PD Modification Application: MM 25-1239
Zoning Hearing Master Date: March 26, 2026

Hillsborough
County Florida

£

BOCC Land Use Meeting Date: May 12, 2026

Development Services Department

RSC4AMH

1.0 APPLICATION SUMMARY

Applicant: Todd Pressman, Pressman & Associates, Inc.
FLU Category: RES-20
Service Area: Urban

Site Acreage: 3.51

Community

None
Plan Area:
Overlay: None

Introduction Summary:

The subject site is zoned PD 85-0355, as most recently modified by PRS 96-0370. The existing zoning has two distinct
development areas, one parcel permitting multi-family at a density of 12 dwelling units per acre, and the other
permitting 35,000 square feet of commercial uses permitted in the C-1 zoning district, an old zoning designation from
the previous Land Development code.

The request seeks to update the entitlements of the commercial parcel by allowing uses permitted in the CG,
Commercial General District. The request also seeks to add restrictions to the commercial outparcel, including
prohibiting gas and service stations & dine-in restaurants. Additionally, drive-thrus will only be permitted in
association with a pharmacy or marijuana dispensary.

- Permitted Uses: CG uses with restrictions for the
commercial outparcel
- Outparcel Restrictions
o Gas and service stations prohibited
o Dine-in restaurants prohibited
o Drive-thrus only permitted in association
with a pharmacy or marijuana dispensary.

- Permitted Uses: C-1 uses (excluding mini-
warehousing)

Additional Information

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: Development Services Recommendation:
Consistent Not Approvable
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APPLICATION NUMBER: MM 25-1239
ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026

Case Reviewer: Jared Follin

2.0 LAND USE MAP SET AND SUMMARY DATA
2.1 Vicinity Map
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Context of Surrounding Area:

The subject property is located within the Urban Service Area and within the University area. Site is located along
Bearss Avenue, near the intersection with Bruce B Downs Boulevard. Surrounding area primarily consists of multi-

family residential uses, including single-family residential to the north. To the east is a small commercial node, which
includes a bank, a fast-food restaurant, a sit-down restaurant, and offices.
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APPLICATION NUMBER: MM 25-1239

ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin

2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map
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Subject Site Future Land Use Category:

Residential- 20 (RES-20)

Maximum Density/F.A.R.:

20.0 dwelling units per gross acre / 0.75 FAR

Typical Uses:

Agricultural, residential, neighborhood commercial, office uses, multi-
purpose projects and mixed-use development.

Page 3 of 15




APPLICATION NUMBER: MM 25-1239
ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin

2.0 LAND USE MAP SET AND SUMMARY DATA
2.3 Immediate Area Map
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APPLICATION NUMBER MM 25-1239
ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin

2.0 LAND USE MAP SET AND SUMMARY DATA

2.4 Approved Site Plan (partial provided below for size and orientation purposes. See Section 8.1 for full site plan)
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APPLICATION NUMBER: MM 25-1239

ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin

2.0 LAND USE MAP SET AND SUMMARY DATA

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)
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APPLICATION NUMBER: MM 25-1239

ZHM HEARING DATE:

BOCC LAND USE MEETING DATE:

March 23, 2026
May 12, 2026

Case Reviewer: Jared Follin

3.0 TRANSPORTATION SUMMARY (FULL TRANSPORTATION REPORT IN SECTION 9.0 OF STAFF REPORT)

Adjoining Roadways (check if applicable)

30" Street

County Local -

Substandard Road

Rural

Sufficient ROW Width (for

Road Name Classification Current Conditions Select Future Improvements
(] Corridor Preservation Plan
FDOT Arterial 4 Lanes [ Site Access Improvements
Bearss Urban rierat- X Substandard Road O substandard Rp di ;
[Jsufficient ROW Width ubstandard Road Improvements
Other TBD
2 Lanes [] Corridor Preservation Plan

[] Site Access Improvements

Urban Road)

[] Substandard Road Improvements
Other TBD

Project Trip Generation

[CINot applicable for this request

Average Annual Daily Trips A.M. Peak Hour Trips P.M. Peak Hour Trips
Existing 2,421 167 215
Proposed 16,601 1,232 1,275
Difference (+/1) (+) 14,180 (+) 1,065 (+) 1,060

*Trips reported are based on net new external trips unless otherwise noted.

Connectivity and Cross Access [1Not applicable for this request

. . Additional -
Project Boundary Primary Access Connectivity/Access Cross Access Finding
North None None Meets LDC
South X Vehicular & Pedestrian | None Does Not Meet LDC
East X Vehicular & Pedestrian | None Meets LDC
West X Vehicular & Pedestrian | None Meets LDC
Notes:

Type

Design Exception/Administrative Variance [INot applicable for this request

Road Name/Nature of Request

Finding

Bearss Ave./Access Spacing

Administrative Variance Requested

Not Supported

Choose an item.

Choose an item.

Notes: Additional TRARs were needed but were not filed (or were filed, subsequently withdrawn, and not refiled).
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APPLICATION NUMBER: MM 25-1239

ZHM HEARING DATE:
BOCC LAND USE MEETING DATE:

March 23, 2026
May 12, 2026

Case Reviewer: Jared Follin

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY

INFORMATION/REVIEWING AGENCY

Environmental: Comments Obiections Conditions Additional
’ Received ) Requested | Information/Comments
Y [l [l
Environmental Protection Commission es ves ves No Wetlands Present
O No No No
Natural Resources ves L ves ves
] No No ] No
Yes ] Yes [ Yes
Conservation & Environ. Lands Mgmt.
8 ] No No No

Check if Applicable:
[] Wetlands/Other Surface Waters

[ Use of Environmentally Sensitive Land
Credit

] Wellhead Protection Area

[] Potable Water Wellfield Protection Area

[] Significant Wildlife Habitat

[] Coastal High Hazard Area
Urban/Suburban/Rural Scenic Corridor

[J Adjacent to ELAPP property

Inadequate (0 K-5 [J6-8 [19-12 XIN/A

[ Surface Water Resource Protection Area  [] Other
. o Comments Conditions Additional
Public Facilities: jecti
Received DRIES Requested | Information/Comments
Transportation
Design Exc./Adm. Variance Requested ves ves L Yes
i ) ] No ] No No
L] Off-site Improvements Provided
Service Area/ Water & Wastewater
XUrban KX City of Tampa ves LYes [1Yes
. I No No No
CJRural [ City of Temple Terrace
Hillsborough County School Board
Adequate CIK-5 (06-8 [09-12 XN/A | 2 YeS U Yes L Yes
No No No

Retail — Shopping Center
(Per 1,000 s.f.)
Mobility: $13,562.00

Impact/Mobility Fees (Various Use types allowed. Estimates are a sample of potential development)

[ Minimum Density Met N/A

Fire: $313.00

Comprehensive Plan: Comrr-lents Findings Conditions Ad.ditional
Received Requested | Information/Comments

Planning Commission

Meets Locational Criteria ~ LIN/A Yes [J Inconsistent | [ Yes

[J Locational Criteria Waiver Requested O No Consistent No
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APPLICATION NUMBER: MM 25-1239

ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin

5.0 IMPLEMENTATION RECOMMENDATIONS
5.1 Compatibility

Applicant seeks to make modifications to the commercial parcel of PD 89-0355. The current PD permits C-1 uses
(except mini-warehouses), which is a zoning designation from the old Land Development Code. The modification will
update this to allow CG, Commercial General Uses to coincide with the current code. The request also more clearly
defines an outparcel (previously labeled as “Plaza Outparcel) and includes additional restrictions including prohibiting
convenience stores with or without gas pumps, dine-in restaurants, and drive-thrus except with associated with a
pharmacy or marijuana dispensary.

The site is located along a Major Roadway and is adjacent to another commercial property to the east. Multi-family
uses lie adjacent to the subject property in all directions as well. The parcel to the north and west is part of the same
Planned Development that allows 12 dwelling units per acre.

The site is currently developed with a shopping center with various commercial uses such as personal service uses, a
pharmacy, and a number of sit-down restaurants. The maximum allowed commercial square footage for the PD is
35,000 square foot, of which 29,772 square feet have been constructed to date. The outparcel is currently vacant, but
it is proposed to accommodate a 5,228 square foot structure.

The update to CG from C-1 will allow the Planned Development to be up to date with the current Land Development
Code. While the change slightly increases the intensity of the site, the location is appropriate for commercial uses
permitted in the CG district, given the proximity to a major roadway, acting as a transition from the adjacent multi-
family. In addition, the updated language will benefit in applying the development standards of the current Land
Development Code.

Development Services does not foresee any compatibility concerns with the proposed Planned Development.
However, Transportation Department has expressed numerous concerns with the proposal including safety issues,
insufficient analysis and queueing. More information is provided in Section 9.0 of this report.

5.2 Recommendation

Based on the above considerations, staff finds the proposed Major Modification, subject to the conditions, not
approvable.
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APPLICATION NUMBER: MM 25-1239

ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin

6.0 PROPOSED CONDITIONS

N/A

Zoning Administrator Sign Off:

G ey

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN
& BUILDING REVIEW AND APPROVAL.

Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed
for site development or building construction are being waived or otherwise approved. The project will be required to comply
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.
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APPLICATION NUMBER: MM 25-1239

ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin

7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS

Property Violation History
Agency Number Violation Status
Code Enforcement*
X None current or
pending
] Violation(s)

Building Code
Compliance*
None current or
pending

[ Violation(s)

Natural Resources*
None current or
pending

1 Violation(s)

EPC*

None current or
pending

O Violation(s)

*past 12 months from intake date
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APPLICATION NUMBER: MM 25-1239
ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin

8.0 SITE PLANS (FULL)

8.1 Approved Site Plan
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APPLICATION NUMBER: MM 25-1239
ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin

8.0 SITE PLANS (FULL)

8.2 Proposed Site Plan (Page 1)
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APPLICATION NUMBER

MM 25-1239

ZHM HEARING DATE:

BOCC LAND USE MEETING DATE:

March 23, 2026
May 12, 2026

Case Reviewer: Jared Follin

8.0 SITE PLANS (FULL)

8.2 Proposed Site Plan (Page 2)
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APPLICATION NUMBER: MM 25-1239

ZHM HEARING DATE: March 23, 2026
BOCC LAND USE MEETING DATE: May 12, 2026 Case Reviewer: Jared Follin

9.0 FULL TRANSPORTATION REPORT (see following pages)
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Hillsborough County
City-County
Planning Commission

Plan Hillsborough
planhillsborough.org
planner@plancom.org
813 — 272 - 5940

601 E Kennedy Blvd
18" floor

Tampa, FL, 33602

Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: March 23, 2026

Report Prepared: March 12, 2026

Case Number: MM 25-1239
Folio(s): 34916.0050 & 34916.0100

General Location: North of East Bearss Avenue
and west of North 30™ Street

Comprehensive Plan Finding

CONSISTENT

Adopted Future Land Use

Residential-20 (20 du/ga; 0.75 FAR)

Service Area Urban
Community Plan(s) None
Rezoning Request Major  Modification (MM) to  Planned

Development (PD 85-0355) to change the
allowable uses to the Commercial General (CG)
category and add a building on the out-parcel.

Parcel Size

3.51 * acres

Street Functional Classification

East Bearss Avenue — County Arterial
North 30" Street — Local

Commercial Locational Criteria

Meets

Evacuation Area

None




Table 1: COMPARISON OF SURROUNDING PROPERTIES

L Future Land Use . -
Vicinity B Zoning Existing Land Use
Subject Residential-20 PD 85-0355 Light Commercial
Property
. . Multi-Family + Vacant
Residential-20 + . .
North Residential-6 PD + RSC-6 Land + Single Family
Multi-Family +
HOA/Common Property +
. . Public/Quasi-
South Residential-20 RMC-20 + SPI-UC-1 . s .
Public/Institutions + Light
Commercial
Vacant Land + Light
Commercial + Single
Family + Multi-Family +
Residential-20 + Public
East Residential-12 PD Communications/Utilities
+ Public/Quasi-
Public/Institutions
Multi-Family + Light
. . PD + RMC-20 + RSC- Commercial +
West Residential-20 6+ CN Public/Quasi-
Public/Institutions

Staff Analysis of Goals, Objectives and Policies:

The 3.51 + acre subject site is located north of East Bearss Avenue and west of North 30" Street. The
subject site is in the Urban Service Area and is not within the limits of any Community Plan. The applicant
is requesting a Major Modification (MM) to Planned Development (PD) 85-0355 to change the allowable
uses to the Commercial General (CG) category and add a building on the out-parcel.

According to the revised request, which was uploaded into Optix on November 25, 2025, the applicant
proposes the following conditions:

1. The proposed outparcel drive thru use will only be allowable for a pharmacy-like or marijuana
dispensary use.
2. The following uses are restricted on the out-parcel:
e No gasoline and service
e The only food service would be for take-out use only, no dining in



The subject site is located within the Urban Service Area, where Objective 1.1 of the Future Land Use
Section (FLUS) directs 80 percent of the County’s anticipated growth. FLUS Policy 3.1.3 requires that all
new development be compatible with surrounding uses, clarifying that “compatibility does not mean the
same as,” but rather emphasizes sensitivity to proposed development in order to maintain the character
of existing development. The subject site is currently developed with light commercial uses, which are
also prevalent in the surrounding area, including properties to the east across North 30th Street and to
the west and further south along Bruce B. Downs Boulevard. In addition, multi-family residential and
public/quasi-public/institutional uses are located nearby. The subject site is primarily surrounded by the
Residential-20 (RES-20) Future Land Use designation, which establish a consistent residential framework
in the area. Residential-6 (RES-6) is located to the north, while Residential-12 (RES-12) lies to the east,
providing a gradual and compatible transition in residential density surrounding the site. Given this
established development pattern, the proposed development is consistent with the intent of FLUS
Objective 1.1 and complies with FLUS Policy 3.1.3 by demonstrating compatibility with the surrounding
area.

Pursuant to Objective 2.2, the Future Land Use categories establish the maximum allowable intensity or
density, as well as the range of permitted land uses within each category. Table 2.2 further defines the
character and intent associated with each Future Land Use designation. The subject site is designated
Residential-20 (RES-20) on the Future Land Use Map. The RES-20 category provides for the consideration
of agricultural, residential, neighborhood commercial, and office uses, as well as multi-purpose projects
and mixed-use developments. Development within the RES-20 designation may be considered at densities
of up to 20 dwelling units per gross acre or at a nonresidential Floor Area Ratio (FAR) of up to 0.75. With
the 3.51 + acre site, the maximum square feet that may be considered for this site would be 114,671.7
square feet (3.51 ac x 43,560 sq ft = 152,895.6 sq ft x 0.75 FAR = 114,671.7 sq ft). As noted above, the
maximum allowable FAR that is considered for commercial uses in the RES-20 Future Land Use category
is 0.75 and the proposed FAR would be 0.23, therefore, the proposal is consistent with FLUS Objective 2.2.

The Comprehensive Plan requires that all development meet or exceed the land development regulations
in Hillsborough County (FLUS Objective 4.1, FLUS Policy 4.1.1 and FLUS Policy 4.1.2). However, at the time
of uploading this report, Transportation comments were not yet available in Optix and thus were not
taken into consideration for analysis of this request.

The proposal is consistent with the intent of FLUS Objective 4.4 and FLUS Policy 4.4.1, which require that
new development be compatible with the surrounding neighborhood. The existing land use pattern in the
vicinity is characterized by a mix of commercial, residential, public/quasi-public/institutional uses. FLUS
Policy 4.4.1 further provides that any increase in density or intensity must be compatible with existing,
proposed, or planned surrounding development, and that development and redevelopment should be
integrated with adjacent land uses through the provision of similar or complementary uses, mitigation of
potential adverse impacts, enhanced transportation and pedestrian connectivity, and a gradual transition
in intensity. According to the revised site plan uploaded into Optix on November 26, 2025, a 5,228-square-
foot building is proposed at the southeastern portion of the site on Folio number 34916.0100. The
proposed development includes setbacks of 55 feet from the southern property line and 45 feet from the
eastern property line. The existing one-story building located on Folio number 34916.0050 will remain in
place and maintains established setbacks of 75 feet to the south, 35 feet to the north, and approximately
4.6 feet to the north and west. As noted, the proposed FAR is 0.23. Based on a review of the Future Land
Use Section (FLUS) criteria, the proposed Major Modification is designed in a manner that complements



the existing development pattern in the surrounding area. Accordingly, the proposal is consistent with the
intent of FLUS Objective 4.4 and complies with FLUS Policy 4.4.1.

The subject site meets Commercial Locational Criteria (CLC) as established in FLUS Objective 4.7.
According to FLUS Policy 4.7.2, neighborhood-serving commercial uses, including office uses, can be
considered to the maximum FAR permitted in each Future Land Use category in the following locations:
50% of the site must front along a roadway with a context classification of suburban commercial, suburban
town or urban general context classification in the Hillsborough County Context Classification Map or the
Florida Department of Transportation Context Classification Map or within 1,000 feet of the intersection
of roadways both functionally classified as a collector or arterial per the Hillsborough County Functional
Classification Map. At least 75% of the subject property must fall within the specified distance (1,000 feet)
from the intersection. All measurements should begin at the edge of the road right-of-way. The land area
within this distance, as measured along both roadways, makes a quadrant. The closest qualifying
intersection to the subject site is East Bearss Avenue and Bruce B. Downs Boulevard, which is 940 feet
away from the subject property, therefore it can be considered for up to 0.75 FAR of office or residential
support uses or up to a 0.35 FAR or 175,000 square feet, whichever is less intense, for neighborhood
serving uses.

Overall, staff finds that the proposed Major Modification is compatible with the existing development
pattern found within the surrounding area. The proposed Major Modification would allow for
development that is consistent with the Goals, Objectives and Policies of the Unincorporated Hillsborough
County Comprehensive Plan.

Recommendation

Based upon the above considerations and the following Goals, Objectives and Policies, Planning
Commission staff finds the proposed Major Modification CONSISTENT with the Unincorporated
Hillsborough County Comprehensive Plan, subject to the proposed conditions by the Development
Services Department.

FUTURE LAND USE SECTION
Urban Service Area

Objective 1.1: Hillsborough County shall pro-actively direct new growth into the urban service area with
the goal that at least 80% of all population growth will occur within the USA during the planning horizon
of this Plan. Within the Urban Service Area, Hillsborough County will not impede agriculture. Building
permit activity and other similar measures will be used to evaluate this objective.

Compatibility

Policy 3.1.3: 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.



Land Use Categories

Objective 2.2: The Future Land Use Map (FLUM) shall identify Land Use Categories summarized in the
table below, that establish permitted land uses and maximum densities and intensities.

Policy 2.2.1: The character of each land use category is defined by building type, residential density,
functional use, and the physical composition of the land. The integration of these factors sets the general
atmosphere and character of each land use category. Each category has a range of potentially permissible
uses which are not exhaustive, but are intended to be illustrative of the character of uses permitted within
the land use designation. Not all of those potential uses are routinely acceptable anywhere within that
land use category.

Relationship to Land Development Regulations

Objective 4.1: 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 4.1.1: 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 4.1.2: 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 4.4: Neighborhood Protection — The neighborhood is the functional unit of community
development. There is a need to protect existing, neighborhoods and communities and those that will
emerge in the future. To preserve, protect, and enhance neighborhoods and communities, all new
development must conform to the following policies.

Policy 4.4.1: 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
¢) mitigation of adverse impacts; and
d) transportation/pedestrian connections

Commercial-Locational Criteria
Objective 4.7: To meet the daily shopping and service needs of residents, only neighborhood-serving
commercial uses will be permitted within land use categories that are primarily residential or agricultural

in nature. Intensive commercial uses (uses allowed within the Commercial Intensive zoning district) shall
not be considered neighborhood-serving commercial. Such developments do not require a Future Land Use



Map Amendment to a non-residential category provided they meet the criteria established by the following
policies and all other Goals, Objectives and Policies in the Comprehensive Plan. The frequency and
allowance of neighborhood-serving commercial uses will be different in the Urban Service Area than in the
Rural Area due to the population density, scale and character of the areas.

Policy 4.7.2: In the above land use categories, neighborhood-serving commercial uses, including office
uses, can be considered to the maximum FAR permitted in each Future Land Use category in the following
locations:

e 50% of the site must front along a roadway with a context classification of suburban commercial,
suburban town or urban general context classification in the Hillsborough County Context
Classification Map or the Florida Department of Transportation Context Classification Map; or

e  Within 1,000 feet of the intersection of roadways both functionally classified as a collector or
arterial per the Hillsborough County Functional Classification Map. At least 75% of the subject
property must fall within the specified distance (1,000 feet) from the intersection. All
measurements should begin at the edge of the road right-of-way. The land area within this
distance, as measured along both roadways, makes a quadrant
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