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Development Services Department 

1.0 APPLICATION SUMMARY  

Applicant: Flournoy Development Group, LLC  
 

FLU Category: RES-4  

Service Area: Urban 

Site Acreage: 22.08 acres 

Community 
Plan Area: Greater Carrollwood Northdale 

Overlay:  None 

 
Introduction Summary: 
This is a request to rezone a site from Planned Development (PD) and AS-1 (Agricultural, Single-Family) to a Planned 
Development to allow a 346-unit multi-family development.  This application includes a flex request of the RES-20 
Future Land Use category found to the west. 
Zoning: Existing  Proposed 
District(s) AS-1 PD 92-0425 PD 26-0349 

Typical General Use(s) Single-Family 
Residential/Agricultural 

Private Community Center, 
Community Residential Home, 
Pre-School, School, Synagogue  

Multi-Family 

Acreage ~1.26 acres ~20.82 acres 22.08 acres 

Density/Intensity 1 DU/ AC 0.207 FAR / 120 beds 
15.67 DU /AC (346 units) 
(16.13 acres RES-20 Flex 

5.95 acres RES-4) 

Mathematical 
Maximum* 1 dwelling unit 187,640 sq. ft. / 120 beds 

20 DU/AC (322.6 DU) 
4 DU/AC  (23.8 DU) 

346 total units with Flex 
 

4 DU/AC (88 without Flex) 
*number represents a pre-development approximation  

Development 
Standards: Existing Proposed 

District(s) AS-1 PD 92-0425 PD 26-0349 
Lot Size / Lot Width 1 acre / 150’ NA NA 

Setbacks/Buffering 
and Screening 

Front: 50’ 
Side: 15’ 
Rear: 50’ 

North, South, West: 40 
feet 

East: 40/50/65 ft (use 
dependent) 

30’ buffer along 
eastern property line 

North: 10 – 20 feet 
West: 10 feet 
East: 20 feet 

South: 10 feet  
North: 10-20 foot wide buffer A/B Screening 

West: 10/A 
East: 20/B 

South: 10/A 
Height 50’ 35’ 35’ - 60’ 
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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: 
Consistent 

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

2.1 Vicinity Map  

 
Context of Surrounding Area: 
 
Subject site is located on the north side of Gunn Highway, east of the Veteran’s Expressway and west of Turner Road. 
The area is predominately occupied by residential (single/multi), office, and personal service uses.  The Rocky Creek 
Trails Nature Preserve and Citrus Park Sports Complex are to the north of the site.  
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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: Residential- 4 (RES-4) 
Residential-20 (RES-20) Flex 

Maximum Density/F.A.R.: RES-4: 4.0 dwelling units per gross acre / 0.25 FAR 
RES-20 (Flex): 20 dwelling units per gross acre / 0.35 – 0.75 FAR 

Typical Uses: 

RES-4: Agricultural, residential, neighborhood commercial, office uses, 
multi-purpose projects. 
 
RES-20 (Flex): Agricultural, residential, neighborhood commercial, office 
uses, multi-purpose projects and mixed-use development. 
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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 16-1109 19.41 u/a Multi-Family Multi-Family 

AS-1 1 dwelling unit per 
acre 

Single-Family & Agricultural 
Uses Undeveloped  

South 

PD 17-1265 0.25 FAR BPO uses Medical Office 

PD 03-0924 0.267 FAR BPO uses (medical/dental 
offices prohibited) Offices 

BPO-R  0.20 FAR Office Medical Office 
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BPO 0.20 FAR Office Child Day Care 

AS-1 1 dwelling unit per 
acre Agriculture, Single Family Single-Family 

PD 00-1190  0.155 FAR Offices/Minor Vehicle Repair Office, Motor Vehicle Repair 
(Neighborhood) 

East  PD 87-0128  5 dwelling units per 
acres (VR) Single-Family Conventional Single-Family 

West PD 16-1109 19.41 dwelling units 
per acre Multi-Family Multi-Family 
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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 

Wetlands present 

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 Airport Height Restriction 180’ AMSL 

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 
(Fee estimate is based on a 1,200 square foot, Multi-
Family Units 1-2 story) 
Mobility: $6,661  
Parks: $1,555  
School: $3,891 
Fire: $249  
Total 2 story building (PER UNIT): $12,356 

 
(Fee estimate is based on a 1,200 square foot, Multi-Family 
Units 4 story) 
Mobility: $4,864 
Parks: $1,555  
School: $3,891  
Fire: $249  
Total 4 story building (PER UNIT): $10,559 

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 
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5.0 IMPLEMENTATION RECOMMENDATIONS  
  
5.1 Compatibility  
 
Proposal seeks to allow the development of 346 multi-family dwelling units, including residential amenities such as a 
clubhouse, pool, pickleball courts, and a dog park. Total site area is 22.08 acres, putting the proposed density at 15.67 
dwelling units per acre. The subject site fronts Gunn Highway, a designated scenic corridor and is located adjacent to a 
multi-family development to the west, a single-family neighborhood to the east, and medical office uses to the south.  
 
The proposed development will consist of apartment-style multi-family structures with varying heights, depending on 
the location of the building. The general site plan depicts these envelopes and provides the maximum height for each. 
The tallest structures are proposed to be 60-foot or 4-stories and are shown on the site plan as being in the middle or 
west side of the property. Thirty-five foot or 2-story structures are to be located along the eastern property line, 
adjacent to the single-family neighborhood. One such 2-story structure is proposed to be 32-foot high and have 
garages on the first floor and apartment units on the second floor. The development will be required to setback all 
structures an additional 2 feet for every foot over 20 feet in height along the east (PD 16-1109) and north.  PD 16-1109 
to the west/northwest is developed with multi-family buildings at 3 and 4 stories in height.  The buildings’ within PD 
16-1109 are approved at an overall maximum height of 62-feet with a minimum 75-foot setback where adjacent to the 
subject PD.  The 75 foot setback does not meet the 2:1 setback for height and at the time of rezoning, was adjacent to 
a cultural/institutional use.  Along the northeast, abutting agricultural zoning, the closest building is oriented north-
south orienting the side of the structure to the property rather than the wider front side.  The abutting northeastern 
property is developed with retention/wetlands. Structures located along the east (zoned PD 87-0128 will provide an 
additional setback of 2 feet for every one foot of building height over 20 feet.  
 
The applicant has proposed buffer and screening, in accordance with the Land Development Code. This includes a 20-
foot buffer with Type B screening along east property line and the north property line, adjacent to AS-1 zoning. 
Additionally, a 10-foot buffer with Type A screening area will be located along the west, south, and north property 
lines, which are not required due to the adjacent uses being more intense or the same as the proposed use.   
 
Development Services does not foresee any compatibility concerns with the proposed Planned Development. The 
orientation of proposed multi-family structures considers the location of adjacent family uses and the appropriate 
buffer and screening standards are provided in the development plan.  
 
5.2 Recommendation      
 
Based on the above considerations, staff finds the proposed Planned Development district, subject to the conditions, 
approvable.  
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Requirements for Certification: 
1. Prior to PD General Site Plan certification, the applicant shall revise the PD site plan label stating “Existing 

driveway to be modified to meet LDC, Section 6.04.07.” to “Existing driveway to be modified to meet the LDC, 
Sec. 6.04.04.A.3. residential development maximum driveway length.” 

2. Prior to General Site Plan certification, the applicant shall revise the PD site plan proposed general 
vehicular general circulation pattern to connect to the proposed gated emergency access. 

3. General Site Plan to provide a maximum building height for the amenity center at 35 feet.  
 
6.0 PROPOSED CONDITIONS  
 
Approval - Approval of the request, subject to the conditions listed below, is based on the General Site Plan submitted 
April 23, 2026. 
 
1.  Development of the project shall be limited to 346 multi-family dwelling units, including amenity 

areas/uses and a leasing office.  The building and use areas shall be located where generally depicted 
on the General Site Plan. 

 
2.  Development shall be in accordance with the following: 
 

Minimum south front yard setback:  30 feet 
Minimum east side yard setback:  20 feet 
Minimum west side yard setback: 10 feet 
Minimum north rear yard setback: 10 feet 
Maximum building coverage:  40% 
Maximum impervious surface: 70% 
Maximum building height:   35 feet / 2-stories (where delineated on the General Site Plan)* 
     60 feet / 4-stories (where delineated on the General Site Plan)* 
     20 feet / 1-story (where delineated on the General Site Plan)* 
     32 feet / 2-stories (where delineated on the General Site Plan)* 
      
*Two (2) feet of setback shall be provided for every one (1) foot of building height over 20 feet, to be 
applied where adjacent to single-family residential districts only.  

 
3. Buffering and screening shall be provided as depicted on the General Site Plan.  
 
4.  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.  
 

5.  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.  
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6. 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 (:DC).  
 

7. 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.  
 

8. 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.  
 

9. Wetlands or other surface waters are considered Environmentally Sensitive Areas and are subject to 
Conservation Area and Preservation Area setbacks. A minimum setback must be maintained around 
these areas which shall be designated on all future plan submittals. Only items explicitly stated in the 
condition of approval or items allowed per the LDC may be placed within the wetland setback. 
Proposed land alterations are restricted within the wetland setback areas. 
 

10. 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. 
 

11. The construction and location of any proposed environmental impacts are not approved by this 
correspondence, but shall be reviewed by Natural Resources staff through the site and subdivision 
development plan process pursuant to the Land Development Code. 

 
12.  The project shall be permitted one full access connection and a separate gated emergency access 

on Gunn Hwy. Additionally; the project will provide a pedestrian cross access to folio#3560.0000 
to the west and vehicular and pedestrian access to folio#3658.0000. 
 

13. At the time of site development review the project entrance shall be designed such that the driveway 
length from the roadway to the first internal drive intersection or other comparable feature, such as a 
roundabout, shall not be greater than 250 feet in order to comply with the LDC, Section 6.04.04.A.3 
maximum residential driveway length requirement or otherwise obtain a Sec. 6.04.02.B. administrative 
variance approval from the County Engineer. 

 
14. If PD 26-0426 is approved, the County Engineer will approve the Section 6.04.02.B. Administrative 

Variance (dated April 30, 2026), which was found approvable on May 13, 2026.  Approval of this 
Administrative Variance will permit reduction of the minimum access spacing (from the Gunn Hwy. 
access to next existing driveway connection and median opening to the east) such that a minimum 
spacing of +/- 185 feet is permitted to the driveway connection and +/-600 feet is permitted to the 
median opening to the east. 
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15. If PD 26-0426 is approved, the County Engineer will approve the Section 6.04.02.B. Administrative 
Variance (dated April 30, 2026) to meet the requirements of the Hillsborough County Land 
Development Code (LDC) Section 6.04.03.L, which was found approvable on May 13, 2026. Approval of 
this Administrative Variance will waive the required substandard roadway improvements on Gunn Hwy 
in association with the proposed development. 

 
16. Notwithstanding anything on the General Site Plan or herein these conditions to the contrary, bicycle 

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

17. In cases where the approved certified General 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 General 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.C.6. 
 

18.  In accordance with LDC Section 5.03.07.C, the certified 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 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 (See following pages) 
  
Property Violation History  

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

*past 12 months from intake date 
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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: 5/14/2026 

REVIEWER: Richard Perez, AICP, Executive Planner                         AGENCY/DEPT: Transportation 

PLANNING AREA/SECTOR: Greater Carrollwood Northdale  PETITION NO: PD 26-0426 

  
 

  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 
1. The project shall be permitted one full access connection and a separate gated emergency access 

on Gunn Hwy. Additionally; the project will provide a pedestrian cross access to folio#3560.0000 
to the west and vehicular and pedestrian access to folio#3658.0000. 
 

2. At the time of site development review the project entrance shall be designed such that the 
driveway length from the roadway to the first internal drive intersection or other comparable 
feature, such as a roundabout, shall not be greater than 250 feet in order to comply with the LDC, 
Section 6.04.04.A.3 maximum residential driveway length requirement or otherwise obtain a Sec. 
6.04.02.B. administrative variance approval from the County Engineer.   
 

3. If PD 26-0426 is approved, the County Engineer will approve the Section 6.04.02.B. 
Administrative Variance (dated April 30, 2026), which was found approvable on May 13, 2026. 
Approval of this Administrative Variance will permit reduction of the minimum access spacing 
(from the Gunn Hwy. access to next existing driveway connection and median opening to the east) 
such that a minimum spacing of +/- 185 feet is permitted to the driveway connection and +/-600 
feet is permitted to the median opening to the east. 
 

4. If PD 26-0426 is approved, the County Engineer will approve the Section 6.04.02.B. 
Administrative Variance (dated April 30, 2026) to meet the requirements of the Hillsborough 
County Land Development Code (LDC) Section 6.04.03.L, which was found approvable on May 
13, 2026. Approval of this Administrative Variance will waive the required substandard roadway 
improvements on Gunn Hwy in association with the proposed development. 

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

and pedestrian access may be permitted anywhere along the project boundaries. 
 
Other Conditions: 

• Prior to PD site plan certification, the applicant shall revise the PD site plan label stating “Existing 
driveway to be modified to meet LDC, Section 6.04.07.” to “Existing driveway to be modified to 
meet the LDC, Sec. 6.04.04.A.3. residential development maximum driveway length.” 
 

• Prior to PD site plan certification, the applicant shall revise the PD site plan proposed general 
vehicular general circulation pattern to connect to the proposed gated emergency access. 

 
 
 



PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting a rezoning from PD 92-0425 and AS-1 to Planned Development for +/- 22.08 
acres.  The PD 92-0425 is approved for an Assisted Living Facility (ALF), Community Center, School and 
Synagogue totaling 187, 649 square feet of building floor coverage.  The proposed PD is seeking approval 
for up to 346 multi-family dwelling units.   
 
As required by the Development Review Procedures Manual (DRPM), the applicant submitted a trip 
generation and site access analysis.  Staff has prepared a comparison of the trips potentially generated under 
the existing and proposed zoning designations, utilizing a generalized worst-case scenario. The information 
below is largely based on data from the Institute of Transportation Engineer’s Trip Generation Manual, 
12th Edition.   
 

Approved Uses: 

Zoning, Land Use/Size (ITE LUC) 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
PD: ALF – 120 beds(ITE 254) 497 23 29 
PD: Community Center -34,350 sf (ITE 495) 978 116 118 
PD: Private School – 345 students (ITE 532) 600 252 65 
PD: Synagogue – 500 seats (ITE 561) 1,225* 110 135 
AS-1: 1-Unit Single Family Detached (210) 9 1 1 

Total Trips: 3,309 502 348 
*ITE Trip Generation Manual does not provide this data set. Trips estimated by County staff. 

Proposed Uses: 

Zoning, Land Use/Size (ITE LUC) 24 Hour Two-
Way Volume 

Total Peak            
Hour Trips 

AM PM 
PD: 346-Units Multi-Family (220) 2,068 134 173 

Trip Generation Difference: 

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

Total Peak           
 Hour Trips 

AM PM 
Difference (+/-) -1,241 -368 -175 

 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

Gunn Hwy. is a 4-lane, substandard, publicly maintained, urban divided arterial roadway characterized by 
+/- 12-foot-wide travel lanes with sidewalks and curb and gutters within a +/- 136-foot-wide right-of-way 
along the project’s frontage.   
 
Pursuant to the Hillsborough County Transportation Technical Manual, an urban divided, 4-lane arterial 
roadway shall meet the typical section TS-6 standard.  TS-6 standard includes 11-foot-wide lanes, 7-foot 
buffer bike lanes, curb and gutter, and 5-foot-wide sidewalks on both sides within a minimum of 110 feet 
of right-of-way.   
 
This segment of Gunn Hwy is identified as a future 6-lane roadway in the Hillsborough County Corridor 
Preservation Plan. A future 6-lane roadway would require a minimum of 132 feet of right of way as such 
the no right of way preservation is needed. 
 
SITE ACCESS AND CONNECTIVITY 

The PD proposes a gated single full access connection on Gunn Hwy and a gated emergency access. A 
pedestrian cross access is proposed to stub out to the west to allow for connection at the time of 



redevelopment or expansion of the adjacent site. Additionally, the existing cross access to folio#3658.0000 
is proposed to remain. 
 
The site access analysis submitted by the applicant’s traffic engineer finds that no additional site access 
improvements are warranted. The access is served by an existing 325-foot eastbound left turn lane.  
 
Sec. 6.04.04.A. provides for a maximum residential driveway length and states that driveways should be 
designed to provide ‘safe entry and exit from the development served” and the “length of driveways shall 
be subject to internal and external traffic flow considerations”. The PD site plan provides a general site 
circulation plan that appears to allow for sufficient traffic flow through out the site, including emergency 
access.  However, specific site design details will have to be verified at the time of site development review 
to ensure compliance. At the time of site development review the project entrance shall be designed such 
that the driveway length from the roadway to the first internal drive intersection or other comparable 
feature, such as a roundabout, shall not be greater than 250 feet in order to comply with the LDC, Section 
6.04.04.A.3 maximum residential driveway length requirement or otherwise obtain a Sec. 6.04.02.B. 
administrative variance approval from the County Engineer.   
 
REQUESTED ADMINISTRATIVE VARIANCE: GUNN HWY SUBSTANDARD ROADWAY 
The applicant’s EOR submitted a Section 6.04.02.B. Administrative Variance request (dated April 30, 
2026) for Gunn Hwy requesting relief from the Section 6.04.03.L requirement to improve Gunn Hwy to 
current County standards for a Type TS-6, 4-lane urban arterial roadway typical section as found within 
the Hillsborough County Transportation Technical Manual (TTM). On May 13, 2026, the County Engineer 
found the variance approvable.  As such, no improvements to Gunn Hwy would be required. 
 
REQUESTED ADMINISTRATIVE VARIANCE: GUNN HWY ACCESS SPACING 
The applicant’s Engineer of Record (EOR) submitted a Section 6.04.02.B. administrative variance request 
(dated April 30, 2026) from the Section 6.04.07. LDC requirement, governing spacing for the proposed 
Gunn Hwy. access.  Per the LDC, Gunn Hwy. is an arterial roadway, which requires a minimum full access 
connection spacing of 245 feet from other driveways and 660 feet from a full median opening.  The 
applicant is proposing the driveway in a location which is +/- 185 feet from the next closest driveway 
access and +/-600 feet from the next full median opening on Gunn Hwy to the east.  As such, the applicant 
is seeking a variance of +/-60 feet for the driveway access spacing and the full median opening.  Based on 
factors presented in the administrative variance request, the County Engineer found the request approvable 
on May 13, 2026.  If this rezoning is approved, the County Engineer will approve the above referenced 
administrative variance request. 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

Level of Service (LOS) information for adjacent roadway sections is reported below.   

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

Gunn Highway Veterans Expwy Anderson/Lynn 
Turner D F 

Source: Hillsborough County 2024 Level of Service Report.   

 



From: Williams, Michael
To: Steven Henry
Cc: Elise Batsel; Follin, Jared; Perez, Richard; Phillips, Charles; Tirado, Sheida; De Leon, Eleonor; PW-CEIntake
Subject: FW: RZ-PD 26-0426 - Administrative Variance Review
Date: Wednesday, May 13, 2026 5:58:27 PM
Attachments: 26-0426 AVAdd 05-01-26_1.pdf

26-0426 AVAdd 05-01-26_2.pdf
image001.png

Steve,
I have found the attached two Section 6.04.02.B. Administrative Variances (AV) for PD 26-
0426 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
W: HCFLGov.net
 

mailto:WilliamsM@hcfl.gov
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=usera34185e6
mailto:ebatsel@stearnsweaver.com
mailto:FollinJ@hcfl.gov
mailto:PerezRL@hcfl.gov
mailto:PhillipsCh@hcfl.gov
mailto:TiradoS@hcfl.gov
mailto:DeLeonE@hcfl.gov
mailto:PW-CEIntake@hcfl.gov
mailto:DeLeonE@hillsboroughcounty.org
mailto:PW-CEIntake@hillsboroughcounty.org
mailto:PW-CEIntake@hillsboroughcounty.org
mailto:Williamsm@HillsboroughCounty.org
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• Please contact Eleonor de Leon at 
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PD 26-0426


Steven J. Henry, P.E.


Access Spacing-Gunn Highway


Access Spacing-Gunn Highway


Citrus Park Multi-Family


003656.0000, 003018.0150
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5023 West Laurel Street
Tampa, FL 33607


81 289 0039 Telephone
813 287 0674 Telefax


www.trafficmobility.com Website


April 30, 2026


Mr. Mike Williams
Hillsborough County Government
601 East Kennedy Blvd., 20th Floor
Tampa, FL 33602


Re: Citrus Park Multi-Family
PD 26-0426
Folio Numbers: 003656.0000, 003018.0150
Lincks Project No. 25076 (25319.02.04)


The purpose of this letter is to request a Section 6.04.02.B Administrative Variance to 
Section 6.04.07 of the Hillsborough County Land Development Code for the access to
Gunn Highway. The property is proposed to be rezoned to Planned Development to allow
up to 346 Multi-Family dwelling units.


Table 1 provides the trip generation for the proposed project.


The access to serve the project is proposed to be via one (1) full access to Gunn Highway. 
It should be noted that the access currently serves the existing residential, pre-school, 
and swim facility that is proposed to be razed in conjunction with the development of the 
proposed project. A copy of the PD plan is included in the Appendix of this letter.


The subject property is within the Urban Service Area and according to the Hillsborough 
County Roadways Functional Classification Map, Gunn Highway is a collector road. 


The request is for an Administrative Variance to Section 6.04.07 of the Hillsborough 
County LDC for the access spacing on Gunn Highway. Based on Section 6.04.07, the
access spacing on Gunn Highway is 245 feet and full median spacing is 660 feet. The 
distance to the access are as follows:


East – 185 ± to the office development access at folio 3660.0000
East – 600 ± to the median opening at Olive Jones Road


This is graphically shown in Figure 1. 
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Mr. Mike Williams 
April 30, 2026 
Page 2 


The justification for the variance is as follows: 
 
(a) there is an unreasonable burden on the applicant, 
 
The developer controls limited property frontage along Gunn Highway. Given the limited 
frontage, it is not physically possible to locate the driveway or median opening to meet 
the spacing criteria. Therefore, it is not reasonable or feasible for the project to modify the 
location of the access to meet the current LDC spacing criteria. 
 
(b) the variance would not be detrimental to the public health, safety and welfare, 


 
The access existed prior to the development of the parcels east and west of the subject 
parcel. In addition, the existing access serves the residential, pre-school, and swim facility 
that are proposed to be razed to accommodate the proposed development. Therefore, 
the variance would not be detrimental to the public health, safety and welfare.  
 
(c) without the variance, reasonable access cannot be provided.  
 
The only connection for the project is via Gunn Highway. Due to property constraints, the 
only reasonable location for the access is shown on the attached exhibit.  
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(O.R. 24454, PAGE 1795)
RELEASE OF
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AGREEMENT


(O.R. 24720, PAGE 414)


EASEMENT AGREEMENT
(O.R. 24720, PAGE 442)


OWNER: BCORE MF
13306 CANOPY LLC
FOLIO: 003650-0000


(O.R. 27044, PAGE 1966)


OWNER: BCORE MF
13306 CANOPY LLC
FOLIO: 003650-0000


(O.R. 27044, PAGE 1966)
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LOT 5


LOT 6


LOT 7


LOT 8


LOT 9


LOT 10


LOT 11


LOT 12


LOT 13


LOT 14


LOT 15


LOT 16


LOT 17


LOT 18


LOT 19


LOT 20


LOT 21


LOT 22


LOT 23


LOT 24
OWNER: CHRISTINE PEREZ


FOLIO: 003680-6048
(O.R. 20386, PAGE 0167)


OWNER: TONI LEON
FOLIO: 003680-6046


(O.R. 6477, PAGE 0387)


OWNER: JAMES &
WENDY MCMULLEN
FOLIO: 003680-6044


(O.R. 6477, PAGE 0387)


OWNER: MERCEDED REINBERG
FOLIO: 003680-6042
(INS#2024529899)


OWNER: CHARNA BURSE
FOLIO: 003680-6040


(O.R. 19880, PAGE 1914)


OWNER: BARBARA &
ROBERT ROMANO
FOLIO: 003680-6038


(O.R. 26197, PAGE 1424)


OWNER: MICHAEL
& BECKY REISS


FOLIO: 003680-6036
(O.R. 6690, PAGE 709)


OWNER: ADRIENNE &
SCOTT NEWLON


FOLIO: 003680-6034
(O.R. 24310, PAGE 1708)


OWNER: NANCY ECHEMENDIA
FOLIO: 003680-6032
(INS#2021049313)


OWNER: DEBORAH
MOSCATELLO


FOLIO: 003680-6030
(O.R. 9800, PAGE 1161)


OWNER: TERESA HERNANDEZ
FOLIO: 003680-6028


(O.R. 25617, PAGE 945)


OWNER: VALERIE JOHNSON
FOLIO: 003680-6026


(O.R. 23315, PAGE 1186)


OWNER: TUYET NGUYEN
FOLIO: 003680-6024


(O.R. 22699, PAGE 0566)


OWNER: CHISTOPHER COPE
& MARIA THOMPSON
FOLIO: 003680-6022
(INS#2020164717)


OWNER: PAMELA &
DERON BOWRY


FOLIO: 003680-6020
(O.R. 22699, PAGE 0566)


OWNER: SRP SUB LLC
FOLIO: 003680-6018


(O.R. 25555, PAGE 369)


OWNER: MARIO LORENZO
& MAYRA SOCORRO
FOLIO: 003680-6016


(O.R. 25186, PAGE 0212)


OWNER: TODD & DARSHANA
ANDERSON


FOLIO: 003680-6014
(O.R. 24851, PAGE 1332)


OWNER: WILLIAM LEMEN
FOLIO: 003680-6012


(O.R. 20238, PAGE 1372)


OWNER: ROSEMARIA GRAFFEO
FOLIO: 003680-6010
(INS#2020412830)


OWNER: WILLIS &
TAYLOR JACOB


FOLIO: 003639-5000
(INS#2020328014)


OWNER: ISD
HOLDINGS LLC


FOLIO: 003666-0000
(O.R. 24688,
PAGE 1147)


OWNER: GUN EXECUTIVE
CENTER LLC


FOLIO: 003630-5000
(O.R. 14334,
PAGE 0202)


OWNER: CITRUS POINTE
PROFESSIONAL CENTER LLC


FOLIO: 003666-0000
(O.R. 16300, PAGE 0426)


15' TECO EASEMENT
(O.R. 8043, PAGE 688)


EASEMENT AGREEMENT
(O.R. 24720, PAGE 442)


UTILITY EASEMENT
(O.R. 26586, PAGE 368)


GUNN HIGHWAY
4-LANE DIVIDED PUBLIC MAJOR ROAD
ASPHALT PAVED; MIN:110' MAX: 120'


OWNER: HILLSBOROUGH COUNTY BOCC


LAND USE UTILITY, R/W
FLU R-4


ZONING AS-1


LAND USE COMM/OFFICE
FLU R-4


ZONING PD (17-1265)


LAND USE COMM/OFFICE
FLU R-4


ZONING PD (03-0924)


LAND USE COMM/OFFICE
FLU R-4


ZONING PD (06-1935)


LAND USE SINGLE FAMILY
FLU R-4


ZONING PD (87-0128)


LAND USE GOV
FLU R-4


ZONING AS-1


LAND USE SINGLE FAM
FLU R-4


ZONING AS-1


FULL VEHICULAR GATED
ACCESS CONNECTION TO


GUNN HIGHWAY


PEDESTRIAN ACCESS TO
GUNN HIGHWAY


PD BOUNDARY


CLUBHOUSE, POOL
AND AMENITY AREA
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PICKLEBALL COURT
ENVELOPE


30' BUILDING SETBACK


10' BUILDING SETBACK AND
LANDSCAPE BUFFER


20' BUILDING SETBACK AND
TYPE B LANDSCAPE BUFFER


10' BUILDING SETBACK AND
TYPE A LANDSCAPE BUFFER


15.0' VUA BUFFER


10' BUILDING SETBACK AND
TYPE A LANDSCAPE BUFFER


150' BOUNDARY
OFFSET


150' BOUNDARY
OFFSET


150' BOUNDARY
OFFSET


1-STORY APARTMENTS OVER
SINGLE STORY GARAGES
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SINGLE STORY
GARAGE ENVELOPE


SINGLE STORY
GARAGE ENVELOPE


SINGLE STORY
GARAGE ENVELOPE


SCHEMATIC LOCATION OF
PEDESTRIAN ACCESS. FINAL


LOCATION TO BE DETERMINED
AT SITE PLAN APPROVAL


DOG PARK ENVELOPE


LAND USE MULTI-FAMILY
FLU R-20


ZONING PD (16-1109)


MULTI-FAMILY BUILDING ENVELOPE
WITH PARKING


(3) 4-STORY BUILDINGS


MULTI-FAMILY BUILDING ENVELOPE
WITH PARKING


(2) 4-STORY BUILDINGS


LAND USE UTILITY, R/W
FLU R-4


ZONING AS-1


20' BUILDING SETBACK
AND TYPE B LANDSCAPE


BUFFER


EXISTING DRIVEWAY TO BE
MODIFIED TO MEET LDC,


SECTION 6.04.07.


GATED EMERGENCY
ACCESS


PARKING AREA


EXISTING CROSS ACCESS
TO FOLIO #003658-0000


EXISTING ACCESS
TO GUNN HIGHWAY


PROPERTY BOUNDARY


RIGHT-OF-WAY


LEGEND


EXISTING BUILDING


BUILDING SETBACK


BUILDING ENVELOPE


PROPOSED VEHICULAR
ACCESS AREA


PROPOSED PEDESTRIAN
ACCESS AREA


PROPOSED GENERAL
VEHICULAR CIRCULATION
PATTERN
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PD BOUNDARY
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DEVELOPMENT TEAM
DEVELOPER


FLOURNOY DEVELOPMENT GROUP, LLC
1100 BROOKSTONE CENTRE PARKWAY


COLUMBUS, GA 31904


LEGAL COUNSEL


STEARNS WEAVER MILLER WEISSLER
ALHADEFF & SITTERSON, P.A.


401 EAST JACKSON STREET, SUITE 2100
TAMPA, FL 33602


ENGINEER
KIMLEY-HORN AND ASSOCIATES, INC.


201 N FRANKLIN ST, STE 1400
TAMPA, FL 33602


ARCHITECT


DYNAMIK DESIGN
5901 PEACHTREE DUNWOODY RD


BLD C, SUITE 250
ATLANTA, GA 30328


SURVEYOR
MRIC SPATIAL


701 S. HOWARD AVE, SUITE 106-320
TAMPA, FL 33606


CITRUS PARK MULTI-FAMILY PLANNED DEVELOPMENT GENERAL SITE PLAN


VICINITY MAP
N.T.S


LEGAL DESCRIPTION: AS WRITTEN BY MRIC SPATIAL


PARCEL II:
THE EAST 1/2 OF THE NW 1/4 OF THE NW 1/4 OF SECTION 12, TOWNSHIP 28 SOUTH, RANGE 17 EAST, HILLSBOROUGH COUNTY, FLORIDA.


PARCEL III:
THE EAST 25 FEET OF THE SW 1/4 OF THE NW 1/4 OF SECTION 12, TOWNSHIP 28 SOUTH, RANGE 17 EAST, HILLSBOROUGH COUNTY, FLORIDA, LYING NORTH
OF GUNN HIGHWAY.


PARCEL IV:
THE WEST 105 FEET OF THE EAST 550 FEET OF THAT PART OF THE NE 1/4 OF THE SW 1/4 OF THE NW 1/4 OF SECTION 12, TOWNSHIP 28 SOUTH, RANGE 17
EAST, HILLSBOROUGH COUNTY, FLORIDA, LYING NORTH OF THE NORTH RIGHT-OF-WAY LINE OF GUNN HIGHWAY 33 FEET FROM CENTER LINE.


PARCEL V:
THAT PART OF THE NE 1/4 OF THE SW 1/4 OF THE NW 1/4 OF SECTION 12, TOWNSHIP 28 SOUTH, RANGE 17 EAST, HILLSBOROUGH COUNTY, FLORIDA, LYING
NORTH OF THE NORTH RIGHT-OF-WAY LINE OF GUNN HIGHWAY, 33 FEET FROM CENTER LINE, LESS THE EAST 550 FEET THEREOF. LESS THOSE PARTS OF
PARCELS III, IV AND V TAKEN FOR RIGHT-OF-WAY FOR GUNN HIGHWAY BY REVISED ORDER OF TAKING RECORDED IN O.R. BOOK 5981, PAGE 741, PUBLIC
RECORDS OF HILLSBOROUGH COUNTY, FLORIDA.


PARCEL IV:
A PARCEL OF LAND LYING AND BEING IN THE EAST 1/2 OF THE SOUTHWEST 1/4 OF THE SOUTHWEST 1/4 OF SECTION 1, TOWNSHIP 28 SOUTH, RANGE 17
EAST, HILLSBOROUGH COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:


COMMENCE AT A POINT MARKING THE SOUTHWEST CORNER OF THE EAST 1/2 OF THE SOUTHWEST 1/4 OF THE SOUTHWEST 1/4 OF SECTION 1, TOWNSHIP
28 SOUTH, RANGE 17 EAST, HILLSBOROUGH COUNTY, FLORIDA, THENCE COINCIDENT WITH THE WEST BOUNDARY OF THE EAST 1/2 OF THE SOUTHWEST
1/4 OF THE SOUTHWEST 1/4 OF SAID SECTION 1, N 00°10'30" E A DISTANCE OF 159.19 FEET TO A POINT COINCIDENT WITH THE EASTERLY RIGHT-OF-WAY
BOUNDARY OF VETERANS EXPRESSWAY PER TAMPA-HILLSBOROUGH COUNTY EXPRESSWAY AUTHORITY NORTHWEST HILLSBOROUGH EXPRESSWAY
STATE PROJECT NO. 97102-2304; THENCE DEPARTING SAID WEST BOUNDARY COINCIDENT WITH SAID EASTERLY RIGHT-OF-WAY BOUNDARY THE
FOLLOWING TWO (2) COURSES: 1) S 54°47'24" E A DISTANCE OF 81.05 FEET; 2) THENCE N 24°53'38" E A DISTANCE OF 268.93 FEET TO A POINT COINCIDENT
WITH THE WEST BOUNDARY OF MITIGATION AREA MSS, AS DESCRIBED IN OFFICIAL RECORDS BOOK 7753, PAGE 346, OF THE PUBLIC RECORDS OF
HILLSBOROUGH COUNTY, FLORIDA, SAID POINT ALSO BEING THE POINT OF BEGINNING; THENCE DEPARTING SAID EASTERLY RIGHT-OF-WAY BOUNDARY,
COINCIDENT WITH SAID WEST BOUNDARY THE FOLLOWING FOUR (4) COURSES: 1) N 07°17'13" W A DISTANCE OF 317.17 FEET; 2) THENCE N18°06'49" E A
DISTANCE OF 88.95 FEET; 3) THENCE N 59°48'59" E A DISTANCE OF 242.15 FEET; 4) THENCE N 36°24'08" W A DISTANCE OF 280.03 FEET TO A POINT
COINCIDENT WITH THE AFORESAID EASTERLY RIGHT-OF-WAY BOUNDARY OF VETERANS EXPRESSWAY, SAID POINT BEING COINCIDENT WITH A
NON-TANGENT CURVE CONCAVE WESTERLY, SAID CURVE HAVING A RADIUS OF 3944.72 FEET, A DELTA ANGLE OF 00°49'25", AND BEING SUBTENDED BY A
CHORD BEARING OF N12°42'55" E FOR A DISTANCE OF 56.70 FEET; THENCE DEPARTING SAID WEST BOUNDARY, COINCIDENT WITH SAID EASTERLY
RIGHT-OF-WAY BOUNDARY AND COINCIDENT WITH THE ARC OF SAID CURVE FOR A DISTANCE OF 56.70 FEET; THENCE CONTINUE COINCIDENT WITH SAID
EASTERLY RIGHT-OF-WAY BOUNDARY, N 12°18'13" E A DISTANCE OF 165.24 FEET TO A POINT COINCIDENT WITH THE NORTH BOUNDARY OF THE EAST 1/2
OF THE SOUTHWEST 1/4 OF THE SOUTHWEST 1/4 OF SAID SECTION 1; THENCE DEPARTING SAID EASTERLY RIGHT-OF-WAY BOUNDARY, COINCIDENT WITH
SAID NORTH BOUNDARY, S 89°18'40" E A DISTANCE OF 398.40 FEET TO A POINT COINCIDENT WITH THE EAST BOUNDARY OF THE EAST 1/2 OF THE
SOUTHWEST 1/4 OF THE SOUTHWEST 1/4 OF SAID SECTION 1; THENCE DEPARTING SAID NORTH BOUNDARY COINCIDENT WITH SAID EAST BOUNDARY, S
00°06'34" E A DISTANCE OF 964.28 FEET TO A POINT COINCIDENT WITH THE SOUTH BOUNDARY OF AFORESAID MITIGATION AREA MSS; THENCE DEPARTING
SAID EAST BOUNDARY, COINCIDENT WITH SAID SOUTH BOUNDARY, N 89°16'43" W A DISTANCE OF 5.00 FEET; THENCE DEPARTING SAID SOUTH BOUNDARY,
S 00°06'34" E A DISTANCE OF 358.80 FEET TO A POINT COINCIDENT WITH THE SOUTH BOUNDARY OF THE EAST 1/2 OF THE SOUTHWEST 1/4 OF THE
SOUTHWEST 1/4 OF SAID SECTION 1; THENCE COINCIDENT WITH SAID SOUTH BOUNDARY, N 89°16'05" W A DISTANCE OF 247.53 FEET; THENCE DEPARTING
SAID SOUTH BOUNDARY, N 00°06'34" W A DISTANCE OF 266.01 FEET; THENCE N 80°17'52" W A DISTANCE OF 13.83 FEET; THENCE N 84°21'16" W A DISTANCE
OF 30.74 FEET; THENCE N 61°53'42" W A DISTANCE OF 42.24 FEET; THENCE N 65°00'35" W A DISTANCE OF 56.86 FEET; THENCE N 53°37'20" W A DISTANCE OF
50.52 FEET; THENCE N 37°11'56" W A DISTANCE OF 19.89 FEET TO A POINT COINCIDENT WITH THE SOUTH BOUNDARY OF AFORESAID MITIGATION AREA
M5S; THENCE COINCIDENT WITH SAID SOUTH BOUNDARY, N 89°16'43" W A DISTANCE OF 40.41 FEET TO THE TO THE POINT OF BEGINNING.


SITE DATA TABLE
GENERAL INFORMATION


FOLIO NUMBER(S)  003656-0000 & A PORTION OF 003018-0150


ADDRESS(ES) 13009 COMMUNITY CAMPUS DR, TAMPA


CURRENT USE(S) INSTITUTIONAL


PROPOSED USE(S) 346 MULTI-FAMILY UNITS AND
AMENITY BUILDING / LEASING OFFICE


CURRENT ZONING PD (92-0425) & AS-1


PROPOSED ZONING PD


FUTURE LAND USE RESIDENTIAL - 4


TOTAL AREA OF PD REZONE ± 22.08 ACRES


FLOOD ZONE
ZONE X, A, AND AE


FIRM PANELS 12057C0179H AND 12057C0183H
MAPS REVISED 8/28/2008


PROPOSED USE INFORMATION


MAXIMUM MULTI-FAMILY
DENSITY


FLEX DENSITY = 20 X 16.13 ACRES = 322.6 UNITS
R-4 DENSITY = 4 X 5.95 ACRES = 23.8 UNITS


PROPOSED MULTI-FAMILY
DENSITY


346 UNITS
346 DU / ± 22.08 ACRES = ± 15.67 DU PER ACRE


PROPOSED DEVELOPMENT STANDARDS


MIN. SETBACKS


GUNN HWY (SOUTH): 30.0'
SIDE (EAST): 20.0'


SIDE ADJACENT PARCELS / USES (NORTH, SOUTH &
WEST): 10.0'


LANDSCAPE BUFFERS


FRONT GUNN HWY (SOUTH): 15.0' VUA
SIDE ADJACENT PARCELS / USES: (NORTH, SOUTH &


WEST): 10' TYPE A
SIDE (EAST): 20' TYPE B
SIDE (NORT): 20' TYPE B


MAX BUILDING HEIGHT


2-STORY = 35.0'
4-STORY = 60.0'


1-STORY GARAGE = 20.0'
1-STORY APARTMENTS OVER SINGLE STORY


GARAGES = 32.0'


MAX BUILDING COVERAGE 40% (± 385,000 SF)


MAX IMPERVIOUS SURFACE 70%


REQUIRED PARKING PARKING TO BE PROVIDED PER LDC SECTION 6.05.00


SUPPLEMENTAL SITE INFORMATION


OVERLAY DISTRICT NONE


COMMUNITY BASE PLANNING
AREA GREATER CARROLLWOOD NORTHDALE


SPECIAL ZONES NONE


DESIGNATED SCENIC
ROADWAY CORRIDORS YES - GUNN HIGHWAY


DESIGNATED HISTORIC
LANDMARKS NONE


PLAT MODIFICATIONS NONE


PD REZONING NUMBER PD 26-0426


RESIDENTIAL DENSITY ± 15.67 DU/GA


COMMON OPEN
SPACE/RECREATION AREA POOL AND AMENITIES


MAN-MADE WATER BODIES STORMWATER PONDS - 1.96 ACRES


NATURAL WATER BODIES NONE


WETLANDS NONE


ROW DEDICATION NONE


PUBLIC TRANSIT FACILITIES NONE


NORTH


NOTES:


1. THE SUBJECT PARCEL IS CURRENTLY ZONED PD (92-0425) & AS-1. THE ZONING AND LAND USE DESIGNATIONS OF THE SURROUNDING PARCELS ARE
AS SHOWN ON THIS PLAN.


2. STRUCTURES WITHIN THE PROPOSED BUILDING ENVELOPES SHOWN MAY INCLUDE MULTI-FAMILY BUILDINGS, GARAGES, TRASH AND MAINTENANCE
BUILDINGS, CLUBHOUSE BUILDINGS, POOLS, AND ANY OTHER ANCILLARY BUILDING REQUIRED TO SUPPORT THE PROPOSED USE.


3. THE PROJECT ENTRY DRIVE AND INTERNAL ROADWAYS ARE APPROXIMATE IN THEIR LOCATION.
4. INTERNAL SIDEWALK NETWORK WILL BE PROVIDED IN ACCORDANCE WITH HILLSBOROUGH COUNTY LDC.
5. THE PARCEL IS CURRENTLY SERVICED BY HILLSBOROUGH COUNTY UTILITIES FOR WATER AND SEWER SERVICES. IT IS INTEDED THAT THE FUTURE


DEVELOPMENT BE SERVICED BY HILLSBOROUGH COUNTY UTILITIES FOR WATER AND SEWER SERVICES.
6. THE STORMWATER PONDS ARE PROPOSED AS PRIVATE FACILITIES, THE FINAL LOCATION AND CONFIGURATION ARE SUBJECT TO FINAL DESIGN,


SAID SYSTEMS WILL MEET THE REQUIREMENTS OF HILLSBOROUGH COUNTY AND THE SWFWMD.
7. PARKING LOTS AND SPACES WILL MEET THE DIMENSIONAL REQUIREMENTS OF THE HILLSBOROUGH COUNTY LDC, THE PARKING PROVIDED


INCLUDES THE FOLLOWING TYPES OF PARKING OPTIONS; HANDICAPPED AND REGULAR.
8. WETLAND SETBACK ACTIVITY TO COMPLY WITH LDC SECTION 4.01.07.B.4
9. ALL INTERNAL DRIVES WILL BE PRIVATE.
10. GUNN HIGHWAY IS DESIGNATED AS A SCENIC ROADWAY AND WILL COMPLY WITH SECTION 6.06.03.I OF THE LDC.
11. GATED ACCESS SHALL MEET TD-9 TECHNICAL STANDARDS.
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Path: G:\gisroot\Projects\Roger\HC_Comp_Plan\HC_Comp_Plan_2021\Map4_2022_Local_Functional_Classification_Network_V26_06122024_Adopted.mxd


LOCATOR MAP AND REFERENCE INFORMATION


CONTEXT CLASSIFICATIONS: Hillsborough County - These classifications are preliminary and subject to change.


JURISDICTIONAL AREAS:  Hillsborough County City-County Planning Commission.  Effective to Present.


URBAN SERVICE AREA BOUNDARIES:  Hillsborough County City-County Planning Commission.  Effective to Present.


MAJOR ROADS:  Transportation Planning Organization Long Range Transportation Plan.  See Adopted TPO Long Range Transportation
Plan for specific improvements.


ACCURACY:  It is intended that the accuracy of the base map comply with U.S. map accuracy standards.  However, such accuracy is not
guaranteed by the Hillsborough County City-County Planning Commisiion.


REPRODUCTION:  This sheet may not be reproduced in part or full for sale to anyone without specific approval of the Hillsborough County
City-County Planning Commission.
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PD 26-0426


Steven J. Henry, P.E.


Substandard Road-Gunn Highway


Substandard Road-Gunn Highway


Citrus Park Multi-Family
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5023 West Laurel Street
Tampa, FL 33607


813 289 0039 Telephone
813 287 0674 Telefax


www.trafficmobility.com Website


April 30, 2026


Mr. Michael Williams, PE
County Engineer Development Review Director
Hillsborough County 
601 East Kennedy Blvd., 20th Floor
Tampa, FL 33602


Re:     Citrus Park Multi-Family
PD 26-0426
Folio: 003656.0000, 003018.0150
Lincks Project Number: 25077 (25319.02.04)


The purpose of this letter is to request a Section 6.04.02.B Administrative Variance to 
Section 6.04.03L of the Hillsborough County Land Development Code, which requires 
improvement of projects taking access to a substandard road to improve the roadway to 
current County standards between the project driveway and the nearest standard road.


The property is proposed to be rezoned to Planned Development (PD) to allow up to 346 
Multi-Family dwelling units. 


The access for the project is proposed to be via one (1) full access to Gunn Highway. 


The subject property is within the Urban Service Area and as shown on the Hillsborough 
County Roadways Functional Classification Map, Gunn Highway is a collector roadway.


Table 1 provides the trip generation for the proposed land use.


The following provides a description of the segment of Gunn Highway from the project 
access to the Veterans Expressway:


Four (4) lane divided urban roadway
Twelve (12) foot lanes
Type F curb & gutter
Right of Way – 125 feet 
Five (5) foot sidewalk on both sides of the road. 


The request is to waive the requirement to improve Gunn Highway (between the project 
access and Veterans Expressway) to current County TS-6 standards, the standards for 
which are found within the Hillsborough County Transportation Technical Manual. The 
specific waiver is for buffered bike lanes. 
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(a) there is an unreasonable burden on the applicant, 
 
Adding the buffered bike lanes would be an unreasonable burden on the applicant for the 
following reasons: 
 


1. The property has limited frontage along Gunn highway.  
2. There is not sufficient right of way to add to buffered bike lanes.  


 
(b) the variance would not be detrimental to the public health, safety and welfare, 
 
There are sidewalks on both sides of the roadway. The property is currently developed 
for residential, pre-school, and swim facility which are to be razed in conjunction with the 
development of the property. Therefore, the variance would not be detrimental to the 
public health, safety and welfare.  
 
(c) without the variance, reasonable access cannot be provided.  
 
Gunn Highway is the only direct access for the project. Without the access to Gunn 
Highway, reasonable access for the project could not be provided. 
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MEMORANDUM OF
AGREEMENT


(O.R. 24454, PAGE 1795)
RELEASE OF


MEMORANDUM OF
AGREEMENT


(O.R. 24720, PAGE 414)


EASEMENT AGREEMENT
(O.R. 24720, PAGE 442)


OWNER: BCORE MF
13306 CANOPY LLC
FOLIO: 003650-0000


(O.R. 27044, PAGE 1966)


OWNER: BCORE MF
13306 CANOPY LLC
FOLIO: 003650-0000


(O.R. 27044, PAGE 1966)
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LOT 5


LOT 6


LOT 7


LOT 8


LOT 9


LOT 10


LOT 11


LOT 12


LOT 13


LOT 14


LOT 15


LOT 16


LOT 17


LOT 18


LOT 19


LOT 20


LOT 21


LOT 22


LOT 23


LOT 24
OWNER: CHRISTINE PEREZ


FOLIO: 003680-6048
(O.R. 20386, PAGE 0167)


OWNER: TONI LEON
FOLIO: 003680-6046


(O.R. 6477, PAGE 0387)


OWNER: JAMES &
WENDY MCMULLEN
FOLIO: 003680-6044


(O.R. 6477, PAGE 0387)


OWNER: MERCEDED REINBERG
FOLIO: 003680-6042
(INS#2024529899)


OWNER: CHARNA BURSE
FOLIO: 003680-6040


(O.R. 19880, PAGE 1914)


OWNER: BARBARA &
ROBERT ROMANO
FOLIO: 003680-6038


(O.R. 26197, PAGE 1424)


OWNER: MICHAEL
& BECKY REISS


FOLIO: 003680-6036
(O.R. 6690, PAGE 709)


OWNER: ADRIENNE &
SCOTT NEWLON


FOLIO: 003680-6034
(O.R. 24310, PAGE 1708)


OWNER: NANCY ECHEMENDIA
FOLIO: 003680-6032
(INS#2021049313)


OWNER: DEBORAH
MOSCATELLO


FOLIO: 003680-6030
(O.R. 9800, PAGE 1161)


OWNER: TERESA HERNANDEZ
FOLIO: 003680-6028


(O.R. 25617, PAGE 945)


OWNER: VALERIE JOHNSON
FOLIO: 003680-6026


(O.R. 23315, PAGE 1186)


OWNER: TUYET NGUYEN
FOLIO: 003680-6024


(O.R. 22699, PAGE 0566)


OWNER: CHISTOPHER COPE
& MARIA THOMPSON
FOLIO: 003680-6022
(INS#2020164717)


OWNER: PAMELA &
DERON BOWRY


FOLIO: 003680-6020
(O.R. 22699, PAGE 0566)


OWNER: SRP SUB LLC
FOLIO: 003680-6018


(O.R. 25555, PAGE 369)


OWNER: MARIO LORENZO
& MAYRA SOCORRO
FOLIO: 003680-6016


(O.R. 25186, PAGE 0212)


OWNER: TODD & DARSHANA
ANDERSON


FOLIO: 003680-6014
(O.R. 24851, PAGE 1332)


OWNER: WILLIAM LEMEN
FOLIO: 003680-6012


(O.R. 20238, PAGE 1372)


OWNER: ROSEMARIA GRAFFEO
FOLIO: 003680-6010
(INS#2020412830)


OWNER: WILLIS &
TAYLOR JACOB


FOLIO: 003639-5000
(INS#2020328014)


OWNER: ISD
HOLDINGS LLC


FOLIO: 003666-0000
(O.R. 24688,
PAGE 1147)


OWNER: GUN EXECUTIVE
CENTER LLC


FOLIO: 003630-5000
(O.R. 14334,
PAGE 0202)


OWNER: CITRUS POINTE
PROFESSIONAL CENTER LLC


FOLIO: 003666-0000
(O.R. 16300, PAGE 0426)


15' TECO EASEMENT
(O.R. 8043, PAGE 688)


EASEMENT AGREEMENT
(O.R. 24720, PAGE 442)


UTILITY EASEMENT
(O.R. 26586, PAGE 368)


GUNN HIGHWAY
4-LANE DIVIDED PUBLIC MAJOR ROAD
ASPHALT PAVED; MIN:110' MAX: 120'


OWNER: HILLSBOROUGH COUNTY BOCC


LAND USE UTILITY, R/W
FLU R-4


ZONING AS-1


LAND USE COMM/OFFICE
FLU R-4


ZONING PD (17-1265)


LAND USE COMM/OFFICE
FLU R-4


ZONING PD (03-0924)


LAND USE COMM/OFFICE
FLU R-4


ZONING PD (06-1935)


LAND USE SINGLE FAMILY
FLU R-4


ZONING PD (87-0128)


LAND USE GOV
FLU R-4


ZONING AS-1


LAND USE SINGLE FAM
FLU R-4


ZONING AS-1


FULL VEHICULAR GATED
ACCESS CONNECTION TO


GUNN HIGHWAY


PEDESTRIAN ACCESS TO
GUNN HIGHWAY


PD BOUNDARY


CLUBHOUSE, POOL
AND AMENITY AREA
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ENVELOPE


30' BUILDING SETBACK


10' BUILDING SETBACK AND
LANDSCAPE BUFFER


20' BUILDING SETBACK AND
TYPE B LANDSCAPE BUFFER


10' BUILDING SETBACK AND
TYPE A LANDSCAPE BUFFER


15.0' VUA BUFFER


10' BUILDING SETBACK AND
TYPE A LANDSCAPE BUFFER


150' BOUNDARY
OFFSET


150' BOUNDARY
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OFFSET


1-STORY APARTMENTS OVER
SINGLE STORY GARAGES
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SINGLE STORY
GARAGE ENVELOPE


SINGLE STORY
GARAGE ENVELOPE


SINGLE STORY
GARAGE ENVELOPE


SCHEMATIC LOCATION OF
PEDESTRIAN ACCESS. FINAL


LOCATION TO BE DETERMINED
AT SITE PLAN APPROVAL


DOG PARK ENVELOPE


LAND USE MULTI-FAMILY
FLU R-20


ZONING PD (16-1109)


MULTI-FAMILY BUILDING ENVELOPE
WITH PARKING


(3) 4-STORY BUILDINGS


MULTI-FAMILY BUILDING ENVELOPE
WITH PARKING


(2) 4-STORY BUILDINGS


LAND USE UTILITY, R/W
FLU R-4


ZONING AS-1


20' BUILDING SETBACK
AND TYPE B LANDSCAPE


BUFFER


EXISTING DRIVEWAY TO BE
MODIFIED TO MEET LDC,


SECTION 6.04.07.


GATED EMERGENCY
ACCESS


PARKING AREA


EXISTING CROSS ACCESS
TO FOLIO #003658-0000


EXISTING ACCESS
TO GUNN HIGHWAY


PROPERTY BOUNDARY


RIGHT-OF-WAY
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EXISTING BUILDING


BUILDING SETBACK


BUILDING ENVELOPE


PROPOSED VEHICULAR
ACCESS AREA


PROPOSED PEDESTRIAN
ACCESS AREA


PROPOSED GENERAL
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DEVELOPMENT TEAM
DEVELOPER


FLOURNOY DEVELOPMENT GROUP, LLC
1100 BROOKSTONE CENTRE PARKWAY


COLUMBUS, GA 31904


LEGAL COUNSEL


STEARNS WEAVER MILLER WEISSLER
ALHADEFF & SITTERSON, P.A.


401 EAST JACKSON STREET, SUITE 2100
TAMPA, FL 33602


ENGINEER
KIMLEY-HORN AND ASSOCIATES, INC.


201 N FRANKLIN ST, STE 1400
TAMPA, FL 33602


ARCHITECT


DYNAMIK DESIGN
5901 PEACHTREE DUNWOODY RD


BLD C, SUITE 250
ATLANTA, GA 30328


SURVEYOR
MRIC SPATIAL


701 S. HOWARD AVE, SUITE 106-320
TAMPA, FL 33606


CITRUS PARK MULTI-FAMILY PLANNED DEVELOPMENT GENERAL SITE PLAN


VICINITY MAP
N.T.S


LEGAL DESCRIPTION: AS WRITTEN BY MRIC SPATIAL


PARCEL II:
THE EAST 1/2 OF THE NW 1/4 OF THE NW 1/4 OF SECTION 12, TOWNSHIP 28 SOUTH, RANGE 17 EAST, HILLSBOROUGH COUNTY, FLORIDA.


PARCEL III:
THE EAST 25 FEET OF THE SW 1/4 OF THE NW 1/4 OF SECTION 12, TOWNSHIP 28 SOUTH, RANGE 17 EAST, HILLSBOROUGH COUNTY, FLORIDA, LYING NORTH
OF GUNN HIGHWAY.


PARCEL IV:
THE WEST 105 FEET OF THE EAST 550 FEET OF THAT PART OF THE NE 1/4 OF THE SW 1/4 OF THE NW 1/4 OF SECTION 12, TOWNSHIP 28 SOUTH, RANGE 17
EAST, HILLSBOROUGH COUNTY, FLORIDA, LYING NORTH OF THE NORTH RIGHT-OF-WAY LINE OF GUNN HIGHWAY 33 FEET FROM CENTER LINE.


PARCEL V:
THAT PART OF THE NE 1/4 OF THE SW 1/4 OF THE NW 1/4 OF SECTION 12, TOWNSHIP 28 SOUTH, RANGE 17 EAST, HILLSBOROUGH COUNTY, FLORIDA, LYING
NORTH OF THE NORTH RIGHT-OF-WAY LINE OF GUNN HIGHWAY, 33 FEET FROM CENTER LINE, LESS THE EAST 550 FEET THEREOF. LESS THOSE PARTS OF
PARCELS III, IV AND V TAKEN FOR RIGHT-OF-WAY FOR GUNN HIGHWAY BY REVISED ORDER OF TAKING RECORDED IN O.R. BOOK 5981, PAGE 741, PUBLIC
RECORDS OF HILLSBOROUGH COUNTY, FLORIDA.


PARCEL IV:
A PARCEL OF LAND LYING AND BEING IN THE EAST 1/2 OF THE SOUTHWEST 1/4 OF THE SOUTHWEST 1/4 OF SECTION 1, TOWNSHIP 28 SOUTH, RANGE 17
EAST, HILLSBOROUGH COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:


COMMENCE AT A POINT MARKING THE SOUTHWEST CORNER OF THE EAST 1/2 OF THE SOUTHWEST 1/4 OF THE SOUTHWEST 1/4 OF SECTION 1, TOWNSHIP
28 SOUTH, RANGE 17 EAST, HILLSBOROUGH COUNTY, FLORIDA, THENCE COINCIDENT WITH THE WEST BOUNDARY OF THE EAST 1/2 OF THE SOUTHWEST
1/4 OF THE SOUTHWEST 1/4 OF SAID SECTION 1, N 00°10'30" E A DISTANCE OF 159.19 FEET TO A POINT COINCIDENT WITH THE EASTERLY RIGHT-OF-WAY
BOUNDARY OF VETERANS EXPRESSWAY PER TAMPA-HILLSBOROUGH COUNTY EXPRESSWAY AUTHORITY NORTHWEST HILLSBOROUGH EXPRESSWAY
STATE PROJECT NO. 97102-2304; THENCE DEPARTING SAID WEST BOUNDARY COINCIDENT WITH SAID EASTERLY RIGHT-OF-WAY BOUNDARY THE
FOLLOWING TWO (2) COURSES: 1) S 54°47'24" E A DISTANCE OF 81.05 FEET; 2) THENCE N 24°53'38" E A DISTANCE OF 268.93 FEET TO A POINT COINCIDENT
WITH THE WEST BOUNDARY OF MITIGATION AREA MSS, AS DESCRIBED IN OFFICIAL RECORDS BOOK 7753, PAGE 346, OF THE PUBLIC RECORDS OF
HILLSBOROUGH COUNTY, FLORIDA, SAID POINT ALSO BEING THE POINT OF BEGINNING; THENCE DEPARTING SAID EASTERLY RIGHT-OF-WAY BOUNDARY,
COINCIDENT WITH SAID WEST BOUNDARY THE FOLLOWING FOUR (4) COURSES: 1) N 07°17'13" W A DISTANCE OF 317.17 FEET; 2) THENCE N18°06'49" E A
DISTANCE OF 88.95 FEET; 3) THENCE N 59°48'59" E A DISTANCE OF 242.15 FEET; 4) THENCE N 36°24'08" W A DISTANCE OF 280.03 FEET TO A POINT
COINCIDENT WITH THE AFORESAID EASTERLY RIGHT-OF-WAY BOUNDARY OF VETERANS EXPRESSWAY, SAID POINT BEING COINCIDENT WITH A
NON-TANGENT CURVE CONCAVE WESTERLY, SAID CURVE HAVING A RADIUS OF 3944.72 FEET, A DELTA ANGLE OF 00°49'25", AND BEING SUBTENDED BY A
CHORD BEARING OF N12°42'55" E FOR A DISTANCE OF 56.70 FEET; THENCE DEPARTING SAID WEST BOUNDARY, COINCIDENT WITH SAID EASTERLY
RIGHT-OF-WAY BOUNDARY AND COINCIDENT WITH THE ARC OF SAID CURVE FOR A DISTANCE OF 56.70 FEET; THENCE CONTINUE COINCIDENT WITH SAID
EASTERLY RIGHT-OF-WAY BOUNDARY, N 12°18'13" E A DISTANCE OF 165.24 FEET TO A POINT COINCIDENT WITH THE NORTH BOUNDARY OF THE EAST 1/2
OF THE SOUTHWEST 1/4 OF THE SOUTHWEST 1/4 OF SAID SECTION 1; THENCE DEPARTING SAID EASTERLY RIGHT-OF-WAY BOUNDARY, COINCIDENT WITH
SAID NORTH BOUNDARY, S 89°18'40" E A DISTANCE OF 398.40 FEET TO A POINT COINCIDENT WITH THE EAST BOUNDARY OF THE EAST 1/2 OF THE
SOUTHWEST 1/4 OF THE SOUTHWEST 1/4 OF SAID SECTION 1; THENCE DEPARTING SAID NORTH BOUNDARY COINCIDENT WITH SAID EAST BOUNDARY, S
00°06'34" E A DISTANCE OF 964.28 FEET TO A POINT COINCIDENT WITH THE SOUTH BOUNDARY OF AFORESAID MITIGATION AREA MSS; THENCE DEPARTING
SAID EAST BOUNDARY, COINCIDENT WITH SAID SOUTH BOUNDARY, N 89°16'43" W A DISTANCE OF 5.00 FEET; THENCE DEPARTING SAID SOUTH BOUNDARY,
S 00°06'34" E A DISTANCE OF 358.80 FEET TO A POINT COINCIDENT WITH THE SOUTH BOUNDARY OF THE EAST 1/2 OF THE SOUTHWEST 1/4 OF THE
SOUTHWEST 1/4 OF SAID SECTION 1; THENCE COINCIDENT WITH SAID SOUTH BOUNDARY, N 89°16'05" W A DISTANCE OF 247.53 FEET; THENCE DEPARTING
SAID SOUTH BOUNDARY, N 00°06'34" W A DISTANCE OF 266.01 FEET; THENCE N 80°17'52" W A DISTANCE OF 13.83 FEET; THENCE N 84°21'16" W A DISTANCE
OF 30.74 FEET; THENCE N 61°53'42" W A DISTANCE OF 42.24 FEET; THENCE N 65°00'35" W A DISTANCE OF 56.86 FEET; THENCE N 53°37'20" W A DISTANCE OF
50.52 FEET; THENCE N 37°11'56" W A DISTANCE OF 19.89 FEET TO A POINT COINCIDENT WITH THE SOUTH BOUNDARY OF AFORESAID MITIGATION AREA
M5S; THENCE COINCIDENT WITH SAID SOUTH BOUNDARY, N 89°16'43" W A DISTANCE OF 40.41 FEET TO THE TO THE POINT OF BEGINNING.


SITE DATA TABLE
GENERAL INFORMATION


FOLIO NUMBER(S)  003656-0000 & A PORTION OF 003018-0150


ADDRESS(ES) 13009 COMMUNITY CAMPUS DR, TAMPA


CURRENT USE(S) INSTITUTIONAL


PROPOSED USE(S) 346 MULTI-FAMILY UNITS AND
AMENITY BUILDING / LEASING OFFICE


CURRENT ZONING PD (92-0425) & AS-1


PROPOSED ZONING PD


FUTURE LAND USE RESIDENTIAL - 4


TOTAL AREA OF PD REZONE ± 22.08 ACRES


FLOOD ZONE
ZONE X, A, AND AE


FIRM PANELS 12057C0179H AND 12057C0183H
MAPS REVISED 8/28/2008


PROPOSED USE INFORMATION


MAXIMUM MULTI-FAMILY
DENSITY


FLEX DENSITY = 20 X 16.13 ACRES = 322.6 UNITS
R-4 DENSITY = 4 X 5.95 ACRES = 23.8 UNITS


PROPOSED MULTI-FAMILY
DENSITY


346 UNITS
346 DU / ± 22.08 ACRES = ± 15.67 DU PER ACRE


PROPOSED DEVELOPMENT STANDARDS


MIN. SETBACKS


GUNN HWY (SOUTH): 30.0'
SIDE (EAST): 20.0'


SIDE ADJACENT PARCELS / USES (NORTH, SOUTH &
WEST): 10.0'


LANDSCAPE BUFFERS


FRONT GUNN HWY (SOUTH): 15.0' VUA
SIDE ADJACENT PARCELS / USES: (NORTH, SOUTH &


WEST): 10' TYPE A
SIDE (EAST): 20' TYPE B
SIDE (NORT): 20' TYPE B


MAX BUILDING HEIGHT


2-STORY = 35.0'
4-STORY = 60.0'


1-STORY GARAGE = 20.0'
1-STORY APARTMENTS OVER SINGLE STORY


GARAGES = 32.0'


MAX BUILDING COVERAGE 40% (± 385,000 SF)


MAX IMPERVIOUS SURFACE 70%


REQUIRED PARKING PARKING TO BE PROVIDED PER LDC SECTION 6.05.00


SUPPLEMENTAL SITE INFORMATION


OVERLAY DISTRICT NONE


COMMUNITY BASE PLANNING
AREA GREATER CARROLLWOOD NORTHDALE


SPECIAL ZONES NONE


DESIGNATED SCENIC
ROADWAY CORRIDORS YES - GUNN HIGHWAY


DESIGNATED HISTORIC
LANDMARKS NONE


PLAT MODIFICATIONS NONE


PD REZONING NUMBER PD 26-0426


RESIDENTIAL DENSITY ± 15.67 DU/GA


COMMON OPEN
SPACE/RECREATION AREA POOL AND AMENITIES


MAN-MADE WATER BODIES STORMWATER PONDS - 1.96 ACRES


NATURAL WATER BODIES NONE


WETLANDS NONE


ROW DEDICATION NONE


PUBLIC TRANSIT FACILITIES NONE


NORTH


NOTES:


1. THE SUBJECT PARCEL IS CURRENTLY ZONED PD (92-0425) & AS-1. THE ZONING AND LAND USE DESIGNATIONS OF THE SURROUNDING PARCELS ARE
AS SHOWN ON THIS PLAN.


2. STRUCTURES WITHIN THE PROPOSED BUILDING ENVELOPES SHOWN MAY INCLUDE MULTI-FAMILY BUILDINGS, GARAGES, TRASH AND MAINTENANCE
BUILDINGS, CLUBHOUSE BUILDINGS, POOLS, AND ANY OTHER ANCILLARY BUILDING REQUIRED TO SUPPORT THE PROPOSED USE.


3. THE PROJECT ENTRY DRIVE AND INTERNAL ROADWAYS ARE APPROXIMATE IN THEIR LOCATION.
4. INTERNAL SIDEWALK NETWORK WILL BE PROVIDED IN ACCORDANCE WITH HILLSBOROUGH COUNTY LDC.
5. THE PARCEL IS CURRENTLY SERVICED BY HILLSBOROUGH COUNTY UTILITIES FOR WATER AND SEWER SERVICES. IT IS INTEDED THAT THE FUTURE


DEVELOPMENT BE SERVICED BY HILLSBOROUGH COUNTY UTILITIES FOR WATER AND SEWER SERVICES.
6. THE STORMWATER PONDS ARE PROPOSED AS PRIVATE FACILITIES, THE FINAL LOCATION AND CONFIGURATION ARE SUBJECT TO FINAL DESIGN,


SAID SYSTEMS WILL MEET THE REQUIREMENTS OF HILLSBOROUGH COUNTY AND THE SWFWMD.
7. PARKING LOTS AND SPACES WILL MEET THE DIMENSIONAL REQUIREMENTS OF THE HILLSBOROUGH COUNTY LDC, THE PARKING PROVIDED


INCLUDES THE FOLLOWING TYPES OF PARKING OPTIONS; HANDICAPPED AND REGULAR.
8. WETLAND SETBACK ACTIVITY TO COMPLY WITH LDC SECTION 4.01.07.B.4
9. ALL INTERNAL DRIVES WILL BE PRIVATE.
10. GUNN HIGHWAY IS DESIGNATED AS A SCENIC ROADWAY AND WILL COMPLY WITH SECTION 6.06.03.I OF THE LDC.
11. GATED ACCESS SHALL MEET TD-9 TECHNICAL STANDARDS.
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LOCATOR MAP AND REFERENCE INFORMATION


CONTEXT CLASSIFICATIONS: Hillsborough County - These classifications are preliminary and subject to change.


JURISDICTIONAL AREAS:  Hillsborough County City-County Planning Commission.  Effective to Present.


URBAN SERVICE AREA BOUNDARIES:  Hillsborough County City-County Planning Commission.  Effective to Present.


MAJOR ROADS:  Transportation Planning Organization Long Range Transportation Plan.  See Adopted TPO Long Range Transportation
Plan for specific improvements.


ACCURACY:  It is intended that the accuracy of the base map comply with U.S. map accuracy standards.  However, such accuracy is not
guaranteed by the Hillsborough County City-County Planning Commisiion.


REPRODUCTION:  This sheet may not be reproduced in part or full for sale to anyone without specific approval of the Hillsborough County
City-County Planning Commission.
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Hillsborough County
601 E. Kennedy Blvd., Tampa, FL 33602
 

Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe
 
 
 
Please note: All correspondence to or from this office is subject to Florida’s Public Records law.

 
 
From: Tirado, Sheida <TiradoS@hcfl.gov> 
Sent: Tuesday, May 12, 2026 1:48 PM
To: Williams, Michael <WilliamsM@hcfl.gov>
Cc: Perez, Richard <PerezRL@hcfl.gov>
Subject: RZ-PD 26-0426 - Administrative Variance Review

 
Hello Mike,
 
The attached Administrative Variances are Approvable to me, please include the following people in
your response:
 
stevenh@trafficmobility.com
ebatsel@stearnsweaver.com
follinj@hcfl.gov
perezrl@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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5023 West Laurel Street
Tampa, FL 33607

81 289 0039 Telephone
813 287 0674 Telefax

www.trafficmobility.com Website

April 30, 2026

Mr. Mike Williams
Hillsborough County Government
601 East Kennedy Blvd., 20th Floor
Tampa, FL 33602

Re: Citrus Park Multi-Family
PD 26-0426
Folio Numbers: 003656.0000, 003018.0150
Lincks Project No. 25076 (25319.02.04)

The purpose of this letter is to request a Section 6.04.02.B Administrative Variance to 
Section 6.04.07 of the Hillsborough County Land Development Code for the access to
Gunn Highway. The property is proposed to be rezoned to Planned Development to allow
up to 346 Multi-Family dwelling units.

Table 1 provides the trip generation for the proposed project.

The access to serve the project is proposed to be via one (1) full access to Gunn Highway. 
It should be noted that the access currently serves the existing residential, pre-school, 
and swim facility that is proposed to be razed in conjunction with the development of the 
proposed project. A copy of the PD plan is included in the Appendix of this letter.

The subject property is within the Urban Service Area and according to the Hillsborough 
County Roadways Functional Classification Map, Gunn Highway is a collector road. 

The request is for an Administrative Variance to Section 6.04.07 of the Hillsborough 
County LDC for the access spacing on Gunn Highway. Based on Section 6.04.07, the
access spacing on Gunn Highway is 245 feet and full median spacing is 660 feet. The 
distance to the access are as follows:

East – 185 ± to the office development access at folio 3660.0000
East – 600 ± to the median opening at Olive Jones Road

This is graphically shown in Figure 1. 
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The justification for the variance is as follows: 
 
(a) there is an unreasonable burden on the applicant, 
 
The developer controls limited property frontage along Gunn Highway. Given the limited 
frontage, it is not physically possible to locate the driveway or median opening to meet 
the spacing criteria. Therefore, it is not reasonable or feasible for the project to modify the 
location of the access to meet the current LDC spacing criteria. 
 
(b) the variance would not be detrimental to the public health, safety and welfare, 

 
The access existed prior to the development of the parcels east and west of the subject 
parcel. In addition, the existing access serves the residential, pre-school, and swim facility 
that are proposed to be razed to accommodate the proposed development. Therefore, 
the variance would not be detrimental to the public health, safety and welfare.  
 
(c) without the variance, reasonable access cannot be provided.  
 
The only connection for the project is via Gunn Highway. Due to property constraints, the 
only reasonable location for the access is shown on the attached exhibit.  
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1 of 1 03/2025

• 
• 

• 
• 
• Please contact Eleonor de Leon at 

Important: 

Important: 

Important: 

Important: 

Important: 

Important: 

Important: 

N/A

PD 26-0426

Steven J. Henry, P.E.

Substandard Road-Gunn Highway

Substandard Road-Gunn Highway

Citrus Park Multi-Family

003656.0000, 003018.0150
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5023 West Laurel Street
Tampa, FL 33607

813 289 0039 Telephone
813 287 0674 Telefax

www.trafficmobility.com Website

April 30, 2026

Mr. Michael Williams, PE
County Engineer Development Review Director
Hillsborough County 
601 East Kennedy Blvd., 20th Floor
Tampa, FL 33602

Re:     Citrus Park Multi-Family
PD 26-0426
Folio: 003656.0000, 003018.0150
Lincks Project Number: 25077 (25319.02.04)

The purpose of this letter is to request a Section 6.04.02.B Administrative Variance to 
Section 6.04.03L of the Hillsborough County Land Development Code, which requires 
improvement of projects taking access to a substandard road to improve the roadway to 
current County standards between the project driveway and the nearest standard road.

The property is proposed to be rezoned to Planned Development (PD) to allow up to 346 
Multi-Family dwelling units. 

The access for the project is proposed to be via one (1) full access to Gunn Highway. 

The subject property is within the Urban Service Area and as shown on the Hillsborough 
County Roadways Functional Classification Map, Gunn Highway is a collector roadway.

Table 1 provides the trip generation for the proposed land use.

The following provides a description of the segment of Gunn Highway from the project 
access to the Veterans Expressway:

Four (4) lane divided urban roadway
Twelve (12) foot lanes
Type F curb & gutter
Right of Way – 125 feet 
Five (5) foot sidewalk on both sides of the road. 

The request is to waive the requirement to improve Gunn Highway (between the project 
access and Veterans Expressway) to current County TS-6 standards, the standards for 
which are found within the Hillsborough County Transportation Technical Manual. The 
specific waiver is for buffered bike lanes. 
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Mr. Mike Williams 
April 30, 2026 
Page 2 

(a) there is an unreasonable burden on the applicant, 
 
Adding the buffered bike lanes would be an unreasonable burden on the applicant for the 
following reasons: 
 

1. The property has limited frontage along Gunn highway.  
2. There is not sufficient right of way to add to buffered bike lanes.  

 
(b) the variance would not be detrimental to the public health, safety and welfare, 
 
There are sidewalks on both sides of the roadway. The property is currently developed 
for residential, pre-school, and swim facility which are to be razed in conjunction with the 
development of the property. Therefore, the variance would not be detrimental to the 
public health, safety and welfare.  
 
(c) without the variance, reasonable access cannot be provided.  
 
Gunn Highway is the only direct access for the project. Without the access to Gunn 
Highway, reasonable access for the project could not be provided. 
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Mr. Mike Williams 
April 30, 2026 
Page 4 
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Unincorporated Hillsborough County Rezoning Consistency Review 
 
 
Hearing Date: May 26, 2026 
 
Report Prepared: May 15, 2026 
 

 
Case Number: PD 26-0426 
 
Folio(s): 3656.0000 & a portion of 3018.0150  
 
General Location: North of Gunn Highway and 
east of Veterans Expressway 
 

 
Comprehensive Plan Finding 

 
CONSISTENT 
 

 
Adopted Future Land Use 
 

 
Residential-4 (4 du/ga; 0.25 FAR) 
 

 
Service Area 
 

 
Urban 
 

 
Community Plan(s) 
 

 
Greater Carrollwood-Northdale 
 

 
Rezoning Request 

 
Rezone from Agricultural Single Family (AS-1) and 
Planned Development (PD 16-1109) to Planned 
Development (PD) with a Flex of Residential-20 to 
allow for a 346 unit multifamily development 
 

 
Parcel Size 
 

 
22.08 ± acres 

 
Street Functional Classification 
 

 
Veterans Expressway – State Principal Arterial 
Gunn Highway – County Arterial 
 

 
Commercial Locational Criteria 
 

 
N/A 

 
Evacuation Area 
 

 
A portion is in E 

 
 

Plan Hillsborough 
planhillsborough.org 

planner@plancom.org 
813 – 272 – 5940 

601 E Kennedy Blvd 
18th floor  

Tampa, FL, 33602 

http://www.planhillsborough.org/
mailto:planner@plancom.org
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Staff Analysis of Goals, Objectives and Policies: 
The 22.08 ± acre subject site is south of North of Gunn Highway and east of Veterans Expressway. The 
subject site is in the Urban Service Area and is within the Greater Carrollwood-Northdale Community Plan. 
The applicant is requesting a rezoning from Agricultural Single Family (AS-1) and Planned Development 
(PD 16-1109) to a Planned Development (PD) with a Flex of Residential-20 to allow for a 346-unit 
multifamily development. 
 
The subject site is located within the Urban Service Area (USA), where Objective 1.1 of the Future Land 
Use Section (FLUS) directs 80 percent of the County’s anticipated growth. Consistent with this objective, 
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 refers to the sensitivity of development proposals 
in preserving the character of existing development.” The subject property currently has an existing land 
use of multifamily with another multifamily development adjacent to the west and single-family adjacent 
to the east. Within the general area, there is a mix of single-family and multifamily uses, with light 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-4 

 
PD + AS-1  Multifamily + Public 

Communications/Utilities  

North Residential-4 + Citrus Park 
Village PD + AS-1  

Public 
Communications/Utilities 

+ 
Public/Quasipublic/Institu

tions 
 

 

South Residential-6 + Residential-
9 

PD + AS-1 + BPO + 
CG  

Light Commercial + 
Educational + Single 

Family + 
Public/Quasipublic/Institu

tions 
 

 

East Residential-4 PD + AS-1 + RSC-2 + 
RSC-3 + BPO  

Single Family + Light 
Commercial + 

Public/Quasipublic/Instit
utions 

 

 

West 

Residential-4, Residential-9, 
Residential-20 + Citrus Park 

Village 
 

PD + AS-1 + CPV  
Single Family + Multi-

Family 
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commercial, heavy commercial, and public/quasi-public/institutional uses oriented along Gunn Highway.  
There is a large pocket of commercial uses to the west of the site and the Veterans Expressway, with the 
land uses to the east of the Veterans Expressway, where the subject site is located, being predominantly 
residential in nature. Accordingly, the proposed multifamily development is compatible with the 
surrounding area and consistent with FLUS Objective 1.1 and FLUS Policy 3.1.3. 
 
FLUS Goal 2 and FLUS Objective 2.1 and 2.2, and their respective policies, establish the Future Land Use 
Map (FLUM) as well as the allowable range of uses for each Future Land Use category. 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. The Residential-4 (RES-4) Future Land Use category allows for the consideration of 
agricultural, residential, neighborhood commercial, office uses and multi-purpose projects. The RES-4 
Future Land Use designation allows for a maximum of 4 dwelling units per gross acre and a maximum 
intensity of 0.25 Floor Area Ratio (FAR). With 22.08 acres, the subject site may be considered for a 
maximum of 88 dwelling units (22.08 acres x 4 du/acre = 88.32 units). The proposed Planned Development 
will utilize a Flex request of the adjacent Residential-20 (RES-20) Future Land Use designation. The RES-20 
Future Land Use allows for the consideration of agricultural, residential, neighborhood commercial, office 
uses, multi-purpose projects and mixed-use developments, and allows for a maximum of 20 dwelling units 
per gross acre and a maximum intensity of 0.75 Floor Area Ratio (FAR). With a Flex of RES-20 on 16.13 
acres with the remaining 5.95 acres designated as RES-4, the site may be considered for a total of 34 
dwelling units ((16.13 acres x 20 du/acre = 322.6 dwelling units) + (5.95 acres x 4 du/acre = 23.8 dwelling 
units) = 346.4 total dwelling units)). The applicant is requesting 346 units, which does not exceed the 
maximum allowable density with the proposed flex and based on the established maximum density and 
intensity established under FLUS Goal 2 and FLUS Objective 2.1 and 2.2, and their respective policies. 
 
The request contains a Flex of the Residential-20 (RES-20) Future Land Use category that is adjacent to 
the west of the site. FLUS Policy 2.2.3 establishes criteria for allowable flex requests and states that 
applicants must provide written justification to address that they meet the required criteria outline in 
FLUS Policy 2.2.4. The criteria required by FLUS Policy 2.2.4 is as follows: the availability and adequacy of 
public facilities to serve the proposed development accommodated by the flex, the compatibility with 
surrounding land uses and their density and intensity, and the utilization of the flex furthers other goals, 
objectives, and policies of the Comprehensive Plan. 
 
The applicant has provided information addressing all portions of FLUS Policy 2.2.4 in a revised narrative 
that was uploaded into Optix on February 19, 2026. The applicant provided an analysis for the adequacy 
and capacity of public facilities and found there were no deficiencies in the water, wastewater, 
stormwater, parks, and solid waste facilities. The applicant has agreed to a proportionate share mitigation 
agreement with schools, as applicable, will pay mobility fees, and Fire and Sheriff services will be funded 
via property taxes and any potential impact fees. Additionally, the second criterion is addressed via the 
applicant's site design by providing enhanced buffering along the eastern boundary, abutting the existing 
single-family uses, and by providing a gradual increase in height starting with one-story garages near the 
eastern boundary and increasing to four stories as the buildings are placed more central and to the 
western portions of the site. Lastly, the applicant provided information on FLUS Centers and Connections 
Policies 2.4.1 and 2.5.1, which prioritize centers and connections for redevelopment and promote the 
diversification of housing types to allow for households of varying ages, demographics, and income levels 
The utilization of the Flex on a site that is located within a Centers and Connection area to allow for a 
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broader range of housing types furthers the goals, objectives, and policies of the Unincorporated 
Hillsborough County Comprehensive Plan. The Flex request is consistent with FLUS Policy 2.2.3 and the 
applicant has provided adequate written justification that addresses all criterion established within FLUS 
Policy 2.2.4. 
 
FLUS Policy 3.1.2 requires that 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. The proposed Planned 
Development is proposing an enhanced buffer of a 20-foot, Type B landscape buffer along the eastern 
boundary of the site, as well as having the heights of the proposed buildings gradually increase from east 
to west to provide a transition in height and building massing adjacent to the existing single-family uses 
to the east. The site design provides for enhances mitigation measures in the eastern buffer and uses site 
design to transition the use from lower intensities and densities from east to west away from the abutting 
single-family neighborhood toward the denser multi-family development to the west. 
 
The site is located within a connection and is approximately 700 feet east of an established center. 
According to FLUS Policies 2.4.1 and 2.5.1, centers and connections will be prioritized for redevelopment 
and multimodal transportation investments and promote the development of a full range of housing types 
fronting Connections and within Centers to allow for households of varying ages, demographics and 
income levels. The introduction of multifamily development that is sensitive to and has proposed 
mitigation impacts for the adjacent single-family development is providing redevelopment that offers a 
broader range of house types as desired by the centers and connections Policies within the 
Comprehensive Plan.  
 
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 satisfies the intent of FLUS Objective 4.4 and FLUS Policy 4.4.1, which require new 
development to be compatible with the surrounding neighborhood. The immediate vicinity of the subject 
site includes a mix of single-family and multifamily uses, with light commercial, heavy commercial, and 
public/quasi-public/institutional uses oriented along Gunn Highway.  There is a large pocket of 
commercial uses to the west of the site and the Veterans Expressway, with the land uses to the east of 
the Veterans Expressway, where the subject site is located, being predominantly residential in nature. 
FLUS Policy 4.4.1 provides that any increase in density or intensity must be compatible with existing, 
proposed, or planned development and that new development or redevelopment should be integrated 
with adjacent uses through the establishment of like or complementary uses, mitigation of potential 
adverse impacts, the provision of adequate transportation and pedestrian connections, and the 
incorporation of a gradual transition of intensity. The proposed Planned Development adheres to the 
compatibility criteria by complementing the surrounding development pattern and appropriately 
integrating with adjacent land uses by providing adequate buffering and screening and a gradual transition 
of uses and height.  Accordingly, the proposal is consistent with FLUS Objective 4.4 and FLUS Policy 4.4.1. 
 
FLUS Objective 3.2 and Policy 3.2.4 require that community plans throughout the County be consistent 
with the Comprehensive Plan. The subject site is located within the boundaries of the Greater 
Carrollwood-Northdale Community Plan. Goal 7 of the Greater Carrollwood-Northdale Community Plan 
seeks to ensure that new development is compact, contiguous, and concurrent with available public 
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facilities and services and promotes the integration of uses to provide increased connectivity thereby 
discouraging sprawl and maximizing the use of public infrastructure. Specifically, the third strategy states 
to ensure the area has adequate density to accommodate the future transit system. The Flex of RES-20 
for higher residential development within the area that is sensitive to the existing community character 
and residential uses provides compact development in an area with adequate public facilities, while also 
providing enough density to accommodate the current and future transit systems. 
 
Overall, staff finds that the proposed Planned Development is compatible with the existing development 
pattern found within the surrounding area and supports the vision of the Greater Carrollwood-Northdale 
Community Plan. The proposed Planned Development 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 Planned Development CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the conditions proposed 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.   
 
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.   
 
Policy 2.2.3: The Board of County Commissioners may flex the boundaries of Future Land Use plan 
categories to recognize or grant a zoning district which is not permitted in the land use category. Prior to 
the determination, Planning Commission staff shall make a recommendation regarding the consistency of 
the request with the Comprehensive Plan. 
 
Future Land Use categories may be considered for interpretation as flexible boundaries in accordance with 
the Flex Provision as follows: 
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• Through application of the flex provision, the land use category boundaries shall be deemed to 
extend beyond the precise line to include property adjoining or separated by a man made or 
natural feature from the existing boundary line. 

• The line may be relocated a maximum of 500 feet from the existing land use boundary of the 
adopted Land Use Plan Map. Right-of-Way is not included in the measurement of the 500 foot flex. 

• No new flexes can be extended from an existing flexed area. 
• All flexes must be parallel to the land use category line. 
• A flex must be requested as part of a planned development or site controlled rezoning application. 

Major Modifications to approved zonings that changes the intensity, density or the range of uses 
will require that the previous flex request be re-evaluated for consistency and a new flex request 
may be required. 

• The Future Land Use category may be flexed a maximum of 500 feet from the existing line, not 
including right-of-way, but including man-made or natural features. Flexes must be parallel to the 
adopted Future Land Use category line. 

• Flexes are not permitted in the Rural Area or in areas specified in Community Plans. Flexes are also 
not permitted from the Urban Service Area into the Rural Area. All flexes in the Rural Area 
approved prior to July 2007 are recognized and are not to be considered non-conforming. 

• Flexes to increase density are not permitted in the Coastal High Hazard Area. 
• Flexes are not permitted from a municipality into the unincorporated county. 
• Applicants requesting a flex must provide written justification that they meet the criteria for a flex 

as outlined in Policy 2.2.4. 
 
Policy 2.2.4: A flex request must include data and analysis addressing the following criteria: 

• The availability and adequacy of public facilities to serve the proposed development 
accommodated by the flex; 

• The compatibility with surrounding land uses and their density and intensity; 
• The utilization of the flex furthers other goals, objectives and policies of the Comprehensive Plan. 

 
Centers and Connections 
 
Policy 2.4.1: C&Cs will be prioritized for redevelopment and multimodal transportation investments. 
Centers include major intersections and areas identified in Community Plans. Connections include 
roadways that had existing bus service at the time of this policy development, transit supportive density 
by 2045 and/or suburban town or urban general context classifications. Additional C&C locations will be 
considered by staff periodically in coordination with Community Plan and Comprehensive Plan updates. 
 
Policy 2.5.1: Promote the development of a full range of housing types fronting Connections and within 
Centers to allow for households of varying ages, demographics and income levels. 
 
Compatibility 
 
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. 
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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. 
 
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 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections 

 
LIVABLE COMMUNITIES ELEMENT: GREATER CARROLLWOOD-NORTHDALE COMMUNITY PLAN 
 
Goal 7: Ensure that new development is compact, contiguous, and concurrent with available public 
facilities and services and promotes the integration of uses to provide increased connectivity thereby 
discouraging sprawl and maximizing the use of public infrastructure.  
 
Strategies: 

• Provide for Transit Oriented Development, as mentioned in Goal 1, built in character with our 
neighborhoods and allows residents to live, work and play in close proximity. 

• Explore establishing a Multimodal District along North Dale Mabry including the community 
activity centers. 

• Ensure the area has adequate density to accommodate the future transit system.  
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