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Development Services Department 

1.0 APPLICATION SUMMARY  

Applicant: Church Arbor Lux LLC c/o Jeff Sardisco 

 

FLU Category: R-20 
Service Area: Urban 

Site Acreage: 2.49 +/- 
Community 
Plan Area: None 

Overlay:  None 
 

Introduction Summary: 
The applicant requests to rezone the parcels from RMC-20 and PD 85-0325 to PD (Planned Development).  The project 
area contains two parcels, each of which are split zoned RMC-20 and PD 85-0325.  The boundary of PD 85-0325 is 
within the northern half, which has been developed with six condominium units.  The southern half is zoned RMC-20 
and has been developed with four condominium units.  Vacant areas of both parcels are proposed for 25 townhome 
units, resulting in an overall number of 35 dwelling units.  Under the new PD, the developed area will be noted as 
Phase 1, while the undeveloped area will be noted as Phase 2.  

 
Zoning: Existing Proposed 
District(s) RMC-20 PD 85-0325 PD 26-0095 

Typical General Use(s) Residential, Multi-Family 
Conventional Residential, Multi-Family Residential, Multi-Family 

Acreage 1.1 +/- 1.47 +/- 2.47 +/- 

Density/Intensity 20 DU per GA (10 units) 12 DU per GA (18 units) 14.06 DU per GA (35 units) 

Mathematical Maximum* 20 DU per GA (10 units) 20 DU per GA (29 units) 20 DU per GA (49 units) 
*number represents a pre-development approximation  
 

Development 
Standards: Existing Proposed 

District(s) RMC-20 PD 85-0325 PD 26-0095 

Lot Size / Lot Width 6,540 Sq Ft / 70’  NA 1,868.67 Sq Ft/ 22.46’ (Townhomes) 
N/A (Condominium) 

Setbacks/Buffering 
and Screening 

25’ Front  
20’ Rear 
10’ Sides 

12’ North 
20’ West 
55’ South 
49’ East 

Townhome Lots: 
25’ Front 
10’ Rear 
10’ Side 

Condominium Building: 
16’ North 

25 - 75’ East 
 

Height 45’ 35’, 2 stories 35’, 3 stories  25’, 2 stories  

 
Additional Information:  

PD Variation(s) LDC Part 6.06.00 (Landscaping/Buffering) 

 
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: 
 
The property is located between N Grady Ave and N Church Ave north of W Henry Ave and south of Pine Crest 
Manor Blvd. The adjacent property to the north is zoned RDC-12 developed with a church. Th adjacent parcels to the 
south are zoned RDC-12 and RMC-20 with existing multifamily and single family residential uses. The majority of the 
properties in close proximity are developed with residential uses at various lot sizes. While there are properties 
zoned for commercial uses on the east side of N Church Ave. 
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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: RES-20 

Maximum Density/F.A.R.: 20 DU per GA/ 0.35 or 0.75 FAR 

Typical Uses: Agricultural, residential, neighborhood commercial, office uses, multi-
purpose projects and mixed-use developments. 
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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 RDC-12 12 DU per GA/NA Residential, Duplex 
Conventional Churches 

South RMC-20, 
RDC-12 

20 DU per GA/ NA, 
12 DU per GA/NA 

Residential, Duplex, Single-
Family and Multi-Family 

Conventional 

Multi-Family Residential, 
Single Family Residential  

East  RMC-20 20 DU per GA/ NA Residential, Multi-Family 
Conventional Multi-Family Residential  

West RSC-9 9 DU per GA/NA Residential, Single-Family 
Conventional Single Family Residential 
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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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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  
 

   
 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission  
☒ Yes 
☐ No 

☐ Yes 
☒ No  

☐ Yes 
☒ No 

 

Natural Resources 
☒ Yes 
☐ No 

☐ Yes 
☒ No 

☒ Yes 
☐ No 

 
 

Conservation & Environ. Lands Mgmt. ☐ Yes 
☒ No 

☐ Yes 
☐ No 

☐ Yes 
☐ No 

 
 

Check if Applicable: 
☐ Wetlands/Other Surface Waters         
☐ Use of Environmentally Sensitive Land 
Credit        
☐ Wellhead Protection Area                       
☐ Surface Water Resource Protection Area  

☐ Potable Water Wellfield Protection Area 
☐ Significant Wildlife Habitat  
☐ Coastal High Hazard Area 
☐ Urban/Suburban/Rural Scenic Corridor 
☐ Adjacent to ELAPP property 
☐ Other _________________________ 

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

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

☒ Yes 
☐ No 

☐ Yes 
☒ No 

☒ Yes 
☐ No 

 

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

☒ Yes 
☐ No 

☐ Yes 
☒ No 

☐ Yes 
☒ No 

 

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

☒ Yes 
☐ No 

☐ Yes 
☒ No 

☐ Yes 
☒ No 

 

Impact/Mobility Fees 
Townhouse (Fee estimate is based on a 1,500 s.f., 1-2 Story) 
Mobility: $6,661 * 253 = $1,685,233                                   
Parks: $1,957 * 253 = $495,121       
School: $7,027 * 253 = $1,777,831              
Fire: $249 * 253 = $62,997               
Total Townhouse: $15,894 * 253 = $4,021,182 

Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
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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  
The proposed Planned Development is located within an area developed with multi-family and single-family uses and 
does not exceed the maximum density which can be considered in the Future Land Use Category.  
 
Phase 1 of the site has been developed with six of the approved 18 units (Building B) in compliance with the 
development standards found in PD 85-0325 and four units within the RMC-20 zoned area.  Thirteen of the Phase 2 
townhome units will be developed where approved for Buildings D, F and G (12 units) in PD 85-0325. The remaining 12 
townhome units in Phase 2 will be developed within the RMC-20 zoned area, which currently permits the proposed 
use.  
 
Property to the north is developed with a church on property zoned RMC-20.  Units will be setback 11 – 16 feet from 
the northern PD boundary.  A setback of 20 feet will be provided from Grady Avenue (west), which is in keeping with 
the setback established for PD 85-0325.  A setback of 25 feet will be provided from North Church Avenue (east), which 
complies with the RMC-20 minimum front yard setback.  Single-family residential is developed to the southwest of the 
project.  A 20-foot wide buffer with Type B screening to the east of the single-family residential area is proposed, 
which complies the minimum per the Land Development Code.  A 5-foot wide buffer with Type A screening is proposed 
to the north of the single-family area.  Residential units will be setback a minimum of 20 feet; however, the internal 
private drive precludes provision of a full 20 feet of buffer area. Under PD 85-0325, a distance of 5 feet from the single-
family residential was approved due to the internal drive.  
 
Phase 2 development proposes a maximum building height of 35 feet, which is 10 feet less than permitted in the RMC-
20 zoning district.  This height would require a 30 foot setback, in addition to the required buffer, for an overall setback 
of 50 feet.  Single-family residential is present to the southwest of the project, which is zoned RDC-12 permitting a 
maximum building height of 35 feet. The project will provide the required buffer with required Type B screening, and 
buildings will have a 20 foot setback from this area along the west.  Due to the orientation of the proposed townhomes 
relative to the existing single-family, the townhome’s side façade will be parallel to the single-family’s rear yards, 
minimizing the bulk and massing.  To the north, a setback of 40 feet is provided with a 5-foot wide buffer and Type A 
screening.  This setback is comparable to the approved layout under PD 85-0325, which also did not require the 2:1 
setback. The adjacent RDC-12 zoned parcel contains a 4-6 foot high wall and vegetation along the north.  
 
 
5.2 Recommendation      
Approvable, subject to proposed conditions of approval.  
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6.0 PROPOSED CONDITIONS  
 
Approval - Approval of the request, subject to the conditions listed below, is based on the general site plan submitted 
May 29, 2026. 
 

1. The project shall be developed as 2 phases with a maximum of 35 residential units.   
a. Phase 1 shall be developed with a maximum of 10 multi-family/condominium units. 
b. Phase 2 shall be developed with a maximum of 25 townhome units. 

 
2. Phase 1 development standards shall be as follows: 

a. Minimum North setback: 16 feet 
b. Minimum West setback: 20 feet 
c. Minimum East setback: 25 – 75 feet  
d. Minimum South setback: 16 feet 
e. Maximum building height: 25 feet / 2-stories (no 2:1 setback due to height shall be required) 

 
3. Phase 2 development standards shall be as follows: 

a. Minimum lot size: 1,868 Sq. Ft. 
b. Minimum lot width: 22.46 feet 
c. Maximum building height: 35 feet, 3 stories (no 2:1 setback due to height shall be required) 
d. Minimum front yard setback: 25 feet 
e. Minimum side yard setback: 10 feet for building, 0 feet between units 
f. Minimum rear yard setback: 10 feet 

 
3.1. Phase 2 development/lots shall be located a minimum of 11 feet from the northern PD boundary, a 

minimum of 20 feet from the western PD boundary, and a minimum of 35 feet from the southern PD 
boundary.  

3.2 A 5-foot wide buffer with Type A screening shall be provided where noted on the general site plan. The 
buffer shall be platted as a separate tract to be owned and maintained by the HOA or similar entity for 
screening installation and maintenance purposes.  

3.3 A 20-foot wide buffer with Type B screening shall be  provided where noted on the general site plan.  The 
buffer shall be platted as a separate tract to be owned and maintained by the HOA or similar entity for 
screening installation and maintenance purposes. 

 
4. Natural Resources staff identified a number of significant trees on the site including potential Grand Oaks. Every 

effort must be made to avoid the removal of and design the site around these trees. The site plan may be 
modified from the Certified Site Plan to avoid tree removal. 
 

5. Approval of this petition by Hillsborough County does not constitute a guarantee that Natural Resources 
approvals/permits necessary for the development as proposed will be issued, does not itself serve to justify any 
impacts to trees, natural plant communities or wildlife habitat, and does not grant any implied or vested right 
to environmental approvals. 
 

6. The construction and location of any proposed environmental impacts are not approved by this rezoning, but 
shall be reviewed by Natural Resources staff through the site and subdivision development plan process 
pursuant to the Land Development Code. 
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7. The project shall be served by and limited to one (1) access connection to N Church Ave and one (1) emergency 
access and pedestrian connection to N Grady Ave. 

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

access may be permitted anywhere along PD project boundaries. 
 
9. Construction access shall be limited to those access points shown on the PD site plan. The developer shall include 

a note indicated same on each site/construction plan submittal. 
 
10. If PD 26-0095 is approved, the County Engineer will approve a Design Exception (dated March 9, 2026, and 

revised June 11, 2026) which was found approvable by the County Engineer (on June 12, 2026) for the N Church 
Ave substandard road improvements. If approved, the developer will be required to construct +/- 255 linear feet 
of a minimum 5-foot-wide sidewalk along the west side of N Church Ave between the site’s southern property 
line and the access connection for Tampa Racquet Club Condo (folio # 30387.5470). Such sidewalk is in addition 
to the sidewalk required along the project’s frontage per Sec. 6.02.08 of the LDC. 

 
11. In cases where the approved certified site plan graphic and/or notes are in conflict with specifically approved 

zoning conditions, the more restrictive requirement shall prevail. Where there are conflicts between the 
certified site plan graphics or list of conditions and non-district related regulations in the LDC, the most restrictive 
requirement shall prevail unless a variance has been requested by the applicant and approved with the 
appropriate findings by the Board of County Commissioners, as provided by Section 5.03.06.B.6. 

 
12. In accordance with LDC Section 5.03.07.C,  the certified PD general site plan shall expire for the internal 

transportation network and external access points, as well as for any conditions related to the internal 
transportation network and external access points, if site construction plans, or equivalent thereof, have not 
been approved for all or part of the subject Planned Development within 5 years of the effective  date of the 
PD unless an extension is granted as provided in the LDC.  Upon expiration, re-certification of the PD General 
Site Plan shall be required in accordance with provisions set forth in LDC Section 5.03.07.C 

 
 
 
 

 
  

Zoning Administrator Sign Off:   

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL.  
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.  
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7.0 ADDITIONAL INFORMATION AND/OR GRAPHICS 
  
PD Variation Request: 
Where abutting the northern property of RDC-12 zoning, a 20 foot wide buffer with Type B screening is required.  The 
applicant proposes a 5-foot wide buffer with Type A screening.  See Section 5.1 for additional analysis information.  
Staff does not object to the PD Variation request.  
 
 
Property Violations: 

Agency Number Violation Status 
Code Enforcement*    
☒ None current or 
pending 

HC-CE-25-002331 Contact: Hole developed at the 
intersection of Church Arbor 
Avenue and Trellis Court. 

No violation, closed. 

☐ Violation(s)    
    
Building Code 
Compliance* 

   

☒ None current or 
pending 

   

☐ Violation(s)    
    
    
Natural Resources*    
☒ None current or 
pending 

   

☐ Violation(s)    
    
EPC*    
☒ None current or 
pending 

   

☐ Violation(s)    
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PD 85-0325 Certified Site Plan: 
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8.0 PROPOSED SITE PLAN (FULL) 
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9.0 FULL TRANSPORTATION REPORT (see following pages) 



 
AGENCY REVIEW COMMENT SHEET 

 
TO: Zoning Technician, Development Services Department DATE: 06/15/2026 

REVIEWER: Jessica Kowal, MPA, Principal Planner AGENCY/DEPT: Transportation 

PLANNING AREA: Egypt Lake PETITION NO: PD 26-0095 
 

 
  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. 
 
CONDITIONS OF APPROVAL 

• The project shall be served by and limited to one (1) access connection to N Church Ave and one 
(1) emergency access and pedestrian connection to N Grady Ave. 

 
• Notwithstanding anything on the PD site plan or herein these conditions to the contrary, bicycle 

and pedestrian access may be permitted anywhere along PD project boundaries. 
 

• Construction access shall be limited to those access points shown on the PD site plan. The 
developer shall include a note indicated same on each site/construction plan submittal. 

 
• If PD 26-0095 is approved, the County Engineer will approve a Design Exception (dated March 9, 

2026, and revised June 11, 2026) which was found approvable by the County Engineer (on June 
12, 2026) for the N Church Ave substandard road improvements. If approved, the developer will 
be required to construct +/- 255 linear feet of a minimum 5-foot-wide sidewalk along the west side 
of N Church Ave between the site’s southern property line and the access connection for Tampa 
Racquet Club Condo (folio # 30387.5470). Such sidewalk is in addition to the sidewalk required 
along the project’s frontage per Sec. 6.02.08 of the LDC. 

 
PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting to rezone a +/- 2.49-acre site from Residential, Multi-Family Conventional 
(RMC-20) and Planned Development (PD) to Planned Development (PD). The existing PD (85-0325) is 
approved for 18 multi-family units, of which 6 have been constructed within the PD area of the site. The 
overall site has been developed with 10 multi-family units. The PD request is for 35 residential units which 
includes the existing 10 multi-family units and proposing 25 townhome units. The site’s Future Land Use 
(FLU) is Residential-20 (RES-20). 
 
Trip Generation Analysis 
As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a 
trip generation and site access analysis for the proposed project. Staff prepared a comparison of the trips 
potentially generated under the existing and proposed zoning designations, utilizing a generalized worst-
case scenario. The data presented below is based on the Institute of Transportation Engineer’s Trip 
Generation Manual, 12th Edition. 
 
Approved Zoning:  

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

Total Peak            
Hour Trips 



AM PM 
PD, 18 Multifamily Housing (Low-Rise) units 
(ITE LUC 220) 222 19 16 

RMC-20, 22 Multifamily Housing (Low-Rise) units 
(ITE LUC 220) 244 21 18 

Total 466 40 34 
 

Proposed Zoning: 

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

Total Peak            
Hour Trips 

AM PM 
PD, 10 Multifamily Housing (Low-Rise) units 
(ITE LUC 220) 177 16 12 

PD, 25 Single-Family Attached Housing units 
(ITE LUC 215) 164 12 13 

Total 341 28 25 

Trip Generation Difference: 

 24 Hour Two-
Way Volume 

Total Peak           
 Hour Trips 

AM PM 
Difference - 125 - 12 - 9 

 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 
The subject site has frontage on N Church Ave and N Grady Ave. 
 
N Church Ave is a 2-lane, substandard, local rural roadway. The roadway is characterized by +/- 11-foot-
wide travel lanes in average condition, +/- 5-foot-wide sidewalks on the east side of the roadway, and 
between +/- 4 and +/- 5-foot-wide sidewalks intermittently along the west side of the roadway within the 
vicinity of the proposed project. The roadway lies within a varying +/- 65 to +/- 75-foot-wide right of way.  
 
N Grady Ave is a 2-lane, undivided, substandard local rural roadway. The roadway is characterized by +/- 
20 feet of pavement in average condition and no sidewalks on either side of the roadway within the vicinity 
of the proposed project. The roadway lies within a +/- 50-foot-wide right of way.  
  
SUBSTANDARD ROADS 
N Church Ave  
According to the Hillsborough County Transportation Technical Manual (TTM) a residential serving TS-
3 local urban (2-lane undivided) typical section has 11-foot-wide lanes with 8-foot-wide shoulders and 5-
foot-wide sidewalks on both sides within a minimum 50-foot-wide right of way. The applicant’s requested 
Design Exception for the proposed N Church Ave substandard road improvements is discussed below. 
 
N Grady Ave 
According to the Hillsborough County Transportation Technical Manual (TTM) a residential serving TS-
3 local urban (2-lane undivided) typical section has 11-foot-wide lanes with 8-foot-wide shoulders and 5-
foot-wide sidewalks on both sides within a minimum 50-foot-wide right of way. 
 
As the proposed access to N Grady Ave is intended to be gated for emergency-only access, no substandard 
road improvements are required. 
 
 



SITE ACCESS 
The PD site plan proposes one full vehicular access connection to N Church Ave and one gated 
emergency access connection to N Grady Ave. Pedestrian access will be provided from both N Church 
Ave and N Grady Ave into the project site. 
 
REQUESTED DESIGN EXCEPTION, SUBSTANDARD ROAD: N Church Ave 
Given that N Church Ave is a substandard local roadway, the applicant’s Engineer of Record (EOR) 
submitted a Design Exception request (dated March 9, 2026, and revised June 11, 2026) to determine the 
specific improvements that would be required by the County Engineer. Based on factors presented in the 
Design Exception Request, the County Engineer found the Design Exception approvable (on June 12, 
2026) authorizing deviations from the Transportation Technical Manual (TTM) Type TS-7 Typical Section 
(for 2-lane, Undivided Local Rural Roads) including:  
 

• The developer shall be permitted to preserve the 11-foot-wide travel lanes; and, 
 

• The developer shall construct a 5-foot-wide sidewalk on the west side of Sligh Ave connecting the 
existing sidewalk at the access connection for folio 30387.5470 (Tampa Racquet Club Condo) to 
the proposed sidewalk at the property’s southern edge, totaling approximately 255 linear feet. Such 
sidewalk is in addition to the sidewalk required along the project’s frontage per Sec. 6.02.08 of the 
LDC 

 
If 26-0095 is approved by the Hillsborough County Board of County Commissioners (BOCC), the County 
Engineer will approve the above-referenced Design Exception. 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
N Church Ave and N Grady Ave are not included in the 2024 Hillsborough County Level of Service (LOS) 
Report. As such, no LOS information for these roadways is provided.  



Outlook

FW: RZ-PD 26-0095 - Design Exception Review

From Williams, Michael <WilliamsM@hcfl.gov>
Date Fri 6/12/2026 1:31 PM
To jesse@blackstockeng.com <jesse@blackstockeng.com>
Cc jeff@discodevelopments.com <jeff@discodevelopments.com>; Peddle, Carolanne <PeddleC@hcfl.gov>;

Heinrich, Michelle <HeinrichM@hcfl.gov>; Kowal, Jessica <KowalJ@hcfl.gov>; Phillips, Charles
<PhillipsCh@hcfl.gov>; Tirado, Sheida <TiradoS@hcfl.gov>; De Leon, Eleonor <DeLeonE@hcfl.gov>; PW-
CEIntake <PW-CEIntake@hcfl.gov>

1 attachment (3 MB)
26-0095 DEAdd 06-11-26.pdf;

Jesse,
I have found the attached Design Exception (DE) for PD 26-0095 APPROVABLE.
 
Please note that it is you (or your client’s) responsibility to follow-up with my administrative
assistant, Eleonor De Leon (DeLeonE@hillsboroughcounty.org or 813-307-1707) after the
BOCC approves the PD zoning or PD zoning modification related to below request.  This is to
obtain a signed copy of the DE/AV. 
 
If the BOCC denies the PD zoning or PD zoning modification request, staff will request that you
withdraw the AV/DE.  In such instance, notwithstanding the above finding of approvability, if you
fail to withdraw the request, I will deny the AV/DE (since the finding was predicated on a specific
development program and site configuration which was not approved).
 
Once I have signed the document, it is your responsibility to submit the signed AV/DE(s)
together with your initial plat/site/construction plan submittal.  If the project is already in
preliminary review, then you must submit the signed document before the review will be allowed
to progress.  Staff will require resubmittal of all plat/site/construction plan submittals that do not
include the appropriate signed AV/DE documentation.
 
Lastly, please note that it is critical to ensure you copy all related correspondence to PW-
CEIntake@hillsboroughcounty.org
 
Mike
 
Michael J. Williams, P.E.
Director, Development Review
County Engineer
Development Services Department

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

6/12/26, 1:41 PM Inbox - Kowal, Jessica - Outlook

https://outlook.cloud.microsoft/mail/inbox/id/AAkALgAAAAAAHYQDEapmEc2byACqAC%2FEWg0AZ%2F9SgxGKSE2QrQrNAwzUMAABOKyTwAAA 1/3
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Please note: All correspondence to or from this office is subject to Florida’s Public Records law.

 
 
From: Tirado, Sheida <TiradoS@hcfl.gov>
Sent: Friday, June 12, 2026 12:02 PM
To: Williams, Michael <WilliamsM@hcfl.gov>
Cc: Kowal, Jessica <KowalJ@hcfl.gov>; Phillips, Charles <PhillipsCh@hcfl.gov>
Subject: RZ-PD 26-0095 - Design Exception Review
 
Hello Mike,
 
The attached Design Exception is Approvable to me. Please include the following people in your
response:
 
jesse@blackstockeng.com
jeff@discodevelopments.com
peddlec@hcfl.gov
heinrichm@hcfl.gov
kowalj@hcfl.gov
phillipsch@hcfl.gov
 
Best Regards,
 
Sheida L. Tirado, PE
Transportation Review & Site Intake Manager
Development Services
 

E: TiradoS@HCFL.gov
P: (813) 276-8364 | M: (813) 564-4676
 
601 E. Kennedy Blvd., Tampa, FL 33602
HCFL.gov
 

Facebook  |  X  |  YouTube  |  LinkedIn  |  Instagram  |  HCFL Stay Safe
 
Hillsborough County Florida

Please note: All correspondence to or from this office is subject to
Florida’s Public Records law.
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                               BLACKSTOCK ENGINEERING UNLIMITED, INC. 

BLACKSTOCK ENGINEERING UNLIMITED, INC. 1646 W Snow Ave., Suite 174       Tampa, FL 33606            813.455.2184 

March 9, 2026 
Revised June 11, 2026                                                
 
Mr. Michael Williams, PE 
Hillsborough County 
Development Review Director 
County Engineer 
601 E Kennedy Blvd, 20th Floor 
Tampa, FL 33602 
 
Reference: Design Exception Request – N Church Avenue 
 N Church Avenue 
 029265-0100, 030387-0524, 030387-0510 
 PD-26-0095 
 
Mr. Williams: 
 
Please allow this letter to serve as our justification for the design exception per TTM Section 1.7 to meet 
the requirements of Hillsborough County LDC Section 6.04.03.L (existing facility).  The PD rezoning 
request is to allow for up to 25 single family attached dwelling units on the currently vacant property 
located at N Church Ave, as depicted on Exhibit A.  Additionally, there are 10 existing condominium units 
located on the eastern portion of the overall PD, which are part of this rezoning request.  Therefore, 
overall total unit count is 35 for the requested PD. 
 
The project proposes to utilize the existing single full access connection onto N Church Avenue.  Also, 
there is a second access that will be gated and kept locked (with knox box) for EMS vehicles only via full 
access connection to N Grady Ave along the western side of the PD property. 
 
N Church Avenue is identified in the Hillsborough County Comp. Plan as a local roadway and it was 
determined that this roadway is Substandard.  Church Avenue has a posted speed limit of 30 mph 
between Pine Crest Manor Blvd and W Henry Ave.  Church Avenue currently has 11.0 foot travel lanes, 
with a 5’ concrete sidewalk along the eastside of the roadway which is not consistently currently existing 
within this portion of Church Ave.  No bike lanes are currently present on either side of Church Avenue. 
 
This request is a design exception to the Hillsborough County TTM for N Church Avenue from W Idlewild 
Ave to the southern property corner of Folio No. 029264-0000.   
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N Church Ave 
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BLACKSTOCK ENGINEERING UNLIMITED, INC. 1646 W Snow Ave., Suite 174  Tampa, FL 33606  813.455.2184 

The requested exceptions are to the TS-7 typical section and the justifications are as follows: 

The existing ROW along Church Avenue is approximately 65 feet; however, there is existing 
development along this entire ROW corridor along both sides of the roadway.  The typical TS-7 
section for a rural, two-lane undivided roadway requires a minimum of 96 feet of ROW with 12 
foot travel lanes, 5 foot paved shoulder, open drainage, and a 5 foot sidewalk.

The request is to maintain the existing 11.0 foot travel lanes and relatively flat unpaved 
shoulder/open drainage.  The missing segments of the 5.0’ concrete sidewalk on the west side 
of N Church Avenue will be completed, which will add approximately  linear feet of sidewalk, 
of which 255 LF is additional sidewalk proposed as part of the requested Design Exception and 

 LF is LDC required sidewalk along the frontage of the project site.  Based on Table 210.2.1 
of the FDOT Design Manual, the 10-foot travel lanes identified as acceptable.
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BLACKSTOCK ENGINEERING UNLIMITED, INC. 1646 W Snow Ave., Suite 174       Tampa, FL 33606            813.455.2184 

Please do not hesitate to contact me directly with any questions or concerns. 
 
Respectfully Submitted, 
Blackstock Engineering Unlimited, Inc. 

 
Jesse Blackstock, PE 
President 
 
This item has been electronically signed and sealed by Jesse L Blackstock, PE on 6/11/2026 using a SHA-
1 authentication code.  Printed copies of this document are not considered signed and sealed and the 
SHA-1 authentication code must be verified on any electronic copies. 
 
 
 
 
Based on the information provided by the Applicant, this request is: 
 
 
______ Disapproved   _______ Approved with Conditions  _______ Approved 
 
If there are any further questions or you need clarification, please contact Sheida L. Tirado, PE. 
 

Sincerely, 
Michael J. Williams, PE 

Hillsborough County Engineer 
  

Jesse 
Blackstoc
k

Digitally signed 
by Jesse 
Blackstock 
Date: 2026.06.11 
14:00:44 -04'00'
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BLACKSTOCK ENGINEERING UNLIMITED, INC. 1646 W Snow Ave., Suite 174       Tampa, FL 33606            813.455.2184 

Exhibit 1 – LOCATION MAP 
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BLACKSTOCK ENGINEERING UNLIMITED, INC. 1646 W Snow Ave., Suite 174       Tampa, FL 33606            813.455.2184 

Exhibit 2 – Proposed Sidewalk Improvements 
 

 
  

5’ sidewalk along western ROW 

Existing Sidewalk

Additional Sidewalk
Proposed with DE
255 LF

LDC Required
Sidewalk - 111 LF

Existing Sidewalk
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BLACKSTOCK ENGINEERING UNLIMITED, INC. 1646 W Snow Ave., Suite 174       Tampa, FL 33606            813.455.2184 

Exhibit 3 – PD Site Plan 
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Unincorporated Hillsborough County Rezoning Consistency Review 
 
 
Hearing Date: June 22, 2026 
 
Report Prepared: June 11, 2026 
 

 
Case Number: PD 26-0095 
 
Folio(s): 29265.0100 & 30387.0524 
 
General Location: East of Grady Avenue North 
and west of Church Avenue North 
 

 
Comprehensive Plan Finding 

 
CONSISTENT 
 

 
Adopted Future Land Use 
 

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

 
Service Area 
 

 
Urban 
 

 
Community Plan(s) 
 

 
N/A 

 
Rezoning Request 
 

 
Residential Multi-Family Conventional (RMC-20) 
and Planned Development (PD) to PD for an 
additional 25 townhomes 

 
Parcel Size 
 

 
+/- 2.49 acres 

 
Street Functional Classification 
 

 
Grady Avenue North – Local 
Church Avenue North – Local 
 

 
Commercial Locational Criteria 
 

 
Not applicable 

Evacuation Zone  
Zone E 
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813 – 272 – 5940 

601 E Kennedy Blvd 
18th floor  

Tampa, FL, 33602 
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Staff Analysis of Goals, Objectives and Policies: 
The ±2.49-acre subject site is located east of Grady Avenue North and west of Church Avenue North. The 
property is currently zoned Planned Development (PD) and Residential Multi-Family Conventional-20 
(RMC-20) and is designated Residential-20 (RES-20) on the Future Land Use Map. The applicant is 
requesting a Planned Development rezoning to allow for the development of up to 25 townhome units 
on Folio 29265-0100 while incorporating the existing 10 condominium units located on Folio 30387-0524 
into a unified Planned Development. 
 
The subject property is located within the Urban Service Area (USA), where Future Land Use Section (FLUS) 
Objective 1.1 directs the majority of the County's anticipated growth. FLUS Policy 3.1.3 requires that new 
development be compatible with surrounding uses, recognizing that compatibility does not mean "the 
same as," but rather sensitivity in preserving the character of existing development. The surrounding area 
contains a mixture of residential and institutional uses. Iglesia Vida Nueva Church is located immediately 
north of the site. Single-family residential development is located west of the property across Grady 
Avenue North, while multi-family residential development exists to the south and east across Church 
Avenue North. Collectively, these uses establish a mixed residential development pattern consisting of 
varying housing types and densities. The proposed townhome development is residential in nature and 
provides an appropriate transition between the lower-density single-family residences and the existing 
multi-family developments in the area. Therefore, the request is consistent with FLUS Objective 1.1 and 
FLUS Policy 3.1.3. 
 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-20 

 
PD + RMC-20  Vacant + HOA/Common 

Propoerty  

North Residential-12 RDC-12  Public/Quasi 
Public/Institutional   

South Residential-20 RMC-20  Multi-Family Residential  

East Residential-20 + Office 
Commercial-20 RMC-20  Single-Family Residential   

West Residential-9 PD+ RSC-9 +RDC-12  

Multi-Family Residential + 
Heavy Commercial + Light 

Commercial 
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FLUS Policy 3.1.2 requires gradual transitions in density and intensity between differing land uses through 
professional site planning, buffering, screening, and the control of land uses. The proposed Planned 
Development maintains a residential use of the property and introduces a medium-density housing type 
that is compatible with the surrounding development pattern. The proposal does not introduce 
commercial or industrial uses that would be out of character with the area. As such, the request provides 
an appropriate transition between adjacent residential uses and is consistent with FLUS Policies 3.1.2 and 
3.1.3. 
 
Pursuant to FLUS Objective 2.2 and Policy 2.2.1, Future Land Use categories establish the allowable range 
of uses, densities, and intensities within each designation. The subject property is designated Residential-
20 (RES-20), which is intended to accommodate high-density residential development at a maximum 
density of 20 dwelling units per gross acre. The RES-20 category allows for consideration of agricultural, 
residential, neighborhood commercial, office uses, multi-purpose projects, and mixed-use developments. 
 
Based on staff's analysis, the maximum density that may be considered on the subject site is 49 dwelling 
units. Alternatively, if the site was developed exclusively with non-residential uses, the maximum intensity 
that may be considered within the RES-20 Future Land Use category is approximately 81,348 square feet, 
based on the applicable Floor Area Ratio (FAR) standards. The applicant is proposing 25 townhome units, 
which is below the maximum density permitted under the Residential-20 Future Land Use designation. 
Townhomes are a residential use that may be considered within the RES-20 category and are consistent 
with the intent of providing a variety of housing opportunities within the Urban Service Area. Therefore, 
the request is consistent with FLUS Objective 2.2 and Policy 2.2.1. 
 
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
of Hillsborough County pursuant to FLUS Objective 4.1 and Policies 4.1.1 and 4.1.2. Compliance with 
applicable development standards will be evaluated during subsequent development review processes. 
FLUS Objective 4.4 and Policy 4.4.1 require that new development be compatible with the surrounding 
neighborhood and integrated with adjacent uses through appropriate transitions in density and intensity. 
The proposed townhome development is compatible with the surrounding mix of residential and 
institutional uses and provides a logical transition between the existing single-family residences west of 
the site and the multi-family developments to the south and east. Furthermore, the proposed density 
remains below the maximum density permitted by the Residential-20 Future Land Use category. Staff has 
not identified any compatibility concerns associated with the request. Therefore, the proposed Planned 
Development is consistent with FLUS Objective 4.4 and Policy 4.4.1. 
 
Overall, staff finds that the proposed Planned Development allows for residential uses that can be 
considered within the Residential-20 (RES-20) Future Land Use category and does not exceed the 
maximum density permitted by the Comprehensive Plan. The proposed townhome development is 
compatible with the existing development pattern found within the surrounding area and provides an 
appropriate transition between adjacent residential uses. Therefore, the proposed Planned Development 
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 Planned Development CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development 
Services Department.  
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_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE SECTION 
 
Urban Service Area 
 
Objective 1.1: Direct at least 80% of new population growth into the USA and adopted Urban expansion 
areas through 2045. Building permit activity and other similar measures will be used to evaluate this 
objective. 
 
Policy 1.1.3: Within the USA, medium and high-density residential and mixed-use development is 
encouraged to be located along Centers and Connections as identified in Objective 2.4. 
 
Future Land Use Categories 
 
Objective 2.2: The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table 
2.2 of the Future Land Use Element, 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. 
 
Compatibility 
 
Objective 3.1: New developments should recognize the existing community and be designed in a way that 
is compatible (as defined in FLUE Policy 3.1.3) with the established character of the surrounding 
neighborhood. 
 
Policy 3.1.2: Gradual transitions of intensities and densities 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. Screening and buffering used to separate new 
development from the existing, lower-density community should be designed in a style compatible with 
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and 
buffering with berms and landscaping are strongly encouraged. 
 
Policy 3.1.3: 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 
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mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development. 
 
Development 
 
Objective 4.1: Efficiently utilize land to optimize economic benefits while ensuring a choice of living 
environments and protecting natural resources. 
 
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 – Enhance and preserve existing neighborhoods and communities. 
Design neighborhoods which are related to the predominant character of their surroundings. 
 
Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall be integrated with the adjacent land 
uses through: 
a) the creation of like uses; and 
b) creation of complementary uses; and 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections; and 
e) Gradual transitions of intensity 
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