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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Hutton Real Estate Holdings, LLC

FLU Category: Suburban Mixed Use-6 (SMU-6)

Service Area: Urban

Site Acreage: 4.69 acres

Community 
Plan Area: Brandon

Overlay: None

Introduction Summary:

The request is to rezone the subject property from the existing Interstate Planned Development-2 (IPD-2) zoning 
district to a new Planned Development (PD) zoning district to allow for a retail center (with specific restricted uses),
automated car wash, and oil change business.

Zoning: Existing Proposed
District(s) IPD-2 PD

Typical General Use(s) Office
and Child Care Center

Retail Center (restricted to sit down 
restaurant; personal services; instructional, 
such as Golftec; medical office and medical 

related retail, such as optical stores and 
appointments, hearing aids, dental and 
veterinarian, physical and occupational 

therapy; business/professional office; retail 
food store (no drive-thru), such as cupcake 
sales, pressed juices, ice cream, smoothies; 

cell phone sales and service; soft goods 
retailers such as jewelry stores, shoe sales, 
and clothing sales; and food sales designed 
for off premises consumption, such as deli,
uses), Oil Change and Auto Repair Business, 

and Automated Car Wash
Acreage 5.7 4.69

Density/Intensity NA / 0.49 NA / 15,911 sf (0.08)

Mathematical Maximum* 121,663.08 sf 51,074.10 sf
*number represents a pre-development approximation 

Development Standards: Existing Proposed
District(s) IPD-2 PD
Lot Size / Lot Width NA / NA 10,000 sf / 75’ 
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Setbacks/Buffering and 
Screening 

30’ Front  
15’ Rear 

15’ Side (north) 

30’ Front 
In accordance with CG zoning regulations 

(Rear and Sides) 

Height 
60’ or 4 stories for the building 

designated Phase I and 95’ or 8 stories 
for the building designated Phase II 

50’  

 
Additional Information:  

PD Variation(s) None requested as part of this application 
 

Waiver(s) to the Land Development Code  
 

 
Planning Commission Recommendation: 
Consistent 

Development Services Recommendation: 
Approvable, subject to proposed conditions 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.1 Vicinity Map  

 

 

Context of Surrounding Area: 
 
 
 
Existing land uses within the area include commercial (strip center and big-box store) and residential (single-family 
residential lots and townhomes/villas) uses. 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.2 Future Land Use Map 

 

 

Subject Site Future Land Use Category: Suburban Mixed Use-6 (SMU-6) 

Maximum Density/F.A.R.: 6 dwelling units per gross acre / 0.25 for suburban scale neighborhood 
commercial uses 

Typical Uses: 
Residential, suburban scale neighborhood commercial, office uses, 
research corporate park uses, light industrial multi-purpose and clustered 
residential and/or mixed-use projects at appropriate locations. 
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.3 Immediate Area Map 

 
Adjacent Zonings and Uses 

Location: Zoning: 

Maximum 
Density/F.A.R. 

Permitted by Zoning 
District: 

Allowable Use: Existing Use: 

North PD 

362 conventional 
detached single- 
family dwellings / 

12,500 sf 

Conventional Detached 
Dwellings and Limited retail 
and personal services uses 
per LDC Section 2.02.02 

(CN uses)  

Single Family Residences 

South PD NA / 0.24 Commercial Retail and 
Office uses Strip Center 
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East  PD, AS-1, 
and ASC-1 

PD: 12,000 sf (CN 
uses) and 60,000 sf 
(Office, Warehouse, 

and Contractor’s 
Office with limited 
open storage uses) 

 
AS-1 – 1 unit per 

acre 
 

ASC-1 – 1 unit per 
acre  

PD - Limited retail and 
personal services uses per 
LDC Section 2.02.02 (CN 

uses); Office, Warehouse, 
and Contractor’s Office 

with limited open storage  
 

AS-1 - Agricultural and 
agricultural-related uses 
per LDC Section 2.02.02 

and single-family 
conventional and mobile 

home development 
 

ASC-1 - Agricultural and 
agricultural-related uses 
per LDC Section 2.02.02 

and single-family 
conventional development 

Single Family Residences 

West PD 
20 units per gross 
acre / 272,500 sf 

(0.30) 

Conventional Multiple 
Family Dwelling Units 
(RMC-20 uses); Retail, 
Shopping, Office and 

business uses of the CI 
zoning district 

South Gornto Lake Road 
right-of-way, Big-Box Store, 

and Townhomes/Villas 
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT)  

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

Gornto Lake Rd. 
County 
Collector - 
Urban 

4 Lanes 
Substandard Road 
Sufficient ROW Width 

 Corridor Preservation Plan   
 Site Access Improvements  
 Substandard Road Improvements  
 Other   

Project Trip Generation 
 Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips 
Existing 4,585 334 415 
Proposed 3.068 70 196 
Difference (+/1) (-) 1,517 (-) 342 (-) 298 
*Trips reported are based on net new external trips unless otherwise noted. 
 
Connectivity and Cross Access 

Project Boundary Primary Access Additional 
Connectivity/Access Cross Access Finding 

North  None None Meets LDC 
South  None Vehicular & Pedestrian Meets LDC 
East  None Vehicular & Pedestrian Meets LDC 
West X None None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance 
Road Name/Nature of Request Type Finding 
Gornto Lake Rd/Median Opening Spacing Administrative Variance Requested Approvable 
Notes: Median opening is existing and serves existing Target to the west of subject site. 
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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 

Conditions requested 
are as follow: 
• Approval of this 
zoning petition by 
Hillsborough County 
does not constitute a 
guarantee that the 
Environmental 
Protection Commission 
of Hillsborough County 
(EPC) approvals/permits 
necessary for the 
development as 
proposed will be issued, 
does not itself serve to 
justify any impact to 
wetlands, and does not 
grant any implied or 
vested right to 
environmental 
approvals. 
• The construction and 
location of any 
proposed wetland 
impacts are not 
approved by this 
correspondence, but 
shall be reviewed by 
EPC staff under 
separate application 
pursuant to the EPC 
Wetlands rule detailed 
in Chapter 1-11, Rules of 
the EPC, (Chapter 1-11) 
to determine whether 
such impacts are 
necessary to accomplish 
reasonable use of the 
subject property. 
• Prior to the issuance 
of any building or land 



APPLICATION NUMBER: RZ-PD 21-0867 
ZHM HEARING DATE: September 13, 2021 
BOCC LUM MEETING DATE: November 9, 2021 Case Reviewer: Kevie Defranc   

  

Page 10 of 19 

alteration permits or 
other development, the 
approved wetland / 
other surface water 
(OSW) line must be 
incorporated into the 
site plan. The wetland/ 
OSW line must appear 
on all site plans, labeled 
as "EPC Wetland Line", 
and the wetland must 
be labeled as "Wetland 
Conservation Area" 
pursuant to the 
Hillsborough County 
Land Development Code 
(LDC). 
• Final design of 
buildings, stormwater 
retention areas, and 
ingress/egresses are 
subject to change 
pending formal agency 
jurisdictional 
determinations of 
wetland and other 
surface water 
boundaries and 
approval by the 
appropriate regulatory 
agencies. 

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 

Conditions requested 
are as follow: 
1. If PD 21-0867 is 
approved, the County 
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Engineer will approve a 
Section 6.04.02. 
Administrative Variance 
(submitted August 20, 
2021) which was found 
approvable by the 
County Engineer (on 
August 30, 2021). 
Approval of this 
Administrative Variance 
will waive the LDC, 
Section 6.04.07 
separation standard for 
the existing median 
opening aligned with 
the project’s proposed 
access connection on 
Gornto Lake Rd. 
2. The developer shall 
provide vehicular and 
pedestrian cross access 
stubouts to folios 
#73787.0000 and 
73786.0000. 
3. The developer shall 
construct a southbound 
left turn lane and a 
northbound right turn 
lane at the project 
driveway on Gornto 
Lake Road prior to 
certificate of occupancy. 
4. Notwithstanding 
anything shown on the 
site plan, the developer 
shall provide ADA 
compliant sidewalk 
connections between all 
development lots, 
principal building 
entrances, parking areas 
and access points. 
5. No drive thru uses 
shall be allowed on Lot 
2. 
6. Parking shall be 
provided consistent 
with the LDC, Part 
6.05.00. 
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Service Area/ Water & Wastewater 
Urban       City of Tampa  
Rural        City of Temple Terrace  

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

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. 

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 

 

Impact/Mobility Fees 
Automatic Car Wash        Retail - Shopping Center        Quick Lube Center        Retail - Fast Food w/Drive Thru 
(Per 1,000 s.f.)                   (Per 1,000 s.f.)                         (Per 1,000 s.f.)               (Per 1,000 s.f.) 
Mobility: $30,937             Mobility: $10,850                    Mobility: $15,380         Mobility: $83,595   
Fire: $313                           Fire: $313                                  Fire: $313                      Fire: $313 

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 
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5.0 IMPLEMENTATION RECOMMENDATIONS   
 
5.1 Compatibility  
 
Based on the adjacent zonings and uses identified above in the report, staff finds the proposed PD zoning district 
compatible with the existing zoning districts and development pattern in the area. 
 
5.2 Recommendation      
 
Based on the above considerations, staff recommends approval of the request, subject to conditions. 
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6.0 PROPOSED CONDITIONS  
 
Prior to PD site plan certification, the applicant shall revise the PD site plan as follows: 

 Add the other current zoning (AS-1) indication/label associated with parcel folio 73787.5000. 
 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
August 24, 2021. 
 
1. The development shall be approved for a maximum of a 6,525 square-foot retail center (restricted to the following 
commercial uses with no drive-thru facilities allowed: sit down restaurant; personal services; instructional, such as 
Golftec; medical office and medical related retail, such as optical stores and appointments, hearing aids, dental and 
veterinarian, physical and occupational therapy; business/professional office; retail food store, such as cupcake sales, 
cake sales, pressed juices, ice cream, smoothies; cell phone sales and service; soft goods retailers such as jewelry 
stores, shoe sales, and clothing sales; and food sales designed for off premises consumption, such as deli) in “LOT 2”; a 
maximum of 5,570 square feet of motor vehicle repair, minor uses in “LOT 3”; and a maximum of a 3,816 square-foot 
automated car wash facility in “LOT 4”. 
 
The uses in “LOT 3” and “LOT 4” shall have restricted hours of operation from 8:00 AM to 8:00 PM every day. 
 
“LOT 1” as shown on the site plan shall be limited to landscaping, stormwater pond and vehicular/pedestrian access.  
The wetland area in “LOT 1” shall be preserved via the filing/recording of a conservation easement.  Proof of the 
recording of the conservation easement shall be submitted to Hillsborough County prior to the release of the site 
development permit. 
 
2. Development standards shall be as follows: 
 
Minimum lot area:   10,000 square feet 
Minimum lot width:   75 feet 
Maximum building height:  50 feet 
Minimum front (west) yard setback: 30 feet 
Minimum side (north) yard setback: In accordance with CG zoning district development standards 
Minimum side (south) yard setback: In accordance with CG zoning district development standards 
Minimum rear (east) yard setback: In accordance with CG zoning district development standards 
Maximum FAR:    0.25 
Maximum building coverage:  27% 
Maximum impervious surface:  70% 
  
3. The landscape buffering and screening shall be in accordance with the requirements of Part 6.06.00 of the Land 
Development Code. 
 
4. The exterior lighting shall be in accordance with the standards of Part 6.10.00 of the Land Development Code. 
 
5. The parking shall be in accordance with the requirements of Part 6.05.00 of the Land Development Code. 
 
6. Notwithstanding anything shown on the site plan, the developer shall provide ADA compliant sidewalk connections 
between all development lots, principal building entrances, parking areas and access points. 
 
7. The developer shall provide vehicular and pedestrian cross access stubouts to folios #73787.0000 and 73786.0000. 
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8. The developer shall construct a southbound left turn lane and a northbound right turn lane at the project driveway 
on Gornto Lake Road prior to certificate of occupancy. 
 
9. If PD 21-0867 is approved, the County Engineer will approve a Section 6.04.02. Administrative Variance (submitted 
August 20, 2021) which was found approvable by the County Engineer (on August 30, 2021). Approval of this 
Administrative Variance will waive the LDC, Section 6.04.07 separation standard for the existing median opening 
aligned with the project’s proposed access connection on Gornto Lake Road. 
 
11. Approval of this application does not ensure that public wastewater and potable water services will be available at 
the time when the applicant seeks permits to actually develop. 
 
12. Approval of this rezoning petition by Hillsborough County does not constitute a guarantee that the Environmental 
Protection Commission approvals/permits necessary for the development as proposed will be issued, does not itself 
serve to justify any impacts to wetlands, and does not grant any implied or vested right to environmental approvals. 
 
13. The construction and location of any proposed wetland impacts are not approved by this correspondence, but shall 
be reviewed by EPC staff under separate application pursuant to the EPC Wetlands rule detailed in Chapter 1-11, Rules 
of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to accomplish reasonable use of the 
subject property. 
 
14. Prior to the issuance of any building or land alteration permits or other development, the approved wetland / 
other surface water (OSW) line must be incorporated into the site plan. The wetland/ OSW line must appear on all site 
plans, labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation Area" pursuant to 
the Hillsborough County Land Development Code (LDC). 
 
15. Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending formal 
agency jurisdictional determinations of wetland and other surface water boundaries and approval by the appropriate 
regulatory agencies. 
 
16. If the notes and/or graphic 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 the 
regulations in effect at the time of preliminary site plan/plat approval. 
 
17. The Development of the project shall proceed in strict accordance with the terms and conditions contained in the 
Development Order, the General Site Development Plan, the land use conditions contained herein, and all applicable 
rules, regulations, and ordinances of Hillsborough County. 
 
18. Within 90 days of approval by the Hillsborough County Board of County Commissioners, the applicant shall submit 
to the Development Services Department a revised General Site Development Plan for certification which conforms 
the notes and graphic of the plan to the conditions outlined above and the Land Development Code (LDC). Subsequent 
to certification of the plan, if it is determined the certified plan does not accurately reflect the conditions of approval 
or requirements of the LDC, said plan will be deemed invalid and certification of the revised plan will be required. 
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Zoning Administrator Sign Off:  

J. Brian Grady
Wed Oct 20 2021 14:41:07  

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL.  
Approval of this re-zoning petition by Hil lsborough 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 AND/OR GRAPHICS 
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8.0 PROPOSED SITE PLAN (FULL) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 
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  Transportation Review Comments 
 

AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 8/30/2021 
REVIEWER: Richard Perez, AICP AGENCY/DEPT: Transportation 
PLANNING AREA: BR / Central PETITION NO:  RZ PD 21-0867 
 
 

  This agency has no comments. 
 

  This agency has no objection. 
 

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

  This agency objects for the reasons set forth below. 
 
REPORT SUMMARY AND CONCLUSIONS 

 The proposed rezoning would generally result in a decrease of trips potentially generated by 
development of the subject site by 1,517 average daily trips, 342 p.m. peak hour trips and 298 p.m. 
peak hour trips. 

 The applicant is proposing to construct a southbound left turn lane and a northbound right turn lane 
at the project access. 

 The proposed Gornto Lake Rd access connection aligns with an existing median opening that does 
not meet the minimum open median spacing distance. The applicant requested a Section 6.04.02.B.  
Administrative Variance from the Section 6.04.07 requirement to meet the minimum open median 
spacing standard, which was found approvable by the County Engineer. If the rezoning is approved, 
the County Engineer will approve the Administrative Variance, upon which the developer will be 
allowed align the project access connection with the existing substandard median opening. 

 The project will provide vehicular and pedestrian cross access to the certain parcels to the east and 
south. 

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

 
CONDITIONS OF ZONING APPROVAL 

1. If PD 21-0867 is approved, the County Engineer will approve a Section 6.04.02. Administrative 
Variance (submitted August 20, 2021) which was found approvable by the County Engineer (on 
August 30, 2021). Approval of this Administrative Variance will waive the LDC, Section 6.04.07 
separation standard for the existing median opening aligned with the project’s proposed access 
connection on Gornto Lake Rd. 

2. The developer shall provide vehicular and pedestrian cross access stubouts to folios #73787.0000 
and 73786.0000. 
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3. The developer shall construct a southbound left turn lane and a northbound right turn lane at the 
project driveway on Gornto Lake Road prior to certificate of occupancy. 

4. Notwithstanding anything shown on the site plan, the developer shall provide ADA compliant 
sidewalk connections between all development lots, principal building entrances, parking areas and 
access points. 

5. No drive thru uses shall be allowed on Lot 2. 

6. Parking shall be provided consistent with the LDC, Part 6.05.00. 

 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to rezone a +/- 4.69-acre parcel from IPD-2/PD 89-0146 to Planned 
Development (PD) to construct +/- 15,911 sf of commercial uses including automobile service, carwash, 
and retail/ office outparcels.  The site is located on the east side of South Gornto Lake Rd., approximately 
705 feet north of Bloomingdale Ave and within the Brandon Community Plan.  The Future Land Use 
designation of the site is Suburban Mixed Use (SMU-6).    
 
 
Trip Generation Analysis 
The applicant submitted a trip generation and site access analysis as required by the Development Review 
Procedures Manual (DRPM).  Staff has prepared a comparison of the trips potentially generated under the 
existing and proposed zoning designations, utilizing a generalized worst-case scenario. Data presented 
below is based on the Institute of Transportation Engineer’s Trip Generation Manual, 10 th Edition.  
 
Approved Zoning: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
PD 89-0146: 120,000 sf, Medical Office (ITE 720) 4,176 334 415 
PD 89-0146: 100 Students, Daycare (ITE 565) 409 78 79 

Total 4,585 412 494 
 
Proposed Zoning:   

Zoning, Lane Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak Hour Trips 

AM PM 
PD: 6,525sf, Fast Causal Restaurant (ITE LUC 930) 2,058 14 92 

PD: 1 Tunnel, Automated Carwash (ITE LUC 948) 780* 39* 78 
PD: 3 Service Positions, Quick Lube Vehicle Stop (ITE 
941) 120 9 15 

PD: 5 Bays, Auto Care Center (ITE LUC 942) 110* 8 11 

Total 3,068 70 196 
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Trip Generation Difference: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
Difference (-) 1,517 (-) 342 (-) 298 

Note: * Estimated. ITE does not provide trip generation for certain time periods of some proposed uses. 
 
The proposed rezoning would generally result in a decrease of trips potentially generated by development 
of the subject site by 1,517 average daily trips, 342 p.m. peak hour trips and 298 p.m. peak hour trips. 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
S. Gornto Lake Rd. is a publicly maintained, 4-lane, divided, collector roadway characterized by +/- 11-
foot thru lanes, +/- 12-foot left turn lanes, and curb and gutter within +/- 171 feet of right of way.  There 
are sidewalks and bikelanes on both sides of the road within the vicinity of the project frontage. 
 
This segment of Gornto Lake Rd. is not included in the Hillsborough County Corridor Preservation Plan.  
 
 
SITE ACCESS 
The project proposes one (1) full access connection on Gornto Lake Rd. at the existing median opening 
which aligns with the northern access for the Target Shopping Center to the west. 
 
The site access study provided by the applicant indicates that a southbound left turn lane and northbound 
right turn lane will be required at the project driveway.  To accommodate the required southbound left turn 
lane modifications to the existing northbound left turn to Autumn Royal Lane to the north of the project 
access will have to be made at the time of site construction plan review. 
 
The proposed site plan provides vehicular and pedestrian cross access to the east and south (folios 
#73787.0000 and 73786.0000) consistent with LDC, Section 6.04.03. Q. and cross access approved for the 
respective properties’ Planned Developments (PD 12-0258 and PD 87-0160).  
 
 
REQUESTED ADMINISTRATIVE VARIANCE – Median Opening Spacing 
The access for the project is to align with the existing median opening serving the Target Shopping Center. 
This median opening is approximately 515 feet south of Autumn Royal Lane and approximately 414 feet 
north of the median opening serving the middle Target access. Per LDC, Section 6.04.07 minimum median 
opening spacing requirement for Gornto Lake Rd. is 660 feet. 
 
The applicant’s Engineer of Record (EOR) submitted a Section 6.04.02.B Administrative Variance request 
(dated August 11, 2021 and received August 20, 2021) from the Section 6.04.07 minimum median opening 
spacing requirement for Gornto Lake Rd. of 660 feet from the closest access connection. Based on factors 
presented in the Administrative Variance request, the County Engineer found the request approvable (on 
August 30, 2021).   If this rezoning is approved the County Engineer will approve the above referenced 
Administrative Variance Request.  If approved, the minimum median opening spacing standard would not 
be required. 
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  Transportation Review Comments 
 

LEVEL OF SERVICE (LOS)  
 
Level of Service (LOS) information is reported below. 
 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS  

S. Gornto Lake 
Rd. 

Bloomingdale 
Ave. 

Providence Rd 
Blvd D C 

Source: 2020 Hillsborough County Level of Service (LOS) Report 



Received August 20, 2021
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21-0867
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Development Services
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Received August 20, 2021
Development Services

21-0867
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Development Services

21-0867



Received August 20, 2021
Development Services
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Received August 20, 2021
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Received August 20, 2021
Development Services

21-0867



Received August 20, 2021
Development Services

21-0867



Received August 20, 2021
Development Services
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Received August 20, 2021
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Received August 20, 2021
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21-0867



Received August 20, 2021
Development Services
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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 

Gornto Lake Rd. County Collector 
- Urban 

4 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 4,585 334 415 
Proposed 3.068 70 196 
Difference (+/-) (-) 1,517 (-) 342 (-) 298 
*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 None Meets LDC 
South  None Vehicular & Pedestrian Meets LDC 
East  None Vehicular & Pedestrian Meets LDC 
West X None None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Gornto Lake Rd/Median Opening Spacing Administrative Variance Requested Approvable 
Notes: Median opening is existing and serves existing Target to the west of subject site.  

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 See Staff Report. 
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COUNTY OF HILLSBOROUGH  
 

RECOMMENDATION OF THE  
 LAND USE HEARING OFFICER 

 
 
APPLICATION NUMBER:   RZ PD 21-0867 
 
DATE OF HEARING:   September 13, 2021 
 
APPLICANT: Hutton Real Estate Holdings, LLC 

PETITION REQUEST: A request to rezone property from IPD-2 
to PD to permit a retail center with 
specific land uses and an automated car 
wash and oil change business 

LOCATION: East side of S. Gornto Lake Road and 
835 feet north of Bloomingdale Avenue 

 
SIZE OF PROPERTY:   4.69 acres, m.o.l. 
 
EXISTING ZONING DISTRICT:  IPD-2 
 
FUTURE LAND USE CATEGORY: SMU-6 
 
SERVICE AREA:    Urban 
 
COMMUNITY PLAN: Brandon 
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DEVELOPMENT REVIEW STAFF REPORT 

 
*Note: Formatting issues prevented the entire Development Services 
Department staff report from being copied into the Hearing Master’s 
Recommendation.  Therefore, please refer to the Development Services 
Department web site for the complete staff report.  

1.0 APPLICATION SUMMARY  

Development Services Department  

 

Applicant:    Hutton Real Estate Holdings, LLC 

FLU Category:   Suburban Mixed Use-6 (SMU-6) 

Service Area:   Urban 

Site Acreage:   4.69 acres 

Community Plan Area:  Brandon 

Overlay:    None 

Introduction Summary:  
The request is to rezone the subject property from the existing Interstate 
Planned Development-2 (IPD-2) zoning district to a new Planned Development 
(PD) zoning district to allow for a retail center (with specific restricted uses), 
automated car wash, and oil change business.  
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Typical 
General 
Use(s)  

Office 
and 
Child 
Care 
Center  

Retail Center (restricted to sit down restaurant; personal 
services; instructional, such as Golftec; medical office and 
medical related retail, such as optical stores and 
appointments, hearing aids, dental and veterinarian, physical 
and occupational therapy; business/professional office; retail 
food store (no drive-thru), such as cupcake sales, pressed 
juices, ice cream, smoothies; cell phone sales and service; 
soft goods retailers such as jewelry stores, shoe sales, and 
clothing sales; and food sales designed for off premises 
consumption, such as deli, uses), Oil Change and Auto 
Repair Business, and Automated Car Wash  

 
 

Setbacks/Buffering 
and Screening  

30’ Front  

15’ Rear 15’ Side (north)  

30’ Front 
In accordance with CG 
zoning regulations 
(Rear and Sides)  

Height  

60’ or 4 stories for the building 
designated Phase I and 95’ or 8 
stories for the building designated 
Phase II  

50’  

PD Variation(s): None requested as part of this application  
Waiver(s) to the Land Development Code: None requested as part of this 
application  

Planning Commission Recommendation: Consistent  

Development Services Recommendation: Approvable, subject to proposed 
conditions  
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2.0 LAND USE MAP SET AND SUMMARY DATA 2.1 Vicinity Map  

 

Context of Surrounding Area:  

Existing land uses within the area include commercial (strip center and big-box 
store) and residential (single-family residential lots and townhomes/villas) uses.  
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2.0 LAND USE MAP SET AND SUMMARY DATA 2.2 Future Land Use Map  

 
Subject Site Future 
Land Use Category:  Suburban Mixed Use-6 (SMU-6)  

Maximum 
Density/F.A.R.:  

6 dwelling units per gross acre / 0.25 for suburban scale 
neighborhood commercial uses  

Typical Uses:  

Residential, suburban scale neighborhood commercial, 
office uses, research corporate park uses, light industrial 
multi-purpose and clustered residential and/or mixed-use 
projects at appropriate locations.  
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2.0 LAND USE MAP SET AND SUMMARY DATA 2.3 Immediate Area Map  

Adjacent Zonings and Uses  

Location
:  

Zoning
:  

Maximum 
Density/F.A.R. 
Permitted by Zoning 
District:  

Allowable Use:  Existing Use:  

North  PD  
362 conventional 
detached single- family 
dwellings / 12,500sf  

Conventional Detached 
Dwellings and Limited 
retail and personal 
services uses per LDC 
Section 2.02.02 (CN 
uses)  

Single Family 
Residences  

 
 

East  

PD, 
AS-1, 
and 
ASC-1 

PD: 12,000 sf (CN 
uses) and 60,000 sf 
(Office, Warehouse, 
and Contractor’s 

PD - Limited retail and 
personal services uses 
per LDC Section 
2.02.02 (CN uses); 

Single Family 
Residences  
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Office with limited 
open storage uses)  

AS-1 – 1 unit per 
acre  

ASC-1 – 1 unit per 
acre  

Office, Warehouse, and 
Contractor’s Office with 
limited open storage  

AS-1 - Agricultural and 
agricultural-related uses 
per LDC Section 
2.02.02 and single-
family conventional and 
mobile home 
development  

ASC-1 - Agricultural and 
agricultural-related uses 
per LDC Section 
2.02.02 and single-
family conventional 
development  

West PD  
20 units per gross 
acre / 272,500 sf 
(0.30)  

Conventional Multiple 
Family Dwelling Units 
(RMC-20 uses); Retail, 
Shopping, Office and 
business uses of the CI 
zoning district  

South Gornto Lake 
Road right-of-way, 
Big-Box Store, and 
Townhomes/Villas  

 

 

 

 

 

 

 

 

 

 



 8

2.0 LAND USE MAP SET AND SUMMARY DATA 
2.4 Proposed Site Plan (partial provided below for size and orientation 
purposes. See Section8.0 for full site plan)  
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3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN 
SECTION 9.0 OF STAFF REPORT)  

Classification Current Conditions Select Future Improvements  

Gornto 
Lake Rd.  

County 
Collector - 
Urban  

4 Lanes 
Substandard Road 
Sufficient ROW Width  

Corridor Preservation 
Plan 

 Site Access 
Improvements 

 Substandard Road 
Improvements Other  

 

Connectivity and Cross Access   

 Design Exception/Administrative Variance  

Administrative Variance Requested  

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  
INFORMATION/REVIEWI
NG AGENCY  

    

Environmental:  
Comment
s 
Received 

Objection
s  

Conditio
ns 
Requeste
d  

Additional 
Information/Comme
nts  

Environmental Protection 
Commission  

 Yes 
No  

 Yes 
No  

 Yes 
No  

Conditions requested 
are as follow: 
• Approval of this 
zoning petition by 
Hillsborough County 
does not constitute a 
guarantee that the 
Environmental 
Protection 
Commission of 
Hillsborough County 
(EPC) 
approvals/permits 
necessary for the 
development as 
proposed will be 
issued, does not itself 
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serve to justify any 
impact to wetlands, 
and does not grant 
any implied or vested 
right to environmental 
approvals.  

• The construction 
and location of any 
proposed wetland 
impacts are not 
approved by this 
correspondence but 
shall be reviewed by 
EPC staff under 
separate application 
pursuant to the EPC 
Wetlands rule 
detailed in Chapter 1-
11, Rules of the EPC, 
(Chapter 1-11) to 
determine whether 
such impacts are 
necessary to 
accomplish 
reasonable use of the 
subject property.  

• Prior to the issuance 
of any building or 
land  

 

    

alteration permits or other development, the approved wetland / other surface 
water (OSW) line must be incorporated into the site plan. The wetland/ OSW 
line must appear on all site plans, labeled as "EPC Wetland Line", and the 
wetland must be labeled as "Wetland Conservation Area" pursuant to the 
Hillsborough County Land Development Code (LDC). 
• Final design of buildings, stormwater retention areas, and ingress/egresses 
are subject to change pending formal agency jurisdictional determinations of 
wetland and other surface water boundaries and approval by the appropriate 
regulatory agencies.  

 
Check if Applicable: 

 Wetlands/Other Surface Waters  
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 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 

Conditions requested are 
as follow: 
1. If PD 21-0867 is 
approved, the County  

 

    

Engineer will approve a Section 6.04.02. Administrative Variance (submitted 
August 20, 2021) which was found approvable by the County Engineer (on 
August 30, 2021). Approval of this Administrative Variance will waive the LDC, 
Section 6.04.07 separation standard for the existing median opening aligned 
with the project’s proposed access connection on Gornto Lake Rd.  

2. The developer shall provide vehicular and pedestrian cross access stub outs 
to folios #73787.0000 and 73786.0000.  

3. The developer shall construct a southbound left turn lane and a northbound 
right turn lane at the project driveway on Gornto Lake Road prior to certificate 
of occupancy. 4. Notwithstanding anything shown on the site plan, the 
developer shall provide ADA compliant sidewalk connections between all 
development lots, principal building entrances, parking areas and access 
points.  

5. No drive thru uses shall be allowed on Lot 2. 
6. Parking shall be provided consistent with the LDC, Part 6.05.00.  
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Service Area/ 
Water & 
Wastewater  

Urban  City 
of Tampa 

Rural  City of 
Temple Terrace  

 Yes 
No   Yes No  Yes 

No  

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.  

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  
 

Impact/Mobility Fees  

Automatic Car Wash (Per 1,000 s.f.) Mobility: $30,937 Fire: $313  

Retail - Shopping Center (Per 1,000 s.f.) Mobility: $10,850 
Fire: $313  

Quick Lube Center (Per 1,000 s.f.) Mobility: $15,380  

Fire: $313  

Retail - Fast Food w/Drive Thru (Per 1,000 s.f.) 
Mobility: $83,595  

Fire: $313  
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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  

 

 

5.0 IMPLEMENTATION RECOMMENDATIONS  

5.1 Compatibility  

Based on the adjacent zonings and uses identified above in the report, staff finds 
the proposed PD zoning district compatible with the existing zoning districts and 
development pattern in the area.  

5.2 Recommendation  

Based on the above considerations, staff recommends approval of the request, 
subject to conditions.  

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

SUMMARY OF HEARING 

THIS CAUSE came on for hearing before the Hillsborough County Land Use 
Hearing Officer on September 13, 2021.  Mr. Brian Grady of the Hillsborough 
County Development Services Department introduced the petition.   
 
Ms. Jessica Icerman 401 East Jackson Street Number 2100 Tampa testified on 
behalf of the applicant.  Ms. Icerman introduced the development team. 

Mr. David Smith 401 East Jackson Street Suite 401 Tampa testified on behalf of 
the applicant regarding land use issues.  Mr. Smith stated that the property is 
zoned Interstate Planned Development which is very rare.  He showed a series 
of graphics and stated that the request to rezone to Planned Development.  He 
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identified the location of the property and described the surrounding zoning 
districts and land uses.  The applicant worked with the County planning staffs to 
identify the list of uses on particular development pods.  One concern from staff 
was how the uses would transition from the intersection relative to locational 
criteria.  Mr. Smith stated that moving south from the property is Lot 4 which is 
proposed for an automated car wash facility.  The next block up is Lot 3 which 
will have an automotive tire service and car repair facility closest to the 
intersection when transitioning from south to north.  The main access point aligns 
with the Target store across Gornto Lake Road.  Lot 2 is there and proposed for 
a retail center with 6,525 square feet.  The uses for the retail center are less 
intense moving from the south to the north.  Lot 1 is located there and will be 
comprised of a retention pond and wetland area.  Mr. Smith testified that Lot C is 
particularly important because it is a guarantee that there will be a conservation 
easement to the benefit of the County.  The area will never be developed and 
guarantee a transition of uses. He testified that the lot is currently approved for 
120,000 square feet of office uses, eight stories in height with another four story 
component as well as childcare.  The proposed development is approximately 
15,000 square feet less than the approved office land uses which represents a 
decrease in transportation impacts. Cross access is proposed to the south and 
east which meets the connectivity policies in the Comprehensive Plan.  
Regarding locational criteria, Mr. Smith testified that the property has at least 75 
percent of the project use within the locational criteria distance standard which 
meets the waiver criteria.  The land uses transition from the intersection and 
certain land uses such as fast food restaurant have been eliminated and 
replaced with sit-down restaurant.   He discussed the reduction in vehicular trips 
generated by the proposed use as compared to the approved land use. Mr. 
Smith concluded his presentation by stating that the request is consistent with 
the Comprehensive Plan and that the planning staffs support the application. 

Hearing Master Finch asked Mr. Smith about Lot 1 being comprised of a 
stormwater pond and wetlands.  Mr. Smith agreed and added that there is a 
wetland area and a pond and then Lot C of Lot 1 is the wetland conservation 
area which will be preserved.   

Hearing Master Finch asked Mr. Smith about the proposed zoning conditions 
which addresses every lot except Lot 1 and asked if it was the intent of the 
zoning that Lot 1 would never be developed other than as a stormwater pond.  
Mr. Smith replied that Lot 1 would be the stormwater pond, but it does have cross 
access.  He stated that Lot 1 does not have any developable square footage 
allocated to it.   

Ms. Icerman testified as a part of the applicant’s presentation that she would like 
to introduce the certified site plan for PD 12-0258 which is the PD directly 
adjacent to the east of the subject property with the exception of the Dale 
Merriman property which is to the south.  She also submitted the certified site 
plan for PD 19-0934 which is the larger residential PD further to the east.  
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Mr. Kevie Defranc, Development Services Department testified regarding the 
County’s staff report.  Mr. Defranc stated that the request is to rezone property 
from IPD-2 to Planned Development to allow for a retail center with restricted 
uses that include an automated car wash, oil change and auto repair business.  
He identified the location of the property and stated that the project is limited to 
6,525 square feet of retail center in Lot 2, 5,570 square feet of motor vehicle 
repair with minor uses in Lot 3 and 3,816 square feet of an automated car wash 
in Lot 4.  The project will provide vehicular and pedestrian access to the east.  He 
concluded his remarks by stating that staff supports the rezoning application. 
 
Hearing Master Finch asked Mr. Grady and Mr. Defranc about the zoning 
conditions detailing the uses of Lots 2 through 4 but not Lot 1 and if it was the 
intent that the site plan would govern as its labeled stormwater.  Mr. Grady 
replied that it is the intent of the site plan which would govern that Lot 1 is 
retention with the wetland preservation area.    
 
Ms. Melissa Lienhard of the Planning Commission staff testified that the property 
is within the Suburban Mixed Use-6 Future Land Use category and located in the 
Urban Service Area and the Brandon Community Planning Area.  She described 
the request for commercial uses and restricted retail which would be compatible 
with the existing character of the area which is predominately non-residential 
land uses concentrated at the intersection of Bloomingdale Avenue and Gornto 
Lake Road.  Ms. Lienhard testified that the uses meet the intent of the Policy 1.4 
regarding compatibility with nearby land uses.  The applicant has agreed to use 
the wetland portion of the site as a permanent buffer between the commercial 
uses and residential uses north of the site by placing the wetlands in a 
conservation easement prior to the issuance of a Certificate of Occupancy.  The 
applicant has also agreed to land use restrictions with no drive through on the 
retail operations on Lot 2.  The hours of operation for Lots 3 and 4 will be from 
8am to 8pm.  Ms. Lienhard described the proposed access and added that the 
property meets commercial locational criteria under Objective 22 and the 
exception provided under Policy 22.2 as the site is at least 75 percent within the 
required distance and under single ownership.  She concluded her remarks by 
stating that the rezoning request is consistent with the Future of Hillsborough 
Comprehensive Plan. 

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

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

Mr. Grady stated that given the applicant’s testimony and the presentation of the 
Planning Commission regarding the commitment to place the wetland in a 
conservation easement, it would be appropriate to include such a zoning 
condition which the applicant should comment on whether that would be 
acceptable. 
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Mr. Smith testified during the rebuttal period that it is clearly the intent of the 
project that Pod C would be placed in a conservation easement and that Lot 1 
would be used for a stormwater pond and cross access which is required by the 
County, with a conservation easement and wetland.  He added that if there is a 
need to correct the site plan or conditions to reflect that, he does not have a 
problem with it. Mr. Smith stated that the applicant is committed to what is shown 
on the site plan for Lot 1. 

Hearing Master Finch asked Mr. Grady if it was his intent to draft a zoning 
condition to reflect Mr. Smith’s statements.  Mr. Grady replied yes.  Mr. Smith 
stated that it was acceptable to him.  

The hearing was then concluded. 
 

EVIDENCE SUBMITTED 
 
Mr. Smith submitted a copy of the applicant’s PowerPoint presentation into the 
record. 
 

PREFACE 
 
All matters that precede the Summary of Hearing section of this Decision are 
hereby incorporated into and shall constitute a part of the ensuing Findings of 
Fact and Conclusions of Law. 
 

FINDINGS OF FACT 
 
1. The subject site is 4.69 acres in size and is zoned Interstate Planned 

Development-2 (IPD-2).   The property is designated Suburban Mixed Use-6 
(SMU-6) by the Comprehensive Plan and located in the Urban Service Area 
and the Brandon Community Planning Area. 
 

2. The purpose of the rezoning from IPD-2 to Planned Development (PD) is to 
permit a 6,525 square foot retail center with identified land uses, a 3,816 
square foot automated car wash and a 5,570 square foot minor vehicle repair 
and oil change facility. 

 
3. No waivers or Planned Development Variations are requested as a part of the 

application. 
 
4. The Planning Commission found the request for commercial uses and 

restricted retail which compatible with the existing character of the area which 
is predominately non-residential land uses concentrated at the intersection of 
Bloomingdale Avenue and Gornto Lake Road.  The Planning Commission 
also found that the project meets the intent of the Policy 1.4 regarding 
compatibility with nearby land uses.  The applicant has agreed to use the 
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wetland portion of the site as a permanent buffer between the commercial 
uses and residential uses north of the site by placing the wetlands in a 
conservation easement prior to the issuance of a Certificate of Occupancy.  
The applicant has also agreed to land use restrictions with no drive through 
on the retail operations on Lot 2.  The hours of operation for Lots 3 and 4 will 
be from 8am to 8pm.  The property meets commercial locational criteria under 
Objective 22 and the exception provided under Policy 22.2 as the site is at 
least 75 percent within the required distance and under single ownership.  
The Planning Commission found the rezoning request is consistent with the 
Future of Hillsborough Comprehensive Plan. 

 
5. The surrounding area is developed with a mixture of residential and 

commercial land uses. 
 

6. The site plan is designed with lots that transition the intensity of the uses from 
the south to the north consistent with the more commercial development to 
the south and the residential uses to the north and east.  Specifically, the 
automated car wash, oil change and minor car repair businesses are 
proposed at the southern end of the parcel.  To the north, the applicant 
proposes a restricted retail center and stormwater pond to the east adjacent 
to the existing single-family development.  A wetland area comprises the 
northern portion of the property. 

 
7. The applicant’s representative agreed at the Zoning Hearing Master hearing 

to a zoning condition that would require the land as shown on the site plan in 
Lot 1 to be used only as a stormwater pond, wetland conservation easement 
and required vehicular and pedestrian cross access thereby ensuring 
compatibility with the adjacent single-family residential development.  

 
8. The proposed Planned Development for a retail center with identified land 

uses and an automated car wash and oil change business has been designed 
such that it recognizes the more intense commercial development to the 
south and the existing single-family residential land uses to the north and 
east.  The request is consistent with the development pattern as well as the 
Land Development Code and the Comprehensive Plan. 

 
FINDINGS OF COMPLIANCE/NON-COMPLIANCE WITH THE 

HILLSBOROUGH COUNTY COMPREHENSIVE PLAN 
 
The rezoning request is in compliance with and does further the intent of the 
Goals, Objectives and the Policies of the Future of Hillsborough Comprehensive 
Plan. 
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CONCLUSIONS OF LAW 
 
Based on the Findings of Fact cited above, there is substantial competent 
evidence to demonstrate that the requested Planned Development rezoning is in 
conformance with the applicable requirements of the Land Development Code 
and with applicable zoning and established principles of zoning law. 
 

SUMMARY 
 

The request is to rezone 4.69 acres from IPD-2 to PD to permit a 6,525 square 
foot retail center with identified land uses, a 3,816 square foot automated car 
wash and a 5,570 square foot minor vehicle repair and oil change facility.  No 
waivers or Planned Development Variations are requested.  
 
The Planning Commission found the request for the retail center and vehicle 
repair facility compatible with the existing development pattern.  Staff found the 
parcel meets the exception of the Location Criteria provision which requires at 
least 75 percent of the parcel frontage to be located within the specified distance 
from a qualifying intersection.  The Planning Commission found the rezoning 
consistent with the Future of Hillsborough Comprehensive Plan. 
 
The site plan is designed with lots that transition the intensity of the uses from the 
south to the north consistent with the more commercial development to the south 
and the residential uses to the north and east.  Specifically, the automated car 
wash, oil change and minor car repair businesses are proposed at the southern 
end of the parcel.  To the north, the applicant proposes a restricted retail center 
and stormwater pond to the east adjacent to the existing single-family 
development.  A wetland area comprises the northern portion of the property. 
 
The applicant’s representative agreed at the Zoning Hearing Master hearing to a 
zoning condition that would require the land as shown on the site plan in Lot 1 to 
be used only as a stormwater pond, wetland conservation easement and 
required vehicular and pedestrian cross access thereby ensuring compatibility 
with the adjacent single-family residential development. 
 
The proposed Planned Development is consistent with the surrounding land uses 
and meets the intent of the Land Development Code and the Comprehensive 
Plan.  
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RECOMMENDATION 

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

      October 1, 2021 
Susan M. Finch, AICP    Date 
Land Use Hearing Officer 
 
 
 
 
 
 



Unincorporated Hillsborough County Rezoning 

Hearing Date: 
September 13, 2021

Report Prepared:
September 2, 2021

Petition: PD 21-0867

On the east side of South Gornto Lake Road, north 
of West Bloomingdale Avenue and approximately
one mile east of Interstate 75

Summary Data:

Comprehensive Plan Finding: CONSISTENT

Adopted Future Land Use: Suburban Mixed Use-6 (0.25 FAR)

Service Area Urban

Community Plan: Brandon

Requested Zoning: Interstate Planned Development-2 (IPD-2) to a 
Planned Development (PD) to allow for the 
development of 15,911 square feet of retail, car 
wash, auto repair and oil change uses

Parcel Size (Approx.): 4.69 acres +/-

Street Functional
Classification:   

South Gornto Lake Road – Collector
Bloomingdale Avenue - Arterial

Locational Criteria Yes, meets FLUE Policy 22.3 exception

Evacuation Zone The subject property is in Evacuation Zone E.
Plan Hillsborough

planhillsborough.org
planner@plancom.org

813 – 272 – 5940
601 E Kennedy Blvd

18th floor 
Tampa, FL, 33602



PD 21-0867 2 
 

Context 
 The approximately 4.69 +/- acre subject site is located on the east side of South Gornto Lake 

Road, north of West Bloomingdale Avenue, approximately one mile east of the Interstate 75. 
The subject site is located within the Urban Service Area and is within the limits of the Brandon 
Community Plan, in the Urban General Character District. There are less than 25% wetlands 
on site. 
 

 The subject site’s Future Land Use classification is Suburban Mixed-Use – 6 (SMU-6) on the 
Future Land Use Map. Typical uses of SMU-6 include residential, suburban scale 
neighborhood commercial, office uses, research corporate park uses, light industrial multi-
purpose and clustered residential and/or mixed-use projects at appropriate locations. 
Neighborhood Commercial uses shall meet locational criteria or be part of larger mixed use 
planned development.  Office uses are not subject to locational criteria. Agricultural uses may 
be permitted pursuant to policies in the agricultural objective areas of the Future Land Use 
Element. Projects which provided mixed uses in this category must demonstrate detailed 
integration, scale, diversity and internal relationships of uses on site. 
 

 SMU-6 surrounds the subject site on the north, east and south sides. Urban Mixed Use-20 
(UMU-20) is located to the west of the site, across South Gornto Lake Road. Residential-16 
(RES-16) is located to the east as well as southeast. Community Mixed Use-12 (CMU-12) is 
located to the south and southwest across West Bloomingdale Avenue.   

 
 The subject site is currently vacant. Single-family residential is located to the north and east. 

Light Commercial uses such as an Auto Repair Shop and UPS are located directly south. 
Across South Gornto Lake Road on the west side are multi-family and single-family residential 
developments with a Target located directly south of the residential uses at the intersection of 
South Gornto Lake Road and West Bloomingdale Avenue.   
 

 The subject site is currently zoned as Interstate Planned Development-2 (IPD-2). It is 
surrounded by Planned Development zoning on all sides with the exception of two small 
parcels located east and southeast that are zoned as Agricultural Single-Family Conventional-
1 (ASC-1) and Agricultural Single Family-1 (AS-1). Residential Single Family Conventional-3 
(RSC-3) and Residential Single-Family Conventional-6 (RSC-6) are located further east and 
southeast.  

   
 The applicant is requesting to rezone the subject site from Interstate Planned Development-2 

(IPD-2) to a Planned Development to allow for the development of 15,911 square feet of retail, 
car wash and oil change and auto repair uses. The subject site does meet Commercial 
Locational Criteria per FLUE Policy 22.3. 

 
Compliance with Comprehensive Plan: 
The following Goals, Objectives, and Policies apply to this rezoning request and are used as a 
basis for a consistency finding. 
 
Future Land Use Element 
 
Urban Service Area (USA) 
 
Objective 1: Hillsborough County shall pro-actively direct new growth into the urban service area 
with the goal that at least 80% of all population growth will occur within the USA during the 
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planning horizon of this Plan.  Within the Urban Service Area, Hillsborough County will not impede 
agriculture. Building permit activity and other similar measures will be used to evaluate this 
objective.   
 
Policy 1.4: Compatibility is defined as the characteristics of different uses or activities or design 
which allow them to be located near or adjacent to each other in harmony. Some elements 
affecting compatibility include the following: height, scale, mass and bulk of structures, pedestrian 
or vehicular traffic, circulation, access and parking impacts, landscaping, lighting, noise, odor and 
architecture. Compatibility does not mean “the same as.” Rather, it refers to the sensitivity of 
development proposals in maintaining the character of existing development. 
 
Relationship to Land Development Regulations  
  
Objective 9: All existing and future land development regulations shall be made consistent with 
the Comprehensive Plan, and all development approvals shall be consistent with those 
development regulations as per the timeframe provided for within Chapter 163, Florida Statutes. 
Whenever feasible and consistent with Comprehensive Plan policies, land development 
regulations shall be designed to provide flexible, alternative solutions to problems.   
 
Policy 9.1: Each land use plan category shall have a set of zoning districts that may be permitted 
within that land use plan category, and development shall not be approved for zoning that is 
inconsistent with the plan. 
 
Policy 9.2: Developments must meet or exceed the requirements of all land development 
regulations as established and adopted by Hillsborough County, the state of Florida and the 
federal government unless such requirements have been previously waived by those 
governmental bodies. 
 
Neighborhood/Community Development 
 
Objective 16:  Neighborhood Protection The neighborhood is a functional unit of community 
development.  There is a need to protect existing neighborhoods and communities and those that 
will emerge in the future. To preserve, protect and enhance neighborhoods and communities, all 
new development must conform to the following policies. 
 
Policy 16.1:   Established and planned neighborhoods and communities shall be protected by 
restricting incompatible land uses through mechanisms such as:   

a) locational criteria for the placement of non-residential uses as identified in this Plan,  
b) limiting commercial development in residential land use categories to neighborhood scale;   
c) requiring buffer areas and screening devices between unlike land uses; 

 
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.   
 
Policy 16.10: Any density increase shall be compatible with existing, proposed or planned 
surrounding development. Compatibility is defined as the characteristics of different uses or 
activities or design which allow them to be located near or adjacent to each other in harmony. 
Some elements affecting compatibility include the following: height, scale, mass and bulk of 
structures, pedestrian or vehicular traffic, circulation, access and parking impacts, landscaping, 
lighting, noise, odor and architecture. Compatibility does not mean “the same as”. Rather, it refers 
to the sensitivity of development proposals in maintaining the character of existing development. 
 
Policy 17.7:  New development and redevelopment must mitigate the adverse noise, visual, odor 
and vibration impacts created by that development upon all adjacent land uses. 
 
Commercial Locational Criteria  
 
Objective 22:  To avoid strip commercial development, locational criteria for neighborhood 
serving commercial uses shall be implemented to scale new commercial development consistent 
with the character of the areas and to the availability of public facilities and the market. 
 
Policy 22.1:  The locational criteria for neighborhood serving non-residential uses in specified 
land uses categories will:  

- provide a means of ensuring appropriate neighborhood serving commercial development 
without requiring that all neighborhood commercial sites be designated on the Future Land 
Use Map; 

- establish a maximum square footage for each proposed neighborhood serving commercial 
intersection node to ensure that the scale of neighborhood serving commercial 
development defined as  convenience, neighborhood, and general types of commercial 
uses, is generally consistent with surrounding residential character; and 

- establish maximum frontages for neighborhood serving commercial uses at intersections  
ensuring that adequate access exists or can be provided. 

 
Policy 22.2: The maximum amount of neighborhood-serving commercial uses permitted in an 
area shall be consistent with the locational criteria outlined in the table and diagram below.  The 
table identifies the intersection nodes that may be considered for non-residential uses.  The 
locational criteria is based on the land use category of the property and the classification of the 
intersection of roadways as shown on the adopted Highway Cost Affordable Long Range 
Transportation Plan. The maximums stated in the table/diagram may not always be achieved, 
subject to FAR limitations and short range roadway improvements as well as other factors such 
as land use compatibility and environmental features of the site.   
 
In the review of development applications consideration shall also be given to the present and 
short-range configuration of the roadways involved.  The five year transportation Capital 
Improvement Program, MPO Transportation Improvement Program or Long Range 
Transportation Needs Plan shall be used as a guide to phase the development to coincide with 
the ultimate roadway size as shown on the adopted Long Range Transportation Plan. 
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Roadways listed in the table as 2 or 4 lane roadways must be shown on the Highway Cost 
Affordable Long Range Transportation Plan; major local roadways are defined in the definitions 
section of this element.   
 
At least 75% of the subject property must fall within the specified distance from the intersection.  
All measurements should begin at the edge of the road right-of-way. 
 
Policy 22.3: In order to address instances where a site does not exactly meet the dimension 
requirements of the Chart in Policy 22.2, the following will apply:  

 Where a proposed neighborhood commercial use is located such that the major 
roadway frontage associated with the proposed use exceeds the maximum distance 
specified in the Chart in Policy 22.2 but at least 75% of the frontage associated with 
the use is within that distance and under single ownership, then such proposed use 
may also be considered for approval. 

 When an intersection is shown on the adopted Highway Cost Affordable Long Range 
Transportation Plan, as a three way, or “T” intersection, consideration for commercial 
development can occur as if there were a full intersection for locational purposes, but 
when determining the appropriate size development for each quadrant the 
configuration of the road may not support maximum square footage’s due to the 
limiting nature of the intersection. 
 

Policy 22.7:  Neighborhood commercial activities that serve the daily needs of residents in areas 
designated for residential development in the Future Land Use Element shall be considered 
provided that these activities are compatible with surrounding existing and planned residential 
development and are developed in accordance with applicable development regulations, 
including phasing to coincide with long range transportation improvements.  
 
The locational criteria outlined in Policy 22.2 are not the only factors to be considered for approval 
of a neighborhood commercial or office use in a proposed activity center. Considerations involving 
land use compatibility, adequacy and availability of public services, environmental impacts, 
adopted service levels of effected roadways and other policies of the Comprehensive Plan and 
zoning regulations would carry more weight than the locational criteria in the approval of the 
potential neighborhood commercial use in an activity center.  The locational criteria would only 
designate locations that could be considered, and they in no way guarantee the approval of a 
particular neighborhood commercial or office use in a possible activity center. 
 
Interstate 75 Corridor Development 
 
Objective 34:  Plan categories for the Interstate 75 corridor shall permit urban level intensities 
that will encourage mixed use patterns of development. 
 
Policy 34.1:  Allow for developments at urban level intensities commensurate with the designated 
land use categories, but which do not endanger the viability and/or aesthetic characteristics of 
conservation and preservation areas, as defined.   
 
Objective 35:  Incentive programs and design sensitive regulations shall be developed and 
implemented that will promote high quality private and public development, and to assure creative 
and responsive approaches to the review of development within the I-75 mixed use categories. 
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Policy 35.2: Require amenities such as landscaped buffer areas, bikeways and pedestrian trails, 
preferably interconnected, to be provided in new rezonings greater than 2 acres. 
 
Policy 35.3: Encourage through site design techniques such as clustering of structures in order 
to promote a park-like quality in public and private development. 
 
Policy 35.4: Encourage high quality site designs through incentives or specific development 
standards for on-site lighting, perimeter landscaping, and signage. 
 
Policy 35.5: Encourage innovative planning and design projects by both the private and public 
sector within the mixed use categories of the I-75 corridor. 
 
Policy 35.7: Assure that the integrity of existing residential development is protected through 
established techniques and the principles of land use transition expressed in this plan. 
 
Community Design Component 
 
4.3 COMMERCIAL CHARACTER 
 
GOAL 9:  Evaluate the creation of commercial design standards in a scale and design that 
complements the character of the community. 
 
Policy 9-1.2: Avoid "strip" development patterns for commercial uses. 
 
7.0 SITE DESIGN  
 
7.1 DEVELOPMENT PATTERN  
 
GOAL 17:  Develop commercial areas in a manner which enhances the County's character and 
ambiance. 
 
OBJECTIVE 17-1: Facilitate patterns of site development that appear purposeful and organized.  
 
Policy 17-1.4:  Affect the design of new commercial structures to provide an organized and 
purposeful character for the whole commercial environment. 
 
Livable Communities Element - Brandon Community Plan 
 
Goal 6: Re-establish Brandon’s historical, hospitable, and family oriented character through 
thoughtful planning and forward thinking development practices by concentrating density in 
certain areas to preserve the semi-rural lifestyle of other areas. Attempt to buffer and transition 
uses in concentric circles where possible with most intense uses in an area at a node (intersection) 
and proceeding out from there. Create a plan for how areas could be developed and redeveloped 
for the future. Each of these areas would have potential for different building heights, parking 
configurations, fencing, buffering, landscape requirements, special use limitations, and design 
standards. These standards apply to new construction on infill property, redevelopment of 
undesirable areas and renovation of existing buildings. The primary consideration of all changes 
should be compatibility with existing structures to ensure neighborhood preservation. 
 
3. Implement Brandon Character Districts to protect established neighborhoods and historic 
patterns of development. 
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5. General design characteristics for each Brandon Character District are described below. 
The design characteristics are descriptive as to the general nature of the vicinity and its 
surroundings and do not affect the Future Land Use or zoning of properties in effect at the time 
of adoption of the Brandon Community Plan. Any proposed changes to the zoning of property 
may proceed in accordance with the Land Development Code. 
 
b. Urban General, including Brandon Main Street - Mixed use building types immediately 
adjacent to the Urban Center District designed to accommodate retail, offices and dwellings 
including row houses, town houses and multi-family housing. This district will contain a tight 
network of streets and blocks with wide sidewalks, consistent street tree planting and buildings 2-
5 stories set close to the building setback line. Property within the Brandon Main Street  (BMS) 
zoning districts shall be governed by the Brandon Main Street Development Regulations as set 
forth in the Land Development Code. 
 
Staff Analysis of Goals, Objectives and Policies 
The 4.69-acre subject site is located on the east side of South Gornto Lake Road, north of 
West Bloomingdale Avenue and east of Interstate 75. It is located within the limits of the 
Brandon Community Plan, in the Urban General Character District. The subject site’s 
Future Land Use classification on the Future Land Use Map (FLUM) is Suburban Mixed-
Use-6 (SMU-6). The applicant is requesting to rezone the subject site from Interstate 
Planned Development-2 (IPD-2) to a Planned Development (PD) to allow for the 
development of 15,911 square feet of commercial uses that include 3,816 square feet of 
car wash uses on Lot 4,  5,570 square feet of oil change and auto repair uses on Lot 3 and 
6,525 square feet  retail uses with restrictions on Lot 2.  The permitted uses in Lot 2 would 
be:  a sit  down  restaurant;  personal services;  instructional uses,  such  as Golftec; 
medical office and medical related retail such as optical stores and appointments, hearing 
aids,  dental  and  veterinarian,  physical  and  occupational  therapy;  
business/professional  office; retail  food  store  (no  drive-thru),  such  as  cupcake  sales,  
cake  sales,  pressed  juices,  ice  cream, smoothies; cell phone sales and service; soft 
goods retailers such as jewelry stores, show sales, and clothing sales; and food sales 
designed for off premises consumption, such as a deli.  
 
The subject site is located in the Urban Service Area where according to Objective 1 of the 
Future Land Use Element (FLUE), 80 percent of the county’s growth is to be directed. 
Policy 1.4 requires all new developments to be compatible with the surrounding area, 
noting that “Compatibility does not mean “the same as.” Rather, it refers to the sensitivity 
of development proposals in maintaining the character of existing development.” The 
subject site is proposing commercial uses and restricted retail uses within the Urban 
Service Area and is compatible with the existing character of development in the area, 
which includes other non-residential uses mainly concentrated at the intersection of 
Bloomingdale Avenue and Gornto Lake Road. With the location of the proposed uses 
anchored on the southern half of the property and the use restrictions, the proposal meets 
the intent of FLUE Policy 1.4. 
 
The proposed rezoning meets the intent of the Neighborhood Protection policies of 
Objective 16 and policies 16.1, 16.2, 16.3, 16.5 and 16.10. The development pattern of the 
surrounding area has a concentration of the most intense uses towards the South Gornto 
Lake Road and West Bloomingdale Avenue intersection and transitions to lower intensity 
traveling northward along Gornto Lake into residential areas. Similarly, the applicant has 
designed the site plan so that the internal arrangement of the uses also reflects this pattern. 
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The applicant has agreed to use the wetlands portion of the subject site (Lot 1 / Pod C) as 
a permanent buffer between the commercial uses and the residential uses north of the site 
by placing the wetlands in a conservation easement prior to Certificate of Occupancy. The 
applicant has also agreed to use restrictions and no drive thru on the retail operations of 
Lot 2. The hours of operations for uses on Lot 3 and 4 will be from 8 am to 8 pm. The 
applicant is also providing access from South Gornto Lake Road and full cross access to 
the neighboring PD 12-0258 to the east, and vehicular cross access to the south of the 
subject site to facilitate greater connectivity in the surrounding area.  
 
The subject site meets Commercial Locational Criteria requirements under Objective 22 
and Policy 22.2 via the exception provided in Policy 22.3. The nearest node at West 
Bloomingdale Avenue and South Gornto Lake Road is greater than 900 feet away from 75% 
of the subject site. Planning Commission Staff recognize that the site has natural 
limitations such as the wetlands and connectivity requirements on site. As stated in Policy 
22.3 in circumstances where a site is unable to meet the requirements of  Policy 22.2 “but 
at least 75% of the frontage associated with the use is within the distance and under single 
ownership, then the proposed use may be considered for approval”. Thus the site meets 
Commercial Locational Criteria as it fulfills the condition in Policy 22.3.  
 
The proposed rezoning meets the intent of the Interstate 75 Policies in Objectives 34 and 
35 of the FLUE. Policy 34.1 encourage projects with urban level intensities that do not 
endanger the viability or aesthetic characteristics of conservation and preservation areas. 
In this case, the wetlands will be placed in a conservation easement and will therefore 
satisfy Policy 34.1. Policies 35.2, 35.3,35.4, 35.7 and 35.9 encourage the use of innovative 
site design techniques as well as the use of gradual transitions of uses and intensities 
between different uses. The applicant has also redesigned the site plan to reflect the initial 
concerns of Planning Commission Staff and provided conservation areas as well as 
connectivity with the surrounding area and a decrease in the intensity of uses.  
 
The Community Design Component provides guidance on commercial developments. 
Goal 17 encourages developments that improve the ambiance of commercial development 
in the county. Objective 17-1 and Policy 17.1-4 seek to facilitate patterns of development 
that are organized and purposeful. The internal arrangement of the site is such that it 
complements the character of the surrounding area in terms of the scale and intensity of 
uses.  
 
The subject site meets the intent of the Urban General Character District of the Brandon 
Community Plan. The urban general character district is intended for mixed-use multi-
story buildings to accommodate retail, office and dwellings such as townhouse and row 
houses. The applicant has provided retail with restrictions on uses and hours of operation 
and has placed them below the proposed conservation area which will provide a natural 
transition of uses.  
 
Recommendation 
Based upon the above considerations, the Planning Commission staff finds the proposed Planned 
Development CONSISTENT with the Future of Hillsborough Comprehensive Plan for 
Unincorporated Hillsborough County, subject to the conditions proposed by of the Development 
Services Department of Hillsborough County.  
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FUTURE LAND USE
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DATA SOURCES:  Rezoning boundaries from The Planning
 Commission and are not official. Parcel lines and data from
 Hillsborough County Property Appraiser.
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sale to anyone without specific approval of the Hillsborough County
City-County Planning Commission.
ACCURACY:  It is intended that the
accuracy of the base map comply with U.S. national map accuracy
standards. However, such accuracy is not guaranteed by the
Hillsborough County City-County Planning Commission.  This map is
for illustrative purposes only.  For the most current data and
information, see the appropriate source.
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  Transportation Review Comments 
 

AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 8/30/2021 
REVIEWER: Richard Perez, AICP AGENCY/DEPT: Transportation 
PLANNING AREA: BR / Central PETITION NO:  RZ PD 21-0867 
 
 

  This agency has no comments. 
 

  This agency has no objection. 
 

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

  This agency objects for the reasons set forth below. 
 
REPORT SUMMARY AND CONCLUSIONS 

 The proposed rezoning would generally result in a decrease of trips potentially generated by 
development of the subject site by 1,517 average daily trips, 342 p.m. peak hour trips and 298 p.m. 
peak hour trips. 

 The applicant is proposing to construct a southbound left turn lane and a northbound right turn lane 
at the project access. 

 The proposed Gornto Lake Rd access connection aligns with an existing median opening that does 
not meet the minimum open median spacing distance. The applicant requested a Section 6.04.02.B.  
Administrative Variance from the Section 6.04.07 requirement to meet the minimum open median 
spacing standard, which was found approvable by the County Engineer. If the rezoning is approved, 
the County Engineer will approve the Administrative Variance, upon which the developer will be 
allowed align the project access connection with the existing substandard median opening. 

 The project will provide vehicular and pedestrian cross access to the certain parcels to the east and 
south. 

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

 
CONDITIONS OF ZONING APPROVAL 

1. If PD 21-0867 is approved, the County Engineer will approve a Section 6.04.02. Administrative 
Variance (submitted August 20, 2021) which was found approvable by the County Engineer (on 
August 30, 2021). Approval of this Administrative Variance will waive the LDC, Section 6.04.07 
separation standard for the existing median opening aligned with the project’s proposed access 
connection on Gornto Lake Rd. 

2. The developer shall provide vehicular and pedestrian cross access stubouts to folios #73787.0000 
and 73786.0000. 
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3. The developer shall construct a southbound left turn lane and a northbound right turn lane at the 
project driveway on Gornto Lake Road prior to certificate of occupancy. 

4. Notwithstanding anything shown on the site plan, the developer shall provide ADA compliant 
sidewalk connections between all development lots, principal building entrances, parking areas and 
access points. 

5. No drive thru uses shall be allowed on Lot 2. 

6. Parking shall be provided consistent with the LDC, Part 6.05.00. 

 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to rezone a +/- 4.69-acre parcel from IPD-2/PD 89-0146 to Planned 
Development (PD) to construct +/- 15,911 sf of commercial uses including automobile service, carwash, 
and retail/ office outparcels.  The site is located on the east side of South Gornto Lake Rd., approximately 
705 feet north of Bloomingdale Ave and within the Brandon Community Plan.  The Future Land Use 
designation of the site is Suburban Mixed Use (SMU-6).    
 
 
Trip Generation Analysis 
The applicant submitted a trip generation and site access analysis as required by the Development Review 
Procedures Manual (DRPM).  Staff has prepared a comparison of the trips potentially generated under the 
existing and proposed zoning designations, utilizing a generalized worst-case scenario. Data presented 
below is based on the Institute of Transportation Engineer’s Trip Generation Manual, 10 th Edition.  
 
Approved Zoning: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
PD 89-0146: 120,000 sf, Medical Office (ITE 720) 4,176 334 415 
PD 89-0146: 100 Students, Daycare (ITE 565) 409 78 79 

Total 4,585 412 494 
 
Proposed Zoning:   

Zoning, Lane Use/Size 
24 Hour 

Two-Way 
Volume 

Total Peak Hour Trips 

AM PM 
PD: 6,525sf, Fast Causal Restaurant (ITE LUC 930) 2,058 14 92 

PD: 1 Tunnel, Automated Carwash (ITE LUC 948) 780* 39* 78 
PD: 3 Service Positions, Quick Lube Vehicle Stop (ITE 
941) 120 9 15 

PD: 5 Bays, Auto Care Center (ITE LUC 942) 110* 8 11 

Total 3,068 70 196 
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Trip Generation Difference: 

Zoning, Lane Use/Size 24 Hour 
Two-Way Volume 

Total Peak Hour Trips 

AM PM 
Difference (-) 1,517 (-) 342 (-) 298 

Note: * Estimated. ITE does not provide trip generation for certain time periods of some proposed uses. 
 
The proposed rezoning would generally result in a decrease of trips potentially generated by development 
of the subject site by 1,517 average daily trips, 342 p.m. peak hour trips and 298 p.m. peak hour trips. 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
S. Gornto Lake Rd. is a publicly maintained, 4-lane, divided, collector roadway characterized by +/- 11-
foot thru lanes, +/- 12-foot left turn lanes, and curb and gutter within +/- 171 feet of right of way.  There 
are sidewalks and bikelanes on both sides of the road within the vicinity of the project frontage. 
 
This segment of Gornto Lake Rd. is not included in the Hillsborough County Corridor Preservation Plan.  
 
 
SITE ACCESS 
The project proposes one (1) full access connection on Gornto Lake Rd. at the existing median opening 
which aligns with the northern access for the Target Shopping Center to the west. 
 
The site access study provided by the applicant indicates that a southbound left turn lane and northbound 
right turn lane will be required at the project driveway.  To accommodate the required southbound left turn 
lane modifications to the existing northbound left turn to Autumn Royal Lane to the north of the project 
access will have to be made at the time of site construction plan review. 
 
The proposed site plan provides vehicular and pedestrian cross access to the east and south (folios 
#73787.0000 and 73786.0000) consistent with LDC, Section 6.04.03. Q. and cross access approved for the 
respective properties’ Planned Developments (PD 12-0258 and PD 87-0160).  
 
 
REQUESTED ADMINISTRATIVE VARIANCE – Median Opening Spacing 
The access for the project is to align with the existing median opening serving the Target Shopping Center. 
This median opening is approximately 515 feet south of Autumn Royal Lane and approximately 414 feet 
north of the median opening serving the middle Target access. Per LDC, Section 6.04.07 minimum median 
opening spacing requirement for Gornto Lake Rd. is 660 feet. 
 
The applicant’s Engineer of Record (EOR) submitted a Section 6.04.02.B Administrative Variance request 
(dated August 11, 2021 and received August 20, 2021) from the Section 6.04.07 minimum median opening 
spacing requirement for Gornto Lake Rd. of 660 feet from the closest access connection. Based on factors 
presented in the Administrative Variance request, the County Engineer found the request approvable (on 
August 30, 2021).   If this rezoning is approved the County Engineer will approve the above referenced 
Administrative Variance Request.  If approved, the minimum median opening spacing standard would not 
be required. 
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LEVEL OF SERVICE (LOS)  
 
Level of Service (LOS) information is reported below. 
 

FDOT Generalized Level of Service 

Roadway From To LOS Standard Peak Hr 
Directional LOS  

S. Gornto Lake 
Rd. 

Bloomingdale 
Ave. 

Providence Rd 
Blvd D C 

Source: 2020 Hillsborough County Level of Service (LOS) Report 
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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 

Gornto Lake Rd. County Collector 
- Urban 

4 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 4,585 334 415 
Proposed 3.068 70 196 
Difference (+/-) (-) 1,517 (-) 342 (-) 298 
*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 None Meets LDC 
South  None Vehicular & Pedestrian Meets LDC 
East  None Vehicular & Pedestrian Meets LDC 
West X None None Meets LDC 
Notes: 
 
Design Exception/Administrative Variance   Not applicable for this request 
Road Name/Nature of Request Type Finding 
Gornto Lake Rd/Median Opening Spacing Administrative Variance Requested Approvable 
Notes: Median opening is existing and serves existing Target to the west of subject site.  

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 See Staff Report. 
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE:  8/16/2021 

PETITION NO.:  RZ 21-0867 

EPC REVIEWER:  Melissa Yanez 

CONTACT INFORMATION: (813) 627-2600 X 1360 

EMAIL:  yanezm@epchc.org 

COMMENT DATE:  8/13/2021 

PROPERTY ADDRESS:  Gornto Lake Rd, 
Brandon, FL 

FOLIO #:  0737880000 

STR: 05-30S-20E 

REQUESTED ZONING:  IPD to PD 

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

Wetlands exist in the northern portion of the 
property which have not been delineated 

The EPC Wetlands Division has reviewed the proposed rezoning. In the site plan’s current 
configuration, a resubmittal is not necessary. If the zoning proposal changes and/or the site plans are 
altered, EPC staff will need to review the zoning again. This project as submitted is conceptually 
justified to move forward through the zoning review process as long as the following conditions are 
included:  

 
 Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the 

Environmental Protection Commission of Hillsborough County (EPC) approvals/permits necessary 
for the development as proposed will be issued, does not itself serve to justify any impact to wetlands, 
and does not grant any implied or vested right to environmental approvals.  
 

 The construction and location of any proposed wetland impacts are not approved by this 
correspondence, but shall be reviewed by EPC staff under separate application pursuant to the EPC 
Wetlands rule detailed in Chapter 1-11, Rules of the EPC, (Chapter 1-11) to determine whether such 
impacts are necessary to accomplish reasonable use of the subject property. 
 

 Prior to the issuance of any building or land alteration permits or other development, the approved 
wetland / other surface water (OSW) line must be incorporated into the site plan.  The wetland/ 
OSW line must appear on all site plans, labeled as "EPC Wetland Line", and the wetland must be 
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

labeled as "Wetland Conservation Area" pursuant to the Hillsborough County Land Development 
Code (LDC). 

 
 Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change 

pending formal agency jurisdictional determinations of wetland and other surface water boundaries 
and approval by the appropriate regulatory agencies. 

 
INFORMATIONAL COMMENTS: 
The following specific comments are made for informational purposes only and to provide guidance as 
to the EPC review process.  However, future EPC staff review is not limited to the following, regardless 
of the obviousness of the concern as raised by the general site plan and EPC staff may identify other 
legitimate concerns at any time prior to final project approval. 
 
 The subject property contains wetland/OSW areas, which have not been delineated. Knowledge of 

the actual extent of the wetland and OSW are necessary in order to verify the avoidance of wetland 
impacts pursuant to Chapter 1-11.  Prior to the issuance of any building or land alteration permits or 
other development, the wetlands/OSWs must be field delineated in their entirety by EPC staff or 
Southwest Florida Water Management District staff (SWFWMD) and the wetland line surveyed.  
Once delineated, surveys must be submitted for review and formal approval by EPC staff.   
 

 Chapter 1-11, prohibits wetland impacts unless they are necessary for reasonable use of the property.  
Staff of the EPC recommends that this requirement be taken into account during the earliest stages of 
site design so that wetland impacts are avoided or minimized to the greatest extent possible.  The 
size, location, and configuration of the wetlands may result in requirements to reduce or reconfigure 
the improvements depicted on the plan.   
 

 The Hillsborough County Land Development Code (LDC) defines wetlands and other surface 
waters as Environmentally Sensitive Areas.  Pursuant to the LDC, wetlands and other surface waters 
are further defined as Conservation Areas or Preservation Areas and these areas must be designated 
as such on all development plans and plats.  A minimum setback must be maintained around the 
Conservation/Preservation Area and the setback line must also be shown on all future plan 
submittals. 

 
 Any activity interfering with the integrity of wetland(s) or other surface water(s), such as clearing, 

excavating, draining or filling, without written authorization from the Executive Director of the EPC 
or  authorized agent, pursuant to Section 1-11.07, would be a violation of Section 17 of the 
Environmental Protection Act of Hillsborough County, Chapter 84-446, and of Chapter 1-11. 

 
my/aow 
 
 
cc: jcremer@stearnsweaver.com 
 cwalden@stearnsweaver.com  



           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

Hutton Real Estate Holdings, LLC

S Gornto Lake Rd

73788.0000

08/06/2021

21-0867

(Various use types allowed. Estimates are a sample of potential development) 

Automatic Car Wash            Retail - Shopping Center           Quick Lube Center 
(Per 1,000 s.f.)                       (Per 1,000 s.f.)                            (Per 1,000 s.f.) 
Mobility: $30,937                 Mobility: $10,850                       Mobility: $15,380 
Fire: $313                               Fire: $313                                    Fire: $313 

Retail - Fast Food w/Drive Thru 
(Per 1,000 s.f.)                        
Mobility: $83,595              
Fire: $313                                          

Urban Mobility, Central Fire - Fast Food w/Drive Thru, Retail Shopping Center, Automatic Car 
Wash, Quick Lube 



WATER RESOURCE SERVICES
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER

PETITION NO.:  PD21-0867 REVIEWED BY:   Randy Rochelle DATE:  5/27/2021

FOLIO NO.:             73788.0000                   

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 10 inch water main exists (adjacent to the site), (approximately 170 feet 
from the site) and is located within the west Right-of-Way of S. Gornto Lake Road .

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

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

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

WASTEWATER

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

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

A 6 inch wastewater force main exists (adjacent to the site), (approximately 
170 feet from the site) and is located within the west Right-of-Way of S. Gornto Lake 

Road .

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

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

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

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