
 Expand and enhance opportunities for biking and walking. 

 
Goal 9:  Parks and open space - Provide adequate and quality recreational opportunities. 

Strategies: 
 Parks should be located within neighborhoods, preferably co-located with schools. 
 Retain corridors for the Greenway and trail loop outlined on the Master Plan map. 
 Provide for a park facility within Ruskin for league and organized sports. 
 Ensure that E.G. Simmons Park continues to improve and remains a quality Bay 

access and water use resource. 
 Enhance and expand Camp Bayou as a center for learning about nature, natural 

history and as a nature preserve for passive recreation. 
 Support the purchase, or dedication, of additional land for parks. 

 
Goal 10:  Public Facilities and Services - Provide for appropriate facilities and services as the 
community grows. 
 

Strategies: 
 Support a new regional library for the South County area. 
 Continue to provide library services in downtown Ruskin. 
 Sheriff and Fire Services facilities should be located near US 41. 
 Government services should be co-located within the downtown. 
 Strengthen Code enforcement efforts in order to enhance community appearance. 

 
Staff Analysis of Goals, Objectives, and Policies: 
The subject property is located on approximately 2.38 acres east of 1st Street NW and west 
of N U.S. Highway 41. The site is located within the limits of the Ruskin (Area 1, Northwest 
Ruskin) and Southshore Areawide Systems Community Plans and is within the Urban 
Service Area (USA). The property is located within the Coastal High Hazard Area (CHHA). 
The application proposes to rezone the subject property from Commercial General (CG) to 
Planned Development (PD) allowing for 63 affordable housing units, an 884 sq. ft. 
laundromat and a 2,500 sq. ft. retail and commercial office. The applicant seeks to utilize 
an affordable housing density bonus to develop up to 30 du/acre on the subject property. 
 
The intent of Office Commercial-20 (OC-20) is to recognize existing commercial and office 
centers and provide for future development opportunities.  New retail development should 
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be part of a mixed-use development or be clustered at the intersections of major roadways.  
Retail uses should be discouraged outside of these nodes. The category allows for a 
maximum of 20 dwelling units per acre. The proposed residential and commercial uses are 
consistent with the OC-20 Future Land Use Category. The request provides an opportunity 
for affordable housing and commercial development and complements the development 
pattern within the area. The Comprehensive Plan encourages higher intensity uses and 
density along collectors and arterials. The property is located on and accessed to the east 
via U.S. Highway 41, an arterial. The site is also accessed to the west via 1st Street NW, a 
collector. The request is consistent with Objective 16 and Policies 16.1, 16.2 and 16.5 
(FLUE). The request is also consistent with Objective 20, Policy 20.1, Policy 20.2, Objective 
23 and Policy 23.5 (FLUE). 
 
In the Office Commercial-20 (OC-20) Future Land Use category, the Affordable Housing 
Density Bonus allows the applicant to achieve a maximum density of 30 dwelling units per 
acre, which is the next highest Future Land Use category.  In a memo dated June 4, 2021, 
Cheryl Howell, the Director of Affordable Housing Services issued comments in support 
of the proposed rezoning PD 21-0551.  In collaboration with Planning Commission, 
Hillsborough County Development Services Department and Hillsborough County 
Affordable Housing staff, it has been determined that the requirements in Section 6.11.07 
of the Land Development Code have been satisfied.  It has been determined that the 
requirements of the Housing Element of the Future of Hillsborough Comprehensive Plan 
have been satisfied.  
 
The applicant has allocated 2.12 acres for residential uses and 0.24 acres for non-
residential uses. The maximum density with the affordable housing bonus on 2.12 acres 
is 63 units. The FAR in OC-20 for retail uses is 0.35. The maximum intensity on 0.24 acres 
is 3,659 sq. ft. The applicant is requesting 63 affordable housing units and 3, 384 sq. ft. of 
non-residential uses. The proposed density and intensity are consistent with the OC-20 
Future Land Use category and Policy 3.6.1 of the Housing Element.  
 
Condition 6 in the Housing Element seeks to ensure the compatibility of the proposed 
project in the context of the existing community.  A light commercial parcel is located to 
north. A light commercial property and daycare are located to the south. Single-family lots 
are located to the west across 1st Street NW. The request is compatible within the 
surrounding area and is consistent with Condition 6.   
 
Housing Element Comprehensive Plan Policy 3.6.1 states that density bonuses will be 
utilized as an incentive to encourage the development of more affordable housing.  The 
proposed project is consistent with this policy, as it meets all the requirements outlined in 
the Comprehensive Plan Housing Element as well as the Land Development Code 
requirements for the Affordable Housing Density Bonus.   
 
The subject site is located within the limits of the Ruskin Community Plan. Goal 1 of the 
Plan seeks to revitalize Ruskin’s business center along US 41, enhance the appearance of 
the district, and promote business growth that is compatible with its small town 
community. Goal 6 of the Plan seeks to provide for a diversity of home styles and types 
while protecting Ruskin’s small town character. The applicant seeks to develop affordable 
housing and a commercial retail use on the site. The request will provide for business 
growth and diverse housing styles within the limits of the Ruskin Community Plan.  
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Wetlands Division staff of the Environmental Protection Commission of Hillsborough 
County (EPC) inspected the subject property 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 subject parcel. 
 
Overall, Planning Commission staff finds the proposed use and density are compatible 
with the area while meeting the affordable housing density bonus requirements set forth 
by the Housing Element.  The proposed development also meets the intent of the Ruskin 
Community Plan. The request would allow for a development that is consistent with the 
Goals, Objectives and Policies of the Future Land Use Element of the Future of 
Unincorporated Hillsborough County Comprehensive Plan for Unincorporated 
Hillsborough County.  
 
Recommendation 
Based upon the above considerations, 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.   
  



GENERAL
SITE PLAN 

FOR
CERTIFICATION



Catholic Charities Ruskin Affordable Housing

RZ-PD 21-0551 None

None 08/17/21
08/17/21 08/24/21

Hung T. Mai 813-962-6230/ htmai@aol.com

✔

Israel Monsanto 08-17-21
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AGENCY REVIEW COMMENT SHEET

TO: Zoning Technician, Development Services Department DATE: 07/16/2021

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

PLANNING AREA/SECTOR: Ruskin PETITION NO: PD 21-0551

This agency has no objection.

X 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 rezoning is anticipated to decrease the number of trips potentially generated from 
development of the subject parcels (by 7,155 daily trips, 279 a.m. peak hour trips, and 188 p.m. 
peak hour trips).

Project access will be to/from 1st St. NW and US 41.  Additional cross access vehicular and 
pedestrian cross access is provided to the south, and pedestrian cross access provided to the north.

The developer filed an Administrative Variance request to request a variance to the vehicular 
cross access requirement along their northern project boundary.  This is subject to the condition
that if the existing building A1 is demolished (all or in part), the vehicular cross-access 
connection must be constructed.  The applicant also filed an Administrative Variance request to 
relieve the project from one of the two vehicular cross access connections required along its 
southern project boundary.  The County Engineer found these requests approvable.

1st St. NW is a substandard collector roadway.  No Design Exception or Administrative Variance 
request was received relative to this roadway.  As such, the developer will be required to improve
the roadway network between the project access and nearest standard roadway.

Transportation Review Section staff has no objection to this request, subject to the conditions of 
approval provided hereinbelow.

CONDITIONS OF APPROVAL

1) In addition to the three pedestrian and vehicular access connections to US 41 and 1st St. NW 
shown on the PD site plan, the developer shall construct three (3) pedestrian cross-access 
connections and one (1) vehicular cross-access connection as shown on the PD site plan.

This agency has no comments.



2) Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle 
and pedestrian access may be permitted anywhere along the PD boundaries.

3) If PD 21-0551 is approved, the County Engineer will approve a Section 6.04.02.B. 
Administrative Variance (dated July 8, 2021) which was found approvable by the County 
Engineer (on July 16, 2021). Approval of this Administrative Variance will waive a portion of 
the project’s Section 6.04.03.Q. cross access requirement.  Specifically, the developer will not be 
required to:

a. Provide vehicular cross access along its southern project boundary with folio 
55701.0000; or

b. Provide vehicular cross access along its northern project boundary with folio 55712.0000,
except as may otherwise be required by condition 4, hereinbelow.

All other vehicular and pedestrian cross access points connections to the above referenced (or 
other) folios shall be provided as shown on the PD site plan.

4) Consistent with the Section 6.04.02.B. Administrative Variance described in Condition 3, if all or 
a portion of the existing building designed as A1 on the PD site plan is demolished, the property
owner shall be required to construct a vehicular cross-access connection to the existing vehicular 
cross-access stubout within adjacent folio 55712.0000.

5) As 1st St. NW is a substandard collector roadway, the developer will be required to improve the 
roadway network (between the project access and nearest standard roadway) to current County 
standards as a Type TS-4 or TS-7 roadway. This condition may require the developer to dedicate 
and/or otherwise acquire additional right-of-way.

Other Conditions
Prior to PD Site Plan Certification, the 
applicant shall revise the PD site plan 
to:

o Add a sidewalk extension 
between the internal sidewalk 
network and northern project 
boundary, as shown below.
Add the symbol for a pedestrian 
connection to the northern 
property boundary, also as 
shown below;



o Add a vehicular access 
arrow in the location 
shown below and label 
“Potential Vehicular 
Cross Access Condition 
– See Conditions of 
Approval”; and,

O Within the “Proposed Uses” table, replace the “Non-Residential Proposed Uses” list with 
the following list: “2,500 s.f. of professional services, family support services, gift shop, 
book and stationary store, and/or public use facilities”. Zoning/transportation staff
discussed this change with the applicant in order to align designed uses within the 
framework of established zoning terminology and LDC use definitions.

PROJECT OVERVIEW & ANALYSIS

The applicant is requesting the rezoning of a +/- 2.38 ac. parcel from Commercial General (CG) to Planned
Development (PD). The applicant is proposing a variety of uses, including: 63 multi-family dwelling units, 
an 884 s.f. accessory laundromat, and up to 2,500 s.f. of professional services, family support services, gift 
shop, book and stationary store, and/or public use facilities.

As required by the Development Review Procedures Manual (DRPM), the applicant submitted a
transportation analysis for the subject property. Staff has prepared a comparison of the trips generated by
development under the existing and proposed zoning designations, generally consistent with the applicant’s 
analysis and based upon a generalized worst-case scenario. Information shown was developed using data 
from the Institute of Transportation Engineer’s Trip Generation Manual, 10th Edition.

Existing Zoning:

Land Use/Size 24 Hour Two-
Way Volume

Total Peak Hour Trips
AM PM

CG, 15,000 s.f. Pharmacy with Drive-Through
(ITE LUC 881) 1,637 58 154



CG, 12,991 s.f. Fast-foot with Drive-Through 
Uses (ITE LUC 934) 6,118 522 424

Subtotal: 7,755 580 578
Less Internal Capture: Unavailable -12 -120

Less Pass-By Trips: Unavailable -252 -228
Net External Trips: 7,775 316 230

Proposed Zoning:

Land Use/Size 24 Hour Two-
Way Volume

Total Peak Hour Trips
AM PM

PD, 63 Multi-Family Detached Dwelling Units
and Accessory Laundromat (ITE LUC 220) 461 8 17

PD, 2,500 s.f. Variety Store* (ITE LUC 814) 159 29 35
Subtotal: 620 37 52

Less Internal Capture: Unavailable -0 -6
Less Pass-By Trips: Unavailable -0 -4
Net External Trips: 620 37 42

*Represents a worst-case scenario based on the variety of uses proposed.

Trip Generation Difference:

Land Use/Size 24 Hour Two-
Way Volume

Total Peak Hour Trips

AM PM
Difference (-) 7,155 (-) 279 (-) 188

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

1st St. NW is a 2-lane, undivided, publicly maintained, substandard collector roadway.  Along the project’s
frontage, the roadway sits within a +/- 60-foot wide right-of-way and is characterized by +/- 9-foot wide 
travel lanes in poor condition.  There are no bicycle facilities along 1st St. NW in the vicinity of the proposed
project.  There are +/- 5-foot wide sidewalks along portions of the east side of 1st St. NW in the vicinity of the 
proposed project.

The applicant did not submit a Design Exception or Section 6.04.02.B. Administrative Variance request from 
the Section 6.04.03.L. requirement to improve the roadway.  As such, staff has included a condition requiring
them to improve the roadway network (between their project access and the nearest standard roadway) to 
current County standards.

No site access improvements were warranted pursuant to Section 6.04.04.D of the LDC.

US Highway 41 is a 4-lane, divided, principal arterial roadway owned, maintained and under the permitting 
authority of the Florida Department of Transportation (FDOT).  Along the project’s frontage, the roadway sits 
within a +/- 200-foot wide right-of-way and is characterized by +/- 12-foot wide travel lanes in above average 
condition.  There are +/- 5 to 6-foot wide bicycle lanes along both sides of US 41 in the vicinity of the 
proposed project.  There are +/- 3 to 6-foot wide sidewalks along both sides of US 41 in the vicinity of the 
proposed project.



SITE ACCESS AND CONNECTIVITY
The applicant is proposing one (1) vehicular and pedestrian connection to 1st St. NW and one (1) vehicular 
and pedestrian connection to US 41. All other existing access points will be closed.  FDOT staff reviewed the 
project and offered no objections. FDOT staff did note that future projects may include closure of the median 
opening with which the project access is aligning; however, such project was not currently funded.

The applicant is proposing one (1) vehicular and pedestrian cross access to their southern project boundary (to 
folio 55697.0000) and one (1) pedestrian cross access to their southern project boundary (with folio 
55701.0000).  The cross-access stubout with folio 55701.0000 was required to have both vehicular and 
pedestrian access; however, the applicant has filed for a Section 6.04.02.B. Administrative Variance (AV)
requirement from the Section 6.04.03.Q requirement as further described below.

The applicant is not proposing any vehicular or pedestrian cross access to the northern project boundary as is 
required by Section 6.04.03.Q of the LDC.  The applicant has submitted an AV from the requirement; 
however, the applicant was informed that staff would not support the request to waive pedestrian cross access. 
The applicant subsequently amended their request to limit the variance such that they are seeking a waiver of 
vehicular cross access only.  Further details are provided below.

REQUESTED ADMINISTRATIVE VARIANCE #1 (NORTHERN VEHICULAR CROSS 
ACCESS)
The applicant’s Engineer of Record (EOR) submitted a Section 6.04.02.B. Administrative Variance request 
(dated July 8, 2021) from a portion of the Section 6.04.03.Q. requirement whereby an applicant is required to 
provide a vehicular and pedestrian access cross access along its northern project boundary with folio 
55712.0000, to connect the existing stubouts provided by the developer to the north. The applicant is 
requesting to waive the vehicular portion of the cross-access requirement.  Based on factors presented in the 
Administrative Variance request, the County Engineer found the request approvable (on July 16, 2021).  The 
County Engineer’s finding was based on the included condition that, should all or part of building A1 be 
demolished, the developer will be required make the vehicular cross-access connection.  This has been 
included a condition of zoning approval.

If this rezoning is approved the County Engineer will approve the above referenced Administrative Variance 
request.  If approved, no vehicular cross access will be required to the north.  Pedestrian cross access will still 
be required. 

REQUESTED ADMINISTRATIVE VARIANCE #2 (SOUTHERNEASTERN VEHICULAR
CROSS ACCESS)
The applicant’s Engineer of Record (EOR) submitted a Section 6.04.02.B. Administrative Variance request 
(dated July 8, 2021) from a portion of the Section 6.04.03.Q. requirement whereby an applicant is required to 
provide a vehicular and pedestrian access cross access stubout along its southern project boundary (with folio 
55701.0000).  The applicant is requesting a waiver of the vehicular cross access component of the 
requirement. Based on factors presented in the Administrative Variance request, the County Engineer found 
the request approvable (on July 16, 2021).  If this rezoning is approved the County Engineer will approve the 
above referenced Administrative Variance request.  If approved, no vehicular cross access will be required to 
the southern boundary (along 55701.0000). Pedestrian cross access will still be required to this folio, and 
vehicular and pedestrian cross access will still be provided to adjacent folio 55697.0000.



ROADWAY LEVEL OF SERVICE (LOS) INFORMATION

Level of Service (LOS) information for an adjacent roadway segment is provided below; however, 
because 1st St. NW is not a regulated roadway it was not included within the LOS Report.  As such LOS 
information cannot be provided for this facility.

Roadway From To LOS 
Standard

Peak Hour 
Directional 

LOS

US 41 7TH St. SW 19th Ave. NE D C

Source:  Hillsborough County 2020 Level of Service Report. 



From: Williams, Michael
To: htmai@aol.com; Tu Mai
Cc: Monsanto, Israel; Tirado, Sheida; Ratliff, James
Subject: FW: RE RZ PD 21-0551
Date: Friday, July 16, 2021 6:04:29 PM
Attachments: 21-0551 AVAddInf 07-09-21.pdf

image001.png
image002.png

Hung,
 
I have found the attached Section 6.04.02.B. Administrative Variance (AV) for PD 21-0551 is
APPROVABLE.
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative
assistant, Ingrid Pardon (padroni@hillsboroughcounty.org or 813-307-1709) after the BOCC
approves the PD zoning or PD zoning modification related to below request.  This is to obtain a
signed copy of the DE/AV. 
 
If the BOCC denies the PD zoning or PD zoning modification request, staff will request that you
withdraw the AV/DE.  In such instance, notwithstanding the above finding of approvability, if you fail
to withdraw the request, I will deny the AV/DE (since the finding was predicated on a specific
development program and site configuration which was not approved).
 
Once I have signed the document, it is your responsibility to submit the signed AV/DE(s) together
with your initial plat/site/construction plan submittal.  If the project is already in preliminary review,
then you must submit the signed document before the review will be allowed to progress.  Staff will
require resubmittal of all plat/site/construction plan submittals that do not include the appropriate
signed AV/DE documentation.
 
Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hillsboroughcounty.org
 
Mike
 
Michael J. Williams, P.E.
Director, Development Review
County Engineer
Development Services Department

P: (813) 307-1851
M: (813) 614-2190
E: Williamsm@HillsboroughCounty.org
W: HCFLGov.net
 

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: Rome, Ashley <RomeA@hillsboroughcounty.org> 
Sent: Friday, July 9, 2021 1:16 PM
To: Ackett, Kelli <AckettK@hillsboroughcounty.org>; Albert Marrero <marreroa@plancom.org>;
Alvarez, Alicia <AlvarezA@hillsboroughcounty.org>; Amber Dickerson <amber.dickerson@hcps.net>;
Andrea Papandrew <papandrewa@plancom.org>; Blinck, Jim <BlinckJ@HillsboroughCounty.ORG>;
Brown, Gregory <BrownGr@hillsboroughcounty.org>; Cabrera, Richard
<CabreraR@HillsboroughCounty.ORG>; Castro, Jason <CastroJR@HillsboroughCounty.ORG>; Santos,
Daniel <daniel.santos@dot.state.fl.us>; David Skrelunas <David.Skrelunas@dot.state.fl.us>;
DeWayne Brown <brownd2@gohart.org>; Dickerson, Ross <DickersonR@HillsboroughCounty.ORG>;
Ellen Morrison <ellen.morrison@swfwmd.state.fl.us>; Franklin, Deborah
<FranklinDS@hillsboroughcounty.org>; Greg Colangelo <colangeg@plancom.org>; Hansen,
Raymond <HansenR@hillsboroughcounty.org>; Holman, Emily - PUD
<HolmanE@HillsboroughCounty.ORG>; Hudkins, Michael <HudkinsM@hillsboroughcounty.org>;
Hummel, Christina <HummelC@hillsboroughcounty.org>; Impact Fees
<ImpactFees@hillsboroughcounty.org>; James Hamilton <jkhamilton@tecoenergy.com>; Jillian
Massey <masseyj@plancom.org>; Justin Willits <WillitsJ@gohart.org>; Kaiser, Bernard
<KAISERB@HillsboroughCounty.ORG>; Katz, Jonah <KatzJ@hillsboroughcounty.org>; Kelly O'Connor
<kelly.oconnor@myfwc.com>; landuse-zoningreviews@tampabaywater.org; Mineer, Lindsey
<Lindsey.Mineer@dot.state.fl.us>; Lindstrom, Eric <LindstromE@hillsboroughcounty.org>;
Mackenzie, Jason <MackenzieJ@hillsboroughcounty.org>; Matthew Pleasant
<matthew.pleasant@hcps.net>; McGuire, Kevin <McGuireK@HillsboroughCounty.ORG>; Melanie
Ganas <mxganas@tecoenergy.com>; Melissa Lienhard <lienhardm@plancom.org>; Martin, Monica
<MartinMo@hillsboroughcounty.org>; Olivia Ryall <oryall@teamhcso.com>; Perez, Richard
<PerezRL@hillsboroughcounty.org>; Petrovic, Jaksa <PetrovicJ@HillsboroughCounty.ORG>; Pezone,
Kathleen <PezoneK@hillsboroughcounty.org>; Ratliff, James <RatliffJa@hillsboroughcounty.org>;
Hessinger, Rebecca <HessingerR@hillsboroughcounty.org>; Renee Kamen
<renee.kamen@hcps.net>; Carroll, Richard <CarrollR@HillsboroughCounty.ORG>; Rochelle, Randy
<RochelleR@HillsboroughCounty.ORG>; Rodriguez, Dan <RodriguezD@gohart.org>; Sanchez, Silvia
<sanchezs@epchc.org>; Schipfer, Andy <Schipfer@epchc.org>; Shelton, Carla
<SheltonC@HillsboroughCounty.ORG>; Steady, Alex <SteadyA@hillsboroughcounty.org>; Tapley,
Kimberly <tapleyk@epchc.org>; Thompson, Mike <Thompson@epchc.org>; Tony Mantegna
<tmantegna@tampaairport.com>; Salisbury, Troy <SalisburyT@hillsboroughcounty.org>; Turbiville,
John (Forest) <TurbivilleJ@HillsboroughCounty.ORG>; Valdez, Rick
<ValdezR@HillsboroughCounty.ORG>; Yeneka Mills <millsy@plancom.org>
Cc: Grady, Brian <GradyB@HillsboroughCounty.ORG>; Monsanto, Israel
<MonsantoI@hillsboroughcounty.org>; Timoteo, Rosalina <TimoteoR@HillsboroughCounty.ORG>;
Padron, Ingrid <PadronI@hillsboroughcounty.org>; Williams, Michael
<WilliamsM@HillsboroughCounty.ORG>
Subject: RE RZ PD 21-0551



 
Good Day All,
 
Please be advised, we have received and uploaded to Optix revised documents/plans for the above
mentioned application. Please review and comment.
 
For further information regarding the change/update please contact the assigned planner.
 
Planner assigned:
Planner:  Israel Monsanto
Contact:  monsantoi@hillsboroughcounty.org
 
 
Have a good one,
 
Ashley Rome
Planning & Zoning Technician
Development Services Dept.

P: (813) 272-5595
E: romea@hillsboroughcounty.org
W: HCFLGov.net
 

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.
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Transportation Comment Sheet  
 

 

 

 

 

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9 OF STAFF REPORT)  

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

US Hwy. 41 FDOT Principal 
Arterial - Urban 

4 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

1st St. NW Choose an item. 
2 Lanes 

 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

 Choose an item. 
Choose an item. Lanes 

 Substandard Road 
 Sufficient ROW Width 

 Corridor Preservation Plan 
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

 Choose an item. 
Choose an item. Lanes 

Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan  
 Site Access Improvements  
 Substandard Road Improvements  
 Other 

Project Trip Generation  Not applicable for this request 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 7,775 316 230 
Proposed 620 37 42 
Difference (+/-) (-) 7,155 (-) 279 (-) 188 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access  Not applicable for this request 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North  None Pedestrian Does Not Meet LDC 

South  None Vehicular & Pedestrian 
(SW) Pedestrian Only (SE) Does Not Meet LDC 

East X Vehicular & Pedestrian None Meets LDC 
West X Vehicular & Pedestrian None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Vehicular Cross-Access (Northern Boundary) Administrative Variance Requested Approvable 
Vehicular Cross-Access (Southeastern 
Boundary) Administrative Variance Requested Approvable 

Notes: Special condition applies to northern cross access waiver.  See conditions or approval. 



Transportation Comment Sheet  
 

 

 

 

4.0 Additional Site Information & Agency Comments Summary  

Transportation Objections Conditions 
Requested 

Additional 
Information/Comments 

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

 Yes  N/A 
 No 

 Yes 
 No  



 
Florida Department of Transportation 

RON DESANTIS 
GOVERNOR 

 
2822 Leslie Road 
Tampa, FL  33619 

KEVIN J. THIBAULT, P.E. 
SECRETARY 

 

Improve Safety, Enhance Mobility, Inspire Innovation 
www.fdot.gov 

April 20, 2021 

 

THIS DOCUMENT IS NOT A PERMIT APPROVAL. 

THIS PRE-APPLICATION FINDING MAY NOT BE USED AS A BASISFOR PERMIT APPROVAL AFTER 
10/20/2021. 

Re: PRE-APPLICATION REVIEW FOR ACCESS CONNECTION PERMIT REQUEST 
Date: April 20, 2021 State Road#: 45 
Time: 11:30 AM Section ID #: 10 060 000 

Applicant: Tu Mai Mile Post: 8.774 
Project: Catholic Charities Housing Road Class: 5 

Location: 1308 N US 41 Ruskin 33570 MPH: 45 MPH 
County: Hillsborough DW/Sig Spacing: 245' 1320' 
Folio#: 55714 Median Spacing: 660' 1320' 

 
Dear Mr. Mai, 
 
The Pre-application review of the subject project was conducted by your request. The purpose 
of the Pre-application review is to educate both the applicant and the Department of the 
project, the scope of work being proposed, and the requirements to obtain a permit for allowed 
development or modification to connections within the state Right of Way. After discussing the 
project and doing a thorough review of the documentation presented, the following comments 
are to be considered in the final design and we have determined that 
 

 We disapprove the concept as presented with the following considerations. 
 

 We approve the concept as presented with the following conditions/considerations. 
 

 We approve of the concept as submitted and we invite you to submit a permit 
application package to the Permit Office with engineering drawings that reflect the 
concept proposed in this meeting. 
 

 We are prepared to continue the review of the concept with the District Variance 
Committee. 

 
 We are prepared to continue the review of the concept as presented with the following 

considerations. 



 
 
FDOT Recommendations, 

 
1. Site is currently going through rezoning with Hillsborough County. Site is proposed to be 

converted from a motel to affordable housing with on-site laundry-mat and a commercial/small 
retail building. 

2. Proposing to remove existing northern driveway and keep existing driveway at median opening. 
3. Proposed site plan indicates that that part of the development is shown to be built on existing 

FDOT R/W. ROW needs to be verified and site layout will need to be reconfigured to not be in 
the FDOT ROW.  

a. R/W Mapping Information: 
Lawrence Hicks 
(813) 975-6165 
d7.requestmap@dot.state.fl.us  
 

4. Sidewalk connection at the top of the site plan is not required by the Department. If the 
sidewalk is constructed it will need to be done in accordance with ADA requirements and 
cannot impact drainage in the area. 

5. Existing driveway to remain is 24’ wide. Because the driveway aligns with a full median opening 
and serves over 20 trips/day the driveway will need to be reconstructed as a 35’ 
inbound/outbound radial driveway. 

6. Median should remain open until such time that the FDOT project described below goes to 
construction.  

7. Existing transit stop should connect directly to the site sidewalk. FDOT recommends connecting 
sidewalk between B2 and C4, and then tying that sidewalk to the transit stop. 

8. Recommend applying yellow paint to existing median noses as well as replacing existing old 
object delineators with current delineators. 

9. If the site is not draining to FDOT R/W a drainage exception will be applied for; otherwise, a 
drainage permit will be required. 

10. Landscaping should be outside the FDOT R/W unless it is at the request of the County, in which 
case it will need to be maintained under an MOA. 

11. 435918-1-22-01 is no longer proposing widening of US-41; instead, it is proposed to install a 12’ 
“wide walk” on the NB side of US-41.  

Conditions and Comments: 
This project proposes modifying access to SR 45, a class 5 roadway, with a posted speed limit 
of 45 MPH. Florida Administrative Code, Rule Chapter 14-97, requires 245’ driveway spacing, 
660’ directional, 1320’ full median opening spacing, and 1320’ signal spacing requirements. 
Therefore, connections would be considered non-conforming in accordance with the rule 
chapters 1996/97 for connection spacing. 



12. Also includes median construction and modifications of medians. The project would fully close 
the median opening mentioned in Note 2. Applicant stated this would not be an issue and that 
a right-in/right-out would suffice due to anticipating that most residents do not own vehicles. 

13. Not programmed for design or construction. PD&E has not been signed off on as of the time of 
this meeting. 

14. Maintain 20’ pedestrian sight triangles and draw the triangles on the plans to show there are no 
obstructions taller than 24” within the triangles. (See example below) 

15. All typical driveway details to be placed properly: 
a. 6’ wide, high emphasis, ladder style crosswalk straddling the detectable warning 

mats. 
b. 24” thermoplastic white stop bar equal to the lane width placed 4’ behind crosswalk.  
c. 36” stop sign mounted on a 3” round post, aligned with the stop bar. 
d. If applicable, a “right turn only” sign mounted below the stop sign (FTP-55R-06 or 

FTP-52-06). 
e. Double yellow 6” lane separation lines.  
f. Directional arrow(s) 25’ behind the stop bar. 
g. Warning mats to be red in color unless specified otherwise. 
h. All markings on concrete are to be high contrast (white with 

black border).  
i. All striping within and approaching FDOT R/W shall be thermoplastic. 

16. Include a copy of this letter in the application submittal. 
17. Plans shall be per the current Standard Plans and FDM.  
18. Lighting of sidewalks and/or shared paths must be to current standards (FDM section 231). 

Newly implemented FDOT Context classifications updated the required sidewalk widths (FDM 
section 222.2.1.1). Where sidewalk is being added and/or widened, the lighting will be analyzed 
to ensure sidewalks are properly lighted per FDOT FDM standards. Reference the following link 
for details: https://fdotwww.blob.core.windows.net/sitefinity/docs/default-
source/roadway/fdm/2020/2020fdm231lighting.pdf?sfvrsn=2ad35fbf_2 

19. Any relocation of utilities, utility poles, signs, or other agency owned objects must be 
coordinated with the Department and the existing and proposed location must be clearly 
labeled on the plans. Contact the Permits Department for more details and contact 
information. 

20. Any project that falls within the limit of a FDOT project must contact project manager, provide a 
work schedule, and coordinate construction activities prior to permit approval. Contact the 
Permits Department for more details and contact information. 

21. All the following project identification information must be on the Cover Sheet of the plans: 
a. All Associated FDOT Permit #(‘s) 
b. SR # (& Local Road Name) and Road Section ID # 
c. Mile Post # and Lt or Rt Roadway 
d.  Roadway Classification # and Speed Limit (MPH)    

22. All Plans and Documents submitted in OSP need to be signed and sealed.  
23. The following FDOT Permits may additionally be required: 

a. Access Permit / Construction Agreement 
b. Drainage Permit or Exemption  



c. Utility Permit – for any utility connections within the FDOT R/W (Except those that are 
exempt from permitting by the 2017 FDOT Utility Accommodation Manual). 

d. Temporary Driveway Permit 

If you do not have access to a computer, and are unable to apply through our One Stop 
Permitting website, you must submit your application to, 
 
   Florida Department of Transportation 

2822 Leslie Rd. 
Tampa, Fl. 33619 
Attn: Mecale’ Roth 

 
Favorable review of the proposed generally means that you may develop plans that comply 
with the review comments and submit them with a permit application, within six months, to 
the Department for permit processing and further review. The Pre-application is for the 
applicant to discuss, with Department staff, the proposed site design for compliance and 
constructability in relation to the Standard Plans, and look at options, potential obstacles, or 
unforeseen issues. The review findings are not binding and are subject to change. The 
applicant's Engineer of Record is responsible for the technical accuracy of the plans. In keeping 
with the intent of the Rule, the Department will attempt to abide with the review comments to 
the extent that necessary judgment is available to the Permits Engineer.  Unfavorable review 
generally means that a permit application, based on the design proposal, would likely be 
denied. 
 
If you do not agree with Pre-Application meeting results and would like to schedule an 
AMRC meeting, contact Traffic Ops, David Ayala at 813-975-6717.  

For any other questions or assistance, please feel free to contact me.  

 
Sincerely, 
 

MMecale’ Roth 
Permit Coordinator II 
Tampa Operations 
Office - 813-612-3237  
Cell- 813-460-1121 
 
 
 
 
 
 
 
 



Meeting Attendees:    
      
Guests- Tu Mai tkmai@aol.com    
      

FDOT- Matt Campbell matthew.campbell@dot.state.fl.us    
 Mecale’ Roth   mecale.roth@dot.state.fl.us    
 Holly Champion holly.championAdot.state.fl.us    
 Joel Provenzano  joel.provenzano@dot.state.fl.us    
 Ryan Bogan ryan.bogan@dot.state.fl.us    
 Lindsey Mineer lindsey.miner@dot.state.fl.us    
 Dan Santos daniel.santos@dot.state.fl.us    
 Amanda Serra amanda.serra@dot.state.fl.us    
 Ahmad Chehab ahmad.chehab@dot.state.fl.us    
 Craig Fox Craig.fox@dot.state.fl.us    
      
      

 
 
 
 

Pedestrian Sight Triangle Example: 
 

Driveways leading onto state roads need to have min. 20’ x 20’ clear ‘pedestrian sight triangles’ 
on each side of the driveway, at the edge of the sidewalk. It should be measured as 20’ up the 
sidewalk and 20’ up the driveway from the point at which the sidewalk meets the driveway. 
Nothing above 2’ in height from the pavement elevation (except for the stop sign post) should 
be placed in these triangles. Also, no parking spaces should be in these triangles, not even 
partially. Please draw in and label these ‘pedestrian sight triangles’ on the plans. Here is an 
example of what these triangles look like and how they are positioned (see red triangles in the 
attached example) 
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COMMISSION 

Mariella Smith  CHAIR

Pat Kemp VICE-CHAIR

Harry Cohen
Ken Hagan
Gwendolyn “Gwen” W. Myers
Kimberly Overman
Stacy White
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Janet L. Dougherty  EXECUTIVE DIRECTOR

Hooshang Boostani, P.E. WASTE DIVISION

Elaine S. DeLeeuw ADMIN DIVISION

Sam Elrabi, P.E. WATER DIVISION

Rick Muratti, Esq.  LEGAL DEPT
Andy Schipfer, P.E. WETLANDS DIVISION
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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

AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: 06/14/2021 

PETITION NO.: 21-0551 

EPC REVIEWER: Chantelle Lee 

CONTACT INFORMATION: (813) 627-2600 ext. 
1358 

EMAIL:  leec@epchc.org 

COMMENT DATE: 04/07/2021 

PROPERTY ADDRESS: 1308 N US Hwy 41, 
Ruskin, FL 33570 

FOLIO #: 055714-0000 

STR: 05-32S-19E 

REQUESTED ZONING: CG to PD 
 

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

N/A 

INFORMATIONAL COMMENTS: 
 
Environmental Protection Commission of Hillsborough County (EPC) Wetlands Division staff 
reviewed the above referenced parcel 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 
aerial photography, soil surveys, and reviewing EPC files. Through this review, it appears that no 
wetlands or other surface waters exist onsite. 
 
 
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. 
 

Cl/mst



Raymond O. Shelton School Administrative Center 901 East Kennedy Blvd. Tampa, FL 33602-3507 
Phone: 813-272-4004  FAX: 813-272-4002 School District Main Office: 813-272-4000

P.O. Box 3408 Tampa, FL  33601-3408 Website: www.sdhc.k12.fl.us

Adequate Facilities Analysis: Rezoning

School Data Thompson
Elementary

Shields
Middle

Lennard
High

FISH Capacity 950 1556 2500

2020-21 Enrollment 678 1674 2293
Current Utilization 71% 108% 92%
Concurrency Reservations 225 0 207
Students Generated 9 3 4
Proposed Utilization 96% 108% 100%

Sources: 2020-21 40th Day Enrollment Count and CSA Tracking Sheet as of 5/17/2021

NOTE: Shields Middle and Lennard High do not have adequate capacity for the proposed project.
Additional capacity in adjacent concurrency service areas is unavailable at the high school level. 

This is an analysis for adequate facilities only and is NOT a determination of school concurrency. A 
school concurrency review will be issued PRIOR TO preliminary plat or site plan approval.

Matthew Pleasant
Department Manager, Planning & Siting
Growth Management Department
Hillsborough County Public Schools
E: matthew.pleasant@hcps.net
P: 813.272.4429

Date: 5/17/2021

Jurisdiction: Hillsborough

Case Number: RZ 21-0551

HCPS #: RZ-373

Address: 1308 N. US 41, Ruskin

Parcel Folio Number(s): 055714.0000

Acreage: 2.38 (+/- acres)

Proposed Zoning: Planned Development

Future Land Use: OC-20

Maximum Residential Units: 71 Units 

Residential Type: Multifamily



 
           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

Catholic Charities, Diocese of St. Petersburg Inc.

1308 N 41 Hwy

55714.0000

07/16/2021

21-0551

(Fee estimate is based on a 1,200 square foot, 2 bedroom, Multi-Family Units 1-2 story) 
Mobility: $5,329 * 63 units = $335,727 
Parks: $1,316 * 63 units      = $  82,908 
School: $3,891 * 63 units    = $245,133 
Fire: $249 * 63 units            = $   15,687 
Total Multi-Family (1-2 story)  = $679,455 
 
Affordable Housing rates may be lower for Mobility if income requirements are met, and some 
relief may be provided by Affordable Housing Department if qualified, except for School Impact 
Fees.  
 
(see next page for potential credits for prior uses on site)

Urban Mobility, South Park/Fire - 63 Multi-Family Units - affordable housing. commercial laundry 
(residents only). 2,500 s.f. shopping center/multi-tenant office. 
 
Affordable Housing rates may be lower for Mobility if income requirements are met, and some 
relief may be provided by Affordable Housing Department if qualified, except for School Impact 
Fees.  
 
Credit for prior use potential provided as well for uses that are removed/replaced. 





WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  PD21-0551 REVIEWED BY:   Randy Rochelle DATE:  3/29/2021

FOLIO NO.:          55714.0000                       

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 700 feet 
from the site) and is located west of the subject property within the west Right-of-Way
of 1st Street NW .

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 6 inch wastewater force main exists (adjacent to the site), (approximately 
feet from the site) and is located within the east Right-of-Way of of 1st Street NW .

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.
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Rome, Ashley

From: Timoteo, Rosalina
Sent: Wednesday, June 30, 2021 7:00 AM
To: Rome, Ashley
Subject: FW: PD 21-0551: Request for Administrative Variance
Attachments: Catholic Charities Zoning Letter       signed by AHS Director.pdf; 21-0551+Rev+SP+

05-07-21_jrcomments.pdf

Good morning Ashley, 

Please see attached. 

Best regards, 

Rosa Timoteo 
Senior Planning & Zoning Technician 
Development Services Dept. 

C: (813) 244-3956 
P: (813) 307-1752 
E: timoteor@hillsboroughcounty.org  
W: HCFLGov.net  

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: Moreda, Joe <MoredaJ@HillsboroughCounty.ORG>  
Sent: Tuesday, June 29, 2021 4:45 PM 
To: Grady, Brian <GradyB@HillsboroughCounty.ORG>; Timoteo, Rosalina <TimoteoR@HillsboroughCounty.ORG> 
Subject: FW: PD 21-0551: Request for Administrative Variance 

From: Williams, Michael <WilliamsM@HillsboroughCounty.ORG>  
Sent: Tuesday, June 29, 2021 3:55 PM 
To: Moreda, Joe <MoredaJ@HillsboroughCounty.ORG> 
Subject: FW: PD 21-0551: Request for Administrative Variance 

From: Hung Mai <htmai@aol.com>  
Sent: Friday, June 25, 2021 1:59 PM 
To: Gormly, Adam <Gormlya@HillsboroughCounty.ORG>; Williams, Michael <WilliamsM@HillsboroughCounty.ORG> 
Subject: Fwd: PD 21-0551: Request for Administrative Variance 

Received June 25, 2021
Development Services

21-0551
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Adam and Mike: 
 
Attached is a letter from Cheryl Howell to Adam and Melissa showing their support the Affordable 
Housing Rezoning application 21-0551. 
 
Also, attached comments/site plan from staff. 
 
The issue is: 
 
1. FDOT Eminent Domain put the physical constraints for vehicular access connection the north 
(Dollar Store). The existing stubout is smacked right at the existing building that will be converted to 
affordable housing efficiency units. We do not have room for a connection and losing stormwater 
retention area. 
 
2. The same situation with the south property (Gas Station). 
 
99% of future residents at this location DO NOT own a car because the poverty level is way low. The 
site plan shows three (3) pedestrian connections (including one directly into a bus stop) to both US 41 
and one on 1st Street NW. 
 
Transportation staff's comment was late last time and staff continue at the ZHM hearing so we lost 
one month. Traffic Analysis was submitted on 3/18 but Intake staff only upload the cover not the 
whole thing. And Transportation staff has never offered any assistance until last minutes with a 
"denial". 
 
The justifications for NOT have vehicular connection to the north and south property are compelling, 
coupled with BOCC policy to priority "affordable housing" and County funding for this project should 
be seriously considered by staff. Please review and let us know your thoughts. We don't want to take 
this "denial" thru ZHM and making arguments in front of BOCC. 
 
Please give me a call at (813) 220-6204. 
 
Best regards, 
 
Hung Mai 

H.T. MAI, INC. 
14031 N. Dale Mabry Hwy. 
Tampa, FL 33618 
P: (813) 962-6230 
C: (813) 220-6204 
F: (813) 962-6420 
Email: htmai@aol.com 
 

-----Original Message----- 
From: Tu Mai <tkmai@aol.com> 
To: htmai@aol.com <htmai@aol.com> 

Received June 25, 2021
Development Services

21-0551
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Sent: Fri, Jun 25, 2021 1:12 pm 
Subject: Fwd: PD 21-0551: Request for Administrative Variance 

 

 
 

 
 
 
H.T. MAI, INC. 
CIVIL ENGINEERING & REAL ESTATE CONSULTING 
14031 N. Dale Mabry Highway 
Tampa, FL 33618-2401  
--------------------------------------------- 

PHONE:    (813) 962-6230 

FAX:          (813) 962-6420 

EMAIL:      tkmai@aol.com 
 

-----Original Message----- 
From: Ratliff, James <RatliffJa@hillsboroughcounty.org> 
To: Tirado, Sheida <TiradoS@hillsboroughcounty.org>; Tu Mai <tkmai@aol.com> 
Cc: Monsanto, Israel <MonsantoI@hillsboroughcounty.org>; Williams, Michael <WilliamsM@HillsboroughCounty.ORG>; 
PW-CEIntake <PW-CEIntake@hillsboroughcounty.org> 
Sent: Thu, Jun 24, 2021 12:30 pm 
Subject: RE: PD 21-0551: Request for Administrative Variance 

Tu, 
  
Based on this, please let me know how you wish to proceed.  It appears a continuance may be needed, since your paths 
forward would be as follows: 
  

a. Redesign your site to accommodate all required cross access; or, 

  

b. Ask Mike to formally write up the denial, so that you can pursue an appeal to the Land Use hearing Officer (to the 
extent permitted by the LDC).  If you go this route and chose to move forward with the zoning before your appeals 
have been exhausted, staff will have to recommend denial.  This is due to the fact that even if the project is 
otherwise approved by the ZHM and BOCC, but you were unsuccessful on your appeal, you would be left with an 
“unconstructible” project and it is not in the public interest to intensify or otherwise rezone properties where such 
zoning would render a parcel undevelopable at the time of plat/site/construction plan review.   

  
Please keep in mind the Revised Plan deadline for the July ZHM hearing is 7/6.  There appear to be a couple of other 
outstanding issues based on comments I had previously sent to Israel (plase see attached, and which includes the note 
about the traffic stucy being missing).  If all of these comments can be cleared, and you redesign to accoomdate the 
required cross access, and assuming we receive a sufficient transportation analysis, we would be in a position to be able 
to recommend approval.   
  
Thank you, 
  
  
James Ratliff, AICP, PTP 
Principal Planner 
Development Services Department, Transportation Review Section 

 
P: (813) 307-1924 

Received June 25, 2021
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E: ratliffja@hcflgov.net  
W: www.hcflgov.net  

   
 

 
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. 
  
Note:  So that we can assist you more efficinetly, please ensure that the subject line of all email correspondence 
includes the Project Information (PI) Number or Zoning Case File (PD, RZ, PRS, MM, SU, or VAR) Number, where 
applicable. 
  
From: Tirado, Sheida <TiradoS@hillsboroughcounty.org>  
Sent: Thursday, June 24, 2021 12:00 PM 
To: Tu Mai <tkmai@aol.com>; Zoning Intake-DSD <ZoningIntake-DSD@hillsboroughcounty.org> 
Cc: Ratliff, James <RatliffJa@hillsboroughcounty.org>; Monsanto, Israel <MonsantoI@hillsboroughcounty.org>; Williams, 
Michael <WilliamsM@HillsboroughCounty.ORG> 
Subject: RE: PD 21-0551: Request for Administrative Variance 
  
Hello Ms. Mai, 
  
Staff is recommending denial of the attached variance, it will be your choice to withdraw this request or move forward with 
the denial and that will be reflected in the Transportation Staff Report. 
  
Best Regards, 
  
Sheida L. Tirado, PE 
Transportation Review Manager 
Development Services Department 

 
P: (813) 276-8364 
E: tirados@HCFLGov.net  
W: HCFLGov.net  

   
 

 
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: Tu Mai <tkmai@aol.com>  
Sent: Friday, June 11, 2021 3:38 PM 
To: PW-CEIntake <PW-CEIntake@hillsboroughcounty.org>; Zoning Intake-DSD <ZoningIntake-
DSD@hillsboroughcounty.org> 
Cc: Tirado, Sheida <TiradoS@hillsboroughcounty.org>; PW-CEIntake <PW-CEIntake@hillsboroughcounty.org>; Kniesly, 
Benjamin <KnieslyB@HillsboroughCounty.ORG>; Williams, Michael <WilliamsM@HillsboroughCounty.ORG>; Monsanto, 
Israel <MonsantoI@hillsboroughcounty.org> 
Subject: Re: PD 21-0551: Request for Administrative Variance 
  

 
 

 
 

 
 

 
 

Received June 25, 2021
Development Services

21-0551



5

[External] 

Good afternoon,  
  
I would like to recall my previous submission due to an 
incorrect addressing. I have revised the Administrative Variance to  
address Ms. Sheida Tirado, P.E. 
  
Please use this attachment for review and approval for PD 21-0551. 
  
Thank you, 
Tu 

  
  

  
  
  
H.T. MAI, INC. 
CIVIL ENGINEERING & REAL ESTATE CONSULTING 
14031 N. Dale Mabry Highway 
Tampa, FL 33618-2401  
--------------------------------------------- 
PHONE:    (813) 962-6230 
FAX:          (813) 962-6420 
EMAIL:      tkmai@aol.com 
  

-----Original Message----- 
From: Kniesly, Benjamin <KnieslyB@HillsboroughCounty.ORG> 
To: Tu Mai <tkmai@aol.com> 
Cc: Zoning Intake-DSD <ZoningIntake-DSD@hillsboroughcounty.org>; Tirado, Sheida 
<TiradoS@hillsboroughcounty.org>; PW-CEIntake <PW-CEIntake@hillsboroughcounty.org> 
Sent: Fri, Jun 11, 2021 3:09 pm 
Subject: PD 21-0551: Request for Administrative Variance 

Tu  - zoning case Variances and Exceptions  are vetted via the Transportation Group,  
  
Ms. Tirado is the Group Manager,  
  
May what to change below to Sheida Tirado, P.E. 
  

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link points to the correct file and location.

 
  
From: Tu Mai <tkmai@aol.com>  
Sent: Friday, June 11, 2021 2:45 PM 
To: PW-CEIntake <PW-CEIntake@hillsboroughcounty.org> 
Cc: Zoning Intake-DSD <ZoningIntake-DSD@hillsboroughcounty.org>; Williams, Michael 
<WilliamsM@HillsboroughCounty.ORG>; Monsanto, Israel <MonsantoI@hillsboroughcounty.org>; htmai@aol.com; 
Kniesly, Benjamin <KnieslyB@HillsboroughCounty.ORG> 
Subject: PD 21-0551: Request for Administrative Variance 
  

Received June 25, 2021
Development Services

21-0551
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Good afternoon,  
  
Per Israel Monsanto's instructions, we are submitting an Administrative Variance 
Request for PD 21-0551. 
  
Please confirm receipt of this attachment. 
  
Thank you, 
Tu 

  
  

  
  
  
H.T. MAI, INC. 
CIVIL ENGINEERING & REAL ESTATE CONSULTING 
14031 N. Dale Mabry Highway 
Tampa, FL 33618-2401  
--------------------------------------------- 
PHONE:    (813) 962-6230 
FAX:          (813) 962-6420 
EMAIL:      tkmai@aol.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. 

 
 
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. 

 
 
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. 

Received June 25, 2021
Development Services

21-0551
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Harry Cohen
Ken Hagan

Pat Kemp
Gwendolyn "Gwen" Myers

Kimberly Overman
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Stacy R. White

COUNTY ADMINISTRATOR
Bonnie M. Wise

COUNTY ATTORNEY 
Christine M. Beck

INTERNAL AUDITOR
Peggy Caskey

ASSISTANT COUNTY ADMINISTRATOR
Ron Barton

DATE: June 4, 2021 
 
 
Adam Gormly, Director (via email: 
gormlya@hillsboroughcounty.org) 
Hillsborough County Development 
Services Department 
County Center, 19th Floor 
601 E. Kennedy Blvd. 
Tampa, FL 33602 
 
Melissa Zornita, Executive Director (via email: zornittam@plancom.org)
Hillsborough County Planning Commission 
County Center, 18th Floor 
601 E. Kennedy Blvd. 
Tampa, FL 33602 
 
 
RE: PD 21-0551 (Catholic Charities Ruskin Affordable Housing) 
 
Dear Mr. Gormly: 
 
As you are aware, Hillsborough County Affordable Housing is currently working with Catholic Charities, 
Diocese of St. Petersburg, Inc. to provide affordable housing to homeless, low and moderate income 
residents to fulfill the BOCC affordable housing initiatives. 
 
In this regard, we support the proposed rezoning petition (PD 21-0551) filed by Catholic Charities, 
Diocese of St. Petersburg for a 2.36+ acres parcel having Folio No. 055714.0000 located at 1308 N. US 
Highway 41, Ruskin, FL 33570. 
 
We support the PD rezoning petition on the merit of its compatibility and consistency with the 
Comprehensive Plan and the Ruskin Community Plan’s goals. We support the density bonus to 30 du/ac 
as per Sec.6.11.07.c of the County Land Development Code (LDC). 
 
Thank you very much for your consideration. Please feel free to contact me if you have any questions. 
 
Sincerely, 
 
 
Cheryl Howell 
Director, Affordable Housing Services

Cheryl Howell
Digitally signed by Cheryl Howell 
DN: cn=Cheryl Howell, o=Board of County 
Commissioners, ou=Affordable Housing, 
email=howellch@hcflgov.net, c=US 
Date: 2021.06.04 14:43:25 -04'00'


