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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Raed Petrus

FLU Category: RES-4 

Service Area: Urban

Site Acreage: 2.28 +/- 

Community 
Plan Area: Lutz

Overlay: None

Introduction Summary:
The applicant requests a Major Modification to PD 92-0099, as most recently modified by PRS 00-0297.  The PD is 
approved for a maximum of 4,500 sf of the following uses: convenience store with gas pumps, service station, eating 
establishments, food product stores, newsstand, tobacco shop, bicycle shop, business services, personal services, 
health services, dry cleaners (pick up only), food catering, mail order office, and photography studio.  The convenience 
store use is not permitted to exceed 3,200 sf. 

Existing Approval(s): Proposed Modification(s):
Maximum of 4,500 sf permitted / 0.04 FAR Increase to a maximum of 24,829 sf permitted / 0.25 FAR

Limited retail uses permitted Permit a car wash use and additional retail uses (those 
permitted in the CN zoning district)

Reverse frontage site design required No reverse frontage site design required

Maximum building height of 25 feet Increase maximum building height to 50 feet
Eastern 400 feet of project to be left in natural state
and prohibit signage

Expand building envelope within eastern 400 feet of project
to allow for buildings and signage

30 foot front yard with natural vegetation and tree 
plantings along Van Dyke and Lakeshore Roads

Reduce front yard to 15 feet along Van Dyke Road and 10 feet 
along Lakeshore Road with no natural vegetation or tree 
plantings along Van Dyke and Lakeshore Roads

20 foot setback from Veteran’s Expressway Reduce to 5 foot setback from Veteran’s Expressway

Additional Information:

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

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

Planning Commission Recommendation:
Consistent

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

2.1 Vicinity Map  

Context of Surrounding Area:

The site is located at the southeast corner of the Van Dyke and Lakeshore Roads intersection. The Veteran’s 
Expressway is located to the south/southeast. The area consists of single-family residential multi-family, and 
residential support uses.  Commercial/Office uses are found to the east between the subject site and N. Dale Mabry 
Hwy. 
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map

Subject Site Future Land Use Category: RES-4 

Maximum Density/F.A.R.: 4 units per acre / 0.25 FAR

Typical Uses: Agricultural, residential, neighborhood commercial, office uses and multi-
purpose projects.
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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 RMC-9 9 units per acre Single-Family Attached Single-Family Attached

South ASC-1 1 unit per acre n/a Right-of-Way

West PD 17-0795 16 units per 
acre/0.25 FAR Multi-Family/Commercial Single-Family Attached

East ASC-1 1 unit per acre n/a Right-of-Way
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.4 Approved Site Plan (partial provided below for size and orientation purposes. See Section 8.1 for full site plan)
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2.0 LAND USE MAP SET AND SUMMARY DATA  

2.5 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.2 for full site plan)
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 

INFORMATION/REVIEWING AGENCY 

Environmental: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 

Environmental Protection Commission Yes
No

Yes
No

Yes
No

Natural Resources Yes
No

Yes
No

Yes
No

Conservation & Environ. Lands Mgmt. Yes
No

Yes
No

Yes
No

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

Credit
Wellhead Protection Area
Surface Water Resource Protection Area

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

Public Facilities: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments 
Transportation 

Design Exc./Adm. Variance Requested
Off-site Improvements Provided

Yes
No

Yes
No

Yes
No

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

Yes
No

Yes
No

Yes
No

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

Yes
No

Yes
No

Yes
No

Impact/Mobility Fees 
(Various use types allowed. Estimates are a sample of potential development) 
Retail - Shopping Center           Warehouse 
(Per 1,000 s.f.) (Per 1,000 s.f.) 
Mobility: $15,939.00 Mobility: $1,992.00 
Fire: $313.00 Fire: $34.00 
Bank w/Drive Thru                  Retail - Fast Food w/Drive Thru        Mini-Warehouse 
(Per 1,000 s.f.) (Per 1,000 s.f.)       (Per 1,000 s.f.) 
Mobility: $24,321.00              Mobility: $122,822.00 Mobility: $1,084.00 
Fire: $313.00 Fire: $313.00          Fire: $32.00

Comprehensive Plan: Comments 
Received Findings Conditions 

Requested 
Additional 

Information/Comments 
Planning Commission 

Meets Locational Criteria       N/A
Locational Criteria Waiver Requested
Minimum Density Met N/A

Yes
No

Inconsistent
Consistent

Yes
No
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5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility  

The site is located on Van Dyke Road, which is classified as an arterial roadway, and adjacent to the Veteran’s Expressway. 
At the time of the original rezoning, the immediate area was undeveloped and the Veteran’s Expressway had not been 
constructed.  The subject parcel is now the southeast corner of a signalized intersection with multi-family residential 
uses found to the north and west. The Salvation Army of Florida Divisional Headquarters facility is located to the 
northwest, which contains office and warehouse uses.  East of the site, Van Dyke Road has been developed with the 
Grace Family Church, St. Joseph’s Hospital-North, the Northgate Square shopping center and various residential 
developments since the 1990s.   

Staff’s review of the prior zoning history found that it was the intent to orient the activity away from Van Dyke and 
Lakeshore Roads, which was viewed as rural.  Development was to be oriented more towards the planned expressway. 
The “reverse frontage” placed parking to behind the building (not along Van Dyke or Lakeshore Roads) and retained 
open space within the east.  At that time, the  “Northwest Corridor Task Force” was providing recommendations to the 
County about development that would occur adjacent to the expressway and Rural Development Standards were being 
discussed for the Keystone-Odessa and Lutz communities. The Lutz Rural Development Standards are not applicable on 
this parcel;  Yet, the Lutz Rural Development Standards currently permit gas pumps and one row of angled parking 
between the primary structure and a roadway, which is more permissive than the current conditions.  Because the area 
is within the Urban Service Area, no development within the area since the original rezoning has been required to 
develop under the Lutz Rural Development Standards.  It should be noted that previously required enhanced building 
design is proposed to remain.  

Staff has been unable to locate any records or discussion regarding the use or square footage limitation reasons; 
however, it appears based upon the certified site plan that a convenience store with gas pumps was the primary request 
and expected development of the site. The site was within the Urban Service Area and within the RES-1 Future Land Use 
category at the time of the original rezoning.  The modification will allow additional types of retail uses, which are already 
partially permitted.  The increase in square footage does not exceed the maximum permitted under the RES-4 Future 
Land Use Category (0.25). 

The applicant requests an increase in the maximum building height to 50 feet, which is comparable to CG zoning district 
standards.  Due to the size of the parcel, the height increase allows for an opportunity to utilize the maximum intensity. 
No single or multi-family residential uses are immediately adjacent to the site.  An elevated expressway and vegetation 
is present along the southern boundary.  Commercial/Office development to the northwest is 3-stories in height.   

Reductions in setbacks and scenic corridor requirements are proposed.  A 30 foot front yard setback is currently 
applicable along Van Dyke and Lakeshore Roads.  The applicant proposes to reduce the Van Dyke Road setback to 15 
feet and the Lakeshore Road setback to 10 feet.  It should be noted that right-of-way preservation along Van Dyke Road 
is required, which minimizes the existing frontage.   See Section 7.0 regarding the PD Variation to remove the Suburban 
Scenic Corridor requirement along Van Dyke Road.  

Staff finds the proposal to be compatible with the surrounding development. 

5.2 Recommendation      
Approvable, subject to proposed conditions. 
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Requirements for Certification: 
1. The site plan shall be revised to label the area between the existing right of way line and the future right of

way as “Right of Way Preservation”.

6.0 PROPOSED CONDITIONS 

Approval of the request, subject to the conditions listed, is based on the revised general site plan submitted November 
24, 2025. 

1. The project shall be limited to the following uses: Convenience store with gas pumps, service station, eating
establishments, food product stores, newsstand, tobacco shop, bicycle shop, business services, personal
services, health services, dry cleaners (pick-up service only), food catering, mail order office and photography
studio. Additionally, a car wash and retail uses permitted in the CN zoning district use shall be permitted. If the
site is developed with a convenience store, the total building square footage for the site shall not exceed  3,200
square feet. Any other use or combination of uses shall be limited to a maximum square footage of 24,829 sf
permitted a building square footage of  4,500 square feet. Notwithstanding the foregoing, no development shall
be permitted that causes cumulative development to exceed 6,171 gross average daily trips, 599 gross a.m. peak
hour trips, or 557 gross p.m. peak hour trips.  Additionally:

a. Concurrent with each increment of development, the developer shall provide a list of existing and
previously approved uses within the PD. The list shall contain data including gross floor area, number
of seats (if applicable), type of use, date the use was approved by Hillsborough County, references
to the site subdivision Project Identification number (or if no project identification number exists, a
copy of the permit or other official reference number), calculations detailing the individual and
cumulative gross and net trip generation impacts for that increment of the development, and source(s)
for the data used to develop such estimates. Calculations showing the remaining number of available
trips for each analysis period (i.e. average daily, a.m. peak and p.m. peak) shall also be provided.

2. The orientation of the building shall be as shown on the site plan received December 19,  1991, that being a
reverse frontage site design.  With any increment of (re)development or change of use, the developer shall
construct the following Site Access Improvements:
a. a westbound to southbound left turn lane and an eastbound to southbound right turn lane at the

project’s Van Dyke Rd. Access.
b. a northbound to eastbound right turn lane at the project’s Lakeshore Rd. Access. If a right turn lane

cannot be constructed due to limited frontage and right of way constraints, the developer will be
required to convert the access into a right-out only.

3. No parking shall be permitted between the proposed building and Lakeshore Drive and Van Dyke road.

43. The maximum height of the building shall not exceed 25 50 feet.

54. All buildings shall be constructed of materials commonly utilized for residential construction, with the specific
exclusion of metallic or prefabricated wall panels of any type; all building elevations facing adjacent roadways
shall include design elements to eliminate a stark two-dimensional appearance of any said elevations; exterior
colors shall be of neutral hues capable of blending into the adjacent landscaped and wooded areas; all roofs,
including gas pump canopies, shall be pitched or a pitched parapet, utilizing a minimum slope of 4 in 12 (4 inches
of rise in 12 inches of run).
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65. Identification signs shall be limited to two in number, one adjacent to Van Dyke Road and one adjacent to Lake
Shore Road, and no signage shall be permitted in the eastern 400 feet of the project site. No identification sign,
excepting the gas pump canopy, shall be affixed to or displayed upon any building surface or wall facing Van
Dyke Road or Lakeshore Road.

7. The eastern 400 feet of the project site shall remain in its natural state except that drainage areas and swales
may be provided for within this area.

86. A minimum front yard setback of 15 feet shall be provided along the northern (Van Dyke Road) PD boundary.  A
minimum front yard setback of 10 feet shall be provided along the western (Lakeshore Road) PD boundary.
Within the 30  foot front yard, excluding visibility triangles, the developer shall retain all trees and, to the
maximum extent possible, the remaining natural vegetation shall be retained. In addition, the developer shall
provide 15 evergreen trees, a minimum of six feet in height at time of planting, within this front yard. The
additional evergreen trees may be spaced evenly along the road frontages of Lakeshore Road and Van Dyke Road 
or may be clustered up to five trees per cluster. The additional evergreen trees shall not be planted in the eastern 
400 feet of the project site.

97. A minimum setback of 20 5 feet shall be maintained from the Northwest (Veterans) Expressway right-of-way for
all pavement and buildings.

108. A minimum of four water quality monitor wells shall be installed into the water table along the edge of the
outparcel. The wells shall conform to all applicable regulations for monitoring in the vicinity of underground fuel
storage tank sites. The wells shall be sampled, at minimum, semi-annually and an analysis of the samples
performed by a state certified laboratory for the “gasoline analytical group” as described in Chapter 17-770 F.A.C. 
Any contamination in excess of the maximum contaminant levels established in Chapter 17-550 F.A.C. shall be
immediately reported to the FDER, Hillsborough County EPC, West Coast Regional Water Supply Authority (813-
996-2835) and the Cosme Odessa Water Treatment Plant (813-920-5252).

119. Any primary or secondary tank leakage, fuel spills, overfills, or other discharges at this site which are required to
be reported to the FDER and EPC must also be immediately reported to the West Coast Regional Water Supply
Authority (813-996-2835) and the Cosme Odessa Water Treatment Plant (813-920-5252).

1210. The general location and number of the access points shall be as shown on the General Site Development Plan 
dated received  December 28, 1999.  The project is permitted one access on Van Dyke Rd. and one right-in/right-
out access on Lakeshore Rd. The existing accesses may remain in their current locations until any increment of 
new development or redevelopment occurs, including change of use. At such time, access points must comply 
with the County Land Development Code, Transportation Technical Manual, and all other requirements here in. 

1311. The radii of all project access drives, unless otherwise approved by Hillsborough County Planning and  Growth 
Management Department,  shall be in accordance with access management standards in the Land Development 
Code.  As Van Dyke Rd. is a substandard arterial roadway, the developer shall be required to improve the 
roadway to current County standards (between the project driveway and nearest roadway meeting County 
standards) or otherwise obtain a Section 6.04.02.B. administrative variance. Deviations from Hillsborough 
County Transportation Technical Manual (TTM) standards may be considered in accordance with Section 1.7.2. 
and other applicable sections of the TTM. 

1412. The radii of all project access drives, unless otherwise approved by Hillsborough County Planning and  Growth 
Management Department,  shall be in accordance with access management standards in the Land Development 
Code.  As Lakeshore Rd. is a substandard collector roadway, the developer shall be required to improve the 
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roadway to current County standards (between the project driveway and nearest roadway meeting County 
standards) or otherwise obtain a Section 6.04.02.B. administrative variance. Deviations from Hillsborough 
County Transportation Technical Manual (TTM) standards may be considered in accordance with Section 1.7.2. 
and other applicable sections of the TTM. 

1513. The applicant shall dedicate and donate to Hillsborough County, prior to Construction Site Plan approval, or 
within 90 days from the request of the County to coincide with roadway improvements,  whichever comes first, 
up to 48 feet of right-of-way from the existing center line of right-of-way on  Van Dyke Road, to accommodate 
for the future right-of-way as needed for a four lane divided roadway.  This shall be up to eight feet from existing 
right-of-way.  In accordance with the Hillsborough County Corridor Preservation Plan, the developer shall 
preserve the area along the project frontage within the future right of way (ROW) line, shown on the PD site 
plan, consistent with the Hillsborough County planned future 4-lane improvement of Van Dyke Rd and the 
intersection of Van Dyke Rd with Lakeshore Rd, identified in the County Capital Improvement Plan as Project 
Number 69646000. 

Only the existing structure within the right-of-way preservation area, as well those interim uses allowed by 
Section 5.11.09 of Land Development Code, shall be permitted within the preserved right-of-way. In the event 
the property is redeveloped or must otherwise be reconstructed due to fire, storm or other calamity, the 
structure shall be relocated outside of the right-of-way preservation area. The right-of-way preservation area 
shall be shown on all future site plans and building setbacks shall be calculated from the future right-of way line. 

16. All internal access to the driveways must be of 50 feet from the edge of pavement of the public roadway, unless
otherwise approved by Hillsborough County Planning and Growth  Management Department.

1714. Exterior lighting within the project shall be of a low-projection non-glare type, designed to produce a minimum 
of illumination and glare beyond project boundaries. 

1815. Dumpsters shall be completely enclosed and the dumpster shelter shall be finished in like materials to the 
principal structures they serve. 

16. The site is located within the Wellhead Resource Protection Area and subject to compliance with applicable
regulations.  However, should the site be removed from the Wellhead Resource Protection Area, this condition
will no longer be applicable.

17. Natural Resources staff identified a number of significant trees on the site including potential Grand Oaks. The
site plan may be modified from the Certified Site Plan to avoid tree removal.

18. 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.

19. 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.
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1920. Development of the project shall proceed in strict accordance with the terms and conditions contained in the 
Development Order, the General Site Plan, the land use conditions contained herein, and all applicable rules, 
regulations and ordinances of Hillsborough County.

20. Within ninety days of approval of PRS 00-0297-KE by the Hillsborough County Board of County Commissioners,
the developer shall submit to the County Planning and Growth Management Department a revised General
Development Plan for certification reflecting all the conditions outlined above.

21. Effective February 1, 1990, development orders issued by Hillsborough County are subject to the concurrency
requirements of Chapter 163, Part II, Florida Statutes. Approval of this permit does not constitute a guarantee
that there will be public facilities in place at the time of application for subsequent development orders or
permits to allow issuance of such development orders or permits.

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

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

Zoning Administrator Sign Off: 

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

PD Variation Request: 

Van Dyke Road is classified as a Suburban Scenic Roadway requiring a buffer width of 15 feet with four canopy trees 
and four understory trees per 100 linear feet.  Additionally, if street trees do not exist, one street tree per every 50 
feet shall be provided.  Van Dyke Road frontage is approximately 630 feet in length, which would require 25 canopy 
trees, 25 understory trees, and 12 street trees.  

Per the applicant’s responses, the site is a unique shape with three front yards – Van Dyke Road, Lakeshore Road and 
the Veteran’s Expressway.  The Hillsborough County Corridor Preservation Plan identifies this segment of Van Dyke 
Road as a future 4-lane roadway to include a round-about at the intersection with Lakeshore Drive and a 10-foot wide 
multi-use path on both sides.  This reduces the area available to meet scenic corridor requirements.  The proposed 
setback is equal to the scenic corridor buffer width of 15 feet.  

Scenic Roadway regulations were adopted in 1994, subsequent to the original rezoning in 1992 and were originally 
based upon the zoning of the parcel, rather than the current practice of the future land use category of the parcel.  The 
zonings of “Planned Development” were not contemplated.    
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8.0 SITE PLANS (FULL)

8.1 Approved Site Plan (Full)
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8.0 SITE PLANS (FULL)

8.2 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: 12/04/2025 
 

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

PLANNING AREA:  LUTZ PETITION NO: MM 25-0586 
 

 

  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 
 
Revised Conditions 
1. The project shall be limited to the following uses: Convenience store with gas pumps, service station, 

eating establishments, food product stores, newsstand, tobacco shop, bicycle shop, business services, 
personal services, health services, dry cleaners (pick-up service only), food catering, mail order office, 
and photography studio, and all other uses included within the CN use category. If the site is developed 
with a convenience store, the total building square footage for the site shall not exceed 3,200 square 
feet. Any other use or combination of uses Maximum square footage shall not be permitted a building 
square footage of 4,500 square feet.to exceed 24, 829 square feet. Notwithstanding the foregoing, no 
development shall be permitted that causes cumulative development to exceed 6,171 gross average daily 
trips, 599 gross a.m. peak hour trips, or 557 gross p.m. peak hour trips. Additionally: 

 
a. Concurrent with each increment of development, the developer shall provide a list of existing and 

previously approved uses within the PD. The list shall contain data including gross floor area, number 
of seats (if applicable), type of use, date the use was approved by Hillsborough County, references 
to the site subdivision Project Identification number (or if no project identification number exists, a 
copy of the permit or other official reference number), calculations detailing the individual and 
cumulative gross and net trip generation impacts for that increment of the development, and source(s) 
for the data used to develop such estimates. Calculations showing the remaining number of available 
trips for each analysis period (i.e. average daily, a.m. peak and p.m. peak) shall also be provided. 

 
2. The orientation of the building shall be as shown on the site plan received December 19, 1991, 
     that being a reverse frontage site design. With any increment of (re)development or change of use, the 

developer shall construct the following Site Access Improvements: 
 a. a westbound to southbound left turn lane and an eastbound to southbound right turn lane at the 

project’s Van Dyke Rd. Access.  
b. a northbound to eastbound right turn lane at the project’s Lakeshore Rd. Access. If a right turn lane 

cannot be constructed due to limited frontage and right of way constraints, the developer will be 
required to convert the access into a right-out only. 

 
12. The general location and number of the access points shall be as shown on the General Site 

Development Plan dated received December 28, 1999. The project is permitted one access on Van 
Dyke Rd. and one right-in/right-out access on Lakeshore Rd. The existing accesses may remain in their 
current locations until any increment of new development or redevelopment occurs, including change 



of use. At such time, access points must comply with the County Land Development Code, 
Transportation Technical Manual, and all other requirements here in.  

 
13. The radii of all project access drives, unless otherwise approved by Hillsborough County Planning 

and Growth Management Department, shall be in accordance with access management standards in 
the Land Development Code.  

  
[The project access driveway design (e.g. radii) will be determined at the time of site construction plan 
review consistent with the County Transportation Technical Manual and other applicable design 
standards. This condition is proposed to be replaced with the following language addressing 
substandard roadway conditions.] 

 
As Van Dyke Rd. is a substandard arterial roadway, the developer shall be required to improve the 
roadway to current County standards (between the project driveway and nearest roadway meeting 
County standards) or otherwise obtain a Section 6.04.02.B. administrative variance. Deviations from 
Hillsborough County Transportation Technical Manual (TTM) standards may be considered in 
accordance with Section 1.7.2. and other applicable sections of the TTM. 

 
14. The radii of all project access drives, unless otherwise approved by Hillsborough County Planning 

and Growth Management Department, shall be in accordance with access management standards in 
the Land Development Code.  

 
[This condition of approval is duplicative of the condition of approval # 13 and is proposed to be 
replaced with the following language addressing substandard roadway conditions.] 

 
As Lakeshore Rd. is a substandard collector roadway, the developer shall be required to improve the 
roadway to current County standards (between the project driveway and nearest roadway meeting 
County standards) or otherwise obtain a Section 6.04.02.B. administrative variance. Deviations from 
Hillsborough County Transportation Technical Manual (TTM) standards may be considered in 
accordance with Section 1.7.2. and other applicable sections of the TTM. 

 
15. The applicant shall delicate and donate to Hillsborough County, prior to Construction Site Plan 

approval, or within 90 days from the request of the County to coincide with roadway improvements, 
whichever comes first, up to 48 feet of right-of-way from the existing center line of right-of-way on 
Van Dyke Road, to accommodate for the future right-of-way as needed for a four lane divided highway. 
This shall be up to eight feet from existing right-of-way. 

 
       In accordance with the Hillsborough County Corridor Preservation Plan, the developer shall preserve 

the area along the project frontage within the future right of way (ROW) line, shown on the PD site 
plan, consistent with the Hillsborough County planned future 4-lane improvement of Van Dyke Rd and 
the intersection of Van Dyke Rd with Lakeshore Rd, identified in the County Capital Improvement 
Plan as Project Number 69646000. 

 
 Only the existing structure within the right-of-way preservation area, as well those interim uses allowed 

by Section 5.11.09 of Land Development Code, shall be permitted within the preserved right-of-way.  
In the event the property is redeveloped or must otherwise be reconstructed due to fire, storm or other 
calamity, the structure shall be relocated outside of the right-of-way preservation area. The right-of-
way preservation area shall be shown on all future site plans and building setbacks shall be calculated 
from the future right-of way line. 

 
16. All internal access to the driveways must be 50 feet from the edge of pavement of the public roadway, 

unless otherwise approved by Hillsborough County Planning and Growth Management Department. 
 

[The project access driveway design will be determined at the time of site construction plan review 
consistent with the County Transportation Technical Manual and other applicable design standards.] 

 



Other: 
 Prior to certification, the site plan shall be revised to label the area between the existing right of 

way line and the future right of way as “Right of Way Preservation”. 
 

PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting a Major Modification (MM) to Planned Development, (PD) zoning 92-0099, 
and as most recently amended by PRS 00-0297.  The PD consists of a +/- 2.28-acre parcel approved for 
the following uses: Convenience store with gas pumps, service station, eating establishments, food product 
stores, newsstand, tobacco shop, bicycle shop, business services, personal services, health services, dry 
cleaners (pick-up service only), food catering, mail order office and photography studio. The approved 
convenience store is restricted to a maximum of 3,200 square feet and any other use or combination of uses 
are restricted to a maximum of 4,500 square feet.  The applicant is proposing to modify the PD zoning to 
allow for a maximum of 24,829 square feet of Commercial Neighborhood (CN) uses.  
 
As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a 
trip generation and site access analysis based maximum number of trips for the proposed project to establish 
a trip generation cap.  Staff notes that the analysis does not reflect a worst-case analysis for the range of 
land uses proposed. Given this, and the sensitivity of the access and proximity to adjacent driveways and 
intersections, a condition of approval is proposed restricting development to the number of trips studied in 
the applicant’s transportation analysis. This restriction will not permit construction of 100% of the potential 
entitlements sought by the applicant (e.g.24,829 s.f. buildout of convenience store with gas pumps, eating 
establishments, food products stores/grocery stores, although allowed by the land use, would not be 
permitted due to the trip cap restriction). As such, certain allowable single uses or combinations of 
allowable uses, could not be constructed if they exceeded the trip cap. It should be noted that if the 
developer chooses to subdivide the project further, development on those individual parcels may not be 
possible if the other parcels within the development use all available trips. 
 
The trip cap data is based on the figures presented in the applicant’s analysis and an additional restriction 
on the PM peak hour trips after concerns about triggering the requirement for a third driveway was raised 
by staff. Given the wide range of potential uses proposed, it should be noted that the uses which the 
applicant studied to develop the cap may or may not be representative of the uses that are ultimately 
proposed. It should be noted that at the time of plat/site/construction plan review, when calculating the trip 
generation impacts of existing and proposed development, authority to determine the appropriateness of 
certain Institute of Transportation Engineers (ITE) land use codes shall rest with the Administrator, who 
shall consult ITE land use code definitions, trip generation datasets, and industry best practices to determine 
whether use of an individual land use code is appropriate. Trip generation impacts for all existing and 
proposed uses shall be calculated utilizing the latest available ITE trip generation manual data when 
possible. At the request of staff, applicants may be required to conduct additional studies or research where 
a lack of accurate or appropriate data exists to determine trip generation rates for the purposes of calculating 
whether a proposed increment of development exceeds the trip cap. 
 
Lastly, it should also be noted that while the trip cap will control the total number of trips within each 
analysis period (daily, a.m. peak, and p.m. peak), it was developed based on certain land uses assumed by 
the developer, and those land uses have a specific percentage split of trips within each peak period that are 
inbound and outbound trips, and those splits may or may not be similar to the inbound/outbound split of 
what uses are ultimately constructed by the developer. Staff notes that the trip cap does not provide for 
such granularity. Accordingly, whether or not turn lanes were identified as required during a zoning level 
analysis is in many cases immaterial to whether turn lanes may be required at the time of 
plat/site/construction plan review. Given that projects with a wide range of uses will have a variety of 
inbound and outbound splits during the a.m. and p.m. peak periods, it may be necessary in to re-examine 
whether additional Sec. 6.04.04.D. auxiliary turn lanes are warranted. The developer will be required to 
construct all such site access improvements found to be warranted unless otherwise approved through the 
Sec. 6.04.02.B Administrative Variance process.  
 
Staff prepared a comparison of the trips potentially generated under the existing PD and the proposed PD 
modification, utilizing a generalized worst-case scenario for existing approved uses and the applicant’s 



proposed trip cap.    The information below is based on data from the Institute of Transportation Engineer’s 
Trip Generation Manual, 11th Edition. 
 

Approved PD Uses:  

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

Total Peak            
Hour Trips 

AM PM 
PD: 3,200 sf, Convenience Store w/12 Pump Stations 
(ITE LUC 945) 2,533 164 190 

PD: 1,300 sf, FastFood Restaurant w/DT (ITE LUC 934) 583 43 41 
Subtotal: 3,116 207 231 

Proposed PD Uses: 

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

Total Peak            
Hour Trips 

AM PM 
PD: Proposed Trip Cap Per Applicant’s Traffic Study 6,171 599 557 

Trip Generation Difference: 

 24 Hour Two-
Way Volume 

Total Peak           
 Hour Trips 

AM PM 
Difference (+) 3,055 (+)392 (+)326 

 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

Van Dyke Rd. is a 2-lane, undivided, publicly maintained, substandard, arterial roadway characterized by 
+/- 11-foot-wide travel lanes in average condition.  Along the project’s frontage, the roadway lies within a 
+/- 95-foot-wide right-of-way.  There are sidewalks and open swales along both sides of the roadway.  
There are no bicycle facilities present in the vicinity of the proposed project. 
 
According to the County 2021 TS-7 typical section for a 2-lane, rural roadway a minimum of 12-ft wide 
lanes with 5-ft paved shoulders, open drainage and sidewalks are required within 96 feet of right of way.  
The applicant has elected to defer addressing the substandard roadway conditions until the time of site 
development review. 
 
The Hillsborough County Corridor Preservation Plan identifies this segment of Van Dyke Rd. as a future 
4-lane roadway.  According to the Hillsborough County Capital Improvements Plan, the widening of Van 
Dyke Rd. (CIP Project# 69646000) is currently in the 60% design phase and proceeding to final approval. 
See the CIP project sheet and excerpts of the roadway design attached plan hereinbelow.  The design 
includes a roundabout at the intersection of Van Dyke Rd. and Lakeshore Rd. and 10-foot-wide multi-use 
paths on both sides showing the need for additional right of way to accommodate the improvements.  As 
such the PD site plan shows an approximate future right of way line generally consistent with the Van Dyke 
Rd. future improvement. At the time of site construction plan review, the developer shall show the exact 
right of way preservation area consistent with the 4-lane roadway design. Additionally, a prior to 
certification condition of approval is proposed to label the area on the PD site plan between the existing 
right of way line and the future right of way as “Right of Way Preservation”. 
 
Lakeshore Rd. is a 2-lane, undivided, substandard collector roadway characterized by +/- 11-foot-wide 
travel lanes in average condition.  Along the project’s frontage, the roadway lies within a +/- 50-foot-wide 
right-of-way.  There are sidewalks along both sides of the roadway.  There are no curbs or bicycle facilities 
present in the vicinity of the proposed project. 
 



According to the County 2021 TS-7 typical section for a 2-lane, rural roadway a minimum of 12-ft wide 
lanes with 5-ft paved shoulders, open drainage and sidewalks are required within 96 feet of right of way.  
The applicant has elected to defer addressing the substandard roadway conditions until the time of site 
development review. 
 
SITE ACCESS 
The subject property has existing access on Van Dyke Rd. and Lakeshore Rd.  
 
The modification proposes to relocate the Van Dyke Rd. driveway access to the east and to restrict the 
Lakeshore Rd. access to right-in/right-out only. 
 
The applicant’s site access analysis finds that the project’s site accesses warrant turn lanes as follows: 
 

 Van Dyke Rd. Access warrants a westbound to southbound left turn lane and an eastbound to 
southbound right turn lane.  

 
 Lakeshore Rd. Access warrants and a northbound to eastbound right turn lane.  Staff notes that a 

southbound to eastbound left turn lane is not required due to the right-in/right-out restriction. 
Fruthermore, due to limited frontage and right of way constraints the warranted northbound right 
turn lane may not be able to be accommodated.  If the northbound right turn lane cannot be 
constructed, the developer will be required to convert the access into a right out only.  

 
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 

Van Dyke Rd. Suncoast Pkwy Whirley Rd D F 

Lake Shore Rd. Van Dyke Rd Winhawk Way D C 

Source: Hillsborough County 2024 Level of Service Report.   



•  Community Area: Lutz
•  Project Type: Roadway Corridor
Improvements
•  Current Project Phase: Design
•  Commissioner District: District 2

Quick Facts

•  Corridor improvements for Van Dyke Rd, from Whirley Rd to Suncoast Pkwy (approximately 2 miles) from
a 2-lane undivided road, to a 4-lane divided facility. Includes enhanced pedestrian, bicycle facilities and
improvements to the associated stormwater drainage.
•  Additional items are: intersection improvements, enhanced pedestrian safety features such as sidewalks,
enhanced crosswalks and signals.  A shared-use trail connection from the Upper Tampa Bay Trail to the
Northdale Lake Park Trail will also be provided.

Project Description

•  Total: $123,974,741
•  Planning: $2,772,532
•  Design and Land: $36,251,130
•  Construction: $84,951,079

Project Cost Estimate

•  Reduce traffic congestion and improve
safety for drivers, pedestrians and
bicyclists.
• Increase the overall mobility along Van
Dyke Rd while maximizing safety along the
corridor.

Project Objectives

Estimated Project Schedule
•  Project Development (Planning) Completion - Mid 2020
•  Design/Land Acquisition Completion - Mid 2025
•  Procurement Completion - TBD
•  Construction Completion - TBD

Questions?
Amanda Elia Sotomayor
Project Manager
(813) 635-5400

Van Dyke Road Corridor Improvemens (Gunn Hwy to East of
Whirley Rd)
Capital Improvement Program Project Fact Sheet
Project Number: 69646000

Data Date: Aug 2025
Note: The cost and schedule data shown here are the County's current best
estimates and are subject to change. Changes (if any) are updated once a
month.

NOTE:  Every reasonable effort has been made to assure the accuracy of this map. Hillsborough County does not assume any liability arising from use of this map. THIS MAP IS
PROVIDED WITHOUT WARRANTY OF ANY KIND, either expressed or implied, including, but not limited to,
the implied warranties of merchantability and fitness for a particular purpose.

SOURCES:  This map has been prepared for the inventory of real property found within Hillsborough County and is compiled from recorded
deeds, plats, and other public records; it is based on BEST AVAILABLE data.

Users of this map are hereby notified that the aforementioned public primary information sources should be consulted for verification of the information contained on this map.
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HILLSBOROUGH COUNTY 

RECOMMENDATION OF THE LAND USE HEARING OFFICER 

 

APPLICATION NUMBER:  RZ MM 25-0586 

DATE OF HEARING:   December 15, 2025 

APPLICANT: Raed Petrus 

PETITION REQUEST: MM 

LOCATION: 5524 Van Dyke Road  

SIZE OF PROPERTY:   2.28 acres 

EXISTING ZONING:   PD (92-0099) 

FUTURE LAND USE CATEGORY: R-4 

SERVICE AREA:    Urban 

COMMUNITY PLANNING AREA: Lutz 
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SUMMARY OF APPLICATION 

The application is a request to modify an existing approved Planned 
Development (PD 92-0099). 

The approximate 2.28 acre parcel is located at the southeast corner of Van 
Dyke Road and Lakeshore Road in northwest Hillsborough County.  The 
Veterans Expressway is located along the south/southeast side of the subject 
parcel and isolates the site between three roads.  Lakeshore Rd. on the west, 
Van Dyke Rd. on the north and the Veterans Expressway on the 
south/southeast. 

The existing zoning is approved for a maximum of 4,500 sq. ft. of retail uses.  
The list of permitted retail uses is limited.  The existing zoning conditions 
restrict development to the west side of the parcel, require a reverse frontage 
design, limit the height to 25 feet, and require a 30 ft. setback along Van Dyke 
Road. 

The request is to increase the amount of retail from 4,500 sq. ft. to a maximum 
of 24,829 sq. ft.  The range of proposed retail is to remain limited.  

The current planned development has a speci c layout with a speci c 
building footprint, speci c access points, onsite circulation, parking areas, 
and open space locations. 

The proposed plan provides minimal details.  Reduced setbacks are proposed 
and allows for development on the eastern portion of the site. 

The proposed site plan does re ect proposed new property lines that will 
result from the widening of Van Dyke Road and the installation of a round 
about at the Van Dyke Rd./Lakeshore Rd. intersection.  These improvements, 
based upon 60% design plans encroach upon the subject site and will result 
in the taking  of land from the subject parcel along both Lakeshore and Van 
Dyke.  These takings will require the existing developed site to be redesigned 



RZ MM 25-0586 
December 15, 2025 

3 
 

and redeveloped.  The extent of the redesign and redevelopment is to be 
determined during project design and permitting. 

Site access points are generally identi ed, but the exact location of site 
access points are to be determined at the time of permitting. 

 

 

SUMMARY OF HEARING 

The applicant representative, Liby Rodriguez, provided testimony and graphics 
in support of the request. 

It was stated that the existing use on the property is a gas station/convenience 
store.   

A graphic was presented showing the plans to widen Van Dyke and eliminate 
the tra ic signal at the Lakeshore Rd./Van Dyke Rd. intersection and install a 
roundabout at this location.  The applicant presented a graphic showing the 
schedule as to the timing of these improvements which is anticipated in the 
next few years.  The improvements are currently in design.  The improvements 
are partially funded. 

These improvements will require the taking of land along Lakeshore and Van 
Dyke to construct these improvements. 

The property owner has requested the proposed modi cation to the approved 
zoning to allow for an increase in square footage, and greater exibility in 
terms of fewer site plan speci cs (converting from a detailed site plan to a 
“bubble plan”). 

The property owner, Raed Petrus, stated he has been in business at this 
location for 25 years.  He stated that the intent of this modi cation is to give 
him exibility in dealing with the post taking conditions and allow for options 
with the redevelopment of the property.  He stated that the existing 
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convenience store is limited to 4,500 sq. ft. and he would like to be able to 
expand. 

Mr. Petrus submitted a petition in support signed by his convenience store 
customers. 

Development Services nds the major modi cation request approvable with 
conditions.   

Sta  pointed out that at the time of the original approval in 1992 the Veterans 
Expressway had not yet been constructed and the subject segment of Van 
Dyke Road corridor had limited development and was predominantly rural in 
character.  Today there are apartment complexes, townhome developments, 
retail uses, o ice uses and multiple single family subdivisions in close 
proximity to the subject site.  It was noted that a Salvation Army Regional 
Headquarters o ice/warehouse complex is now located across the street at 
the northwest corner of Lakeshore Rd. and Van Dyke Rd.  St. Joseph’s Hospital  
is now located approximately 1.5 miles to the east of the subject site.   

Richard Perez, Transportation sta  con rmed that the Van Dyke 4 lane 
widening plans are at the 60% design stage. 

The Planning Commission sta  nds the proposed Major Modi cation  
consistent with the Comprehensive Plan.   

Beth White, 5338 Van Dyke Road spoke in support.  She indicated she has a 
business on Van Dyke and that the existing Shell Station is visited by her on 
almost a daily basis for gas and food.  She stated the Shell Station is an 
important business providing gas/food/car wash services for the surrounding 
community. 

No one spoke in opposition at the hearing. 
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EVIDENCE SUBMITTED 

The applicant representative, Libby Rodriguez, provided oral testimony and 
supporting graphics supplementing the le on record. 

The property owner, Raed Petrus provided oral testimony and submitted a 
petition in support. 

 

FINDINGS OF FACT 

 

The subject site is approximately 2.28 acres in size, is located at the southeast 
corner of Lakeshore Rd. and Van Dyke Rd.  The Veterans Expressway is 
located along the south/southeast side of the property. 

The subject site was rezoned to PD in 1992.  The existing zoning is limited to 
4,500 sq. ft. and a limited range of retail uses.  The existing/approved site plan 
is detailed and lays out the building footprint, open space, parking area, site 
circulation, site access points, and setbacks.  The conditions of approval limit 
the development to the west side of the property requiring the eastern 400 
feet of the site to remain in open space and stormwater drainage. 

At the time of approval of the PD the Veterans Expressway had not yet been 
constructed.  The Van Dyke Rd. corridor was rural in character at that time. 

The area surrounding the subject site is now developed with a mix of 
apartments, townhome developments, o ice/warehouse space, retail uses 
and single family residential developments.  The Veterans Expressway on/o  
ramps to Van Dyke are located approximately one mile to the west.  A large 
retail center is now located at Van Dyke and Dale Mabry approximately 1.5 
miles to the east.  St Josephs Hospital is now located approximately 1.5 miles 
to the east on Van Dyke. 

The Van Dyke Rd. corridor is now suburban in character with a mix of 
residential and non-residential land uses. 
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Van Dyke Road is planned to be widened from 2 to 4 lanes.  The plans include 
a round-about at the Lakeshore Rd./Van Dyke Rd. intersection. 

The design plans are 60% complete.  The improvements are partially funded.  
Construction dates for the improvements have not yet been established.   

The design plans show the taking along Lakeshore starts near the southwest 
corner of the site and increases from zero to approximately 60 feet in depth 
nearest Van Dyke.  The design plans show the taking along Van Dyke starts at 
the northeastern property line at approximately 10 feet and increases to 
approximately 50 feet in depth closest to Lakeshore Rd. 

The applicant has requested to increase the permitted retail square footage 
for the site from 4,500 sq. ft. to 24,829 sq. ft.  The new MM site plan shows the 
new property lines that will result from the takings for the Van Dyke 
improvements.  The applicant has proposed a maximum height of 50 ft. and 
reduced setbacks along Lakeshore and Van Dyke (from the adjusted post 
taking property lines).  The new site plan allows for the buildings, parking, site 
circulation, and stormwater ponds to be located within the setbacks using a 
’bubble plan’ approach.  The exact layout and location of access points  are  
to be determined at the time of site development, similar to how standard 
district zonings are handled, post zoning approval. 

It is found that the subject site is isolated being surrounded on all sides by 
roadways.  This isolation substantially bu ers the property from surrounding 
land uses. 

It is found that the character of the surrounding area has evolved substantially 
since the time of the original approval in 1992.  The area is now suburban in 
character.  Retail, o ice and medium to higher density residential land uses 
are now located in close proximity of the subject site. 

It is found that increasing the scale of retail from 4,500 sq. ft. to 24,829 sq. ft., 
reducing setbacks and increasing the height would be compatible with the 
surrounding land uses.  It is noted that the 24,829 sq. ft. is the maximum 
square footage permitted under a 0.25 FAR for a 2.28 acre parcel size. 
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The surrounding area has indeed become suburban in scale and a more 
intensive retail commercial site at this location would be compatible with the 
existing land use pattern along Van Dyke Road.   

This proposed zoning modi cation providing greater exibility will give the 
property owner assurance that the redevelopment of the site will be possible 
and the property owner will not be precluded from redeveloping the site due 
to the prior 1992 restrictive zoning conditions.   

However, it should be noted that the amount of square footage that may be 
developed on site will be dictated in large part by the remaining irregular size 
and con guration of the site.  The redevelopment of the site will involve  
balancing building square footage with the amount of land needed to 
accommodate site circulation, parking, open space/landscaping, and 
stormwater needs.  

It is found that the proposed major modi cation is compatible with the 
surrounding existing land uses and zoning pattern along Van Dyke Road. 

  

 

 

FINDINGS OF COMPLIANCE/NON-COMPLIANCE WITH THE 
HILLSBOROUGH COUNTY COMPREHENSIVE PLAN 

The Major Modi cation request is in compliance with and does further the 
intent of the Goals, Objectives and the Policies of the Future of Hillsborough 
Comprehensive Plan.   

 

 

 

 



RZ MM 25-0586
December 15, 2025

8 

CONCLUSIONS OF LAW

Based on the Findings of Fact cited above, there is substantial competent 
evidence to demonstrate that the requested Major Modi cation is in 
conformance with the applicable requirements of the Land Development 
Code and with applicable zoning and established principles of zoning law. 

DECISION

Based on the foregoing, this recommendation is for APPROVAL of the Major 
Modi cation as conditioned as indicated by the Findings of Fact and 
conclusions of Law stated above.  

Steven K. Luce       Date 

1/7/2026



Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: December 15, 2025

Report Prepared: December 4, 2025 

Case Number: MM 25-0586

Folio(s): 14804.0000

General Location: South of Van Dyke Road, east 
of Lakeshore Road

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Residential-4 (4 du/ga;0.25 FAR)

Service Area Urban

Community Plan(s) Lutz

Rezoning Request Major Modification (MM) to Planned 
Development (PD) 92-0099 to allow for an 
additional 6,195 square feet of retail space

Parcel Size +/- 2.28 acres

Street Functional Classification Van Dyke Road – County Arterial
Lakeshore Road – County Collector

Commercial Locational Criteria Meets

Evacuation Area None

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Staff Analysis of Goals, Objectives and Policies: 
The ± 2.28-acre subject site is located south of Van Dyke Road, east of Lakeshore Road. The site is in the 
Urban Service Area (USA) and is within the limits of the Lutz Community Plan. The subject site has a Future 
Land Use designation of Residential-4 (RES-4), which allows for the consideration of agricultural, 
residential, neighborhood commercial, office uses and multi-purpose projects. The applicant is requesting 
a Major Modification (MM) to Planned Development (PD) 92-0099 to allow for an additional 6,195 square 
feet of retail space. 
 
The site is in the Urban Service Area where, according to Objective 1.1 of the Future Land Use Section 
(FLUS), 80 percent of the county’s growth is to be directed. Policy 3.1.3 requires all new developments to 
be compatible with the surrounding area, noting that “compatibility does not mean ‘the same as.’ Rather, 
it refers to the sensitivity of development proposals in maintaining the character of existing development.” 
The site currently has light commercial uses. There are public/quasi-public uses directly adjacent to the 
site and single family uses across both Lakeshore Road and Van Dyke Road. The proposal for an additional 
6,195 square feet of retail uses meets the intent of FLUS Objective 1.1. 
 
Per Objective 2.2, the Future Land Use categories establish the maximum level of intensity or density, as 
well as the range of permitted land uses within each category. Table 2.2 provides additional guidance by 
describing the character and intent of each FLU category to ensure compatibility and appropriate 
development scale. The subject site is located within the Residential-4 (RES-4) Future Land Use category, 
which is intended for low-density residential development. However, commercial uses that meet the 
Commercial Locational Criteria (CLC), as outlined in Objective 4.7, are permitted within residential or 
agricultural land use categories without requiring a Future Land Use Map Amendment. Objective 4.7 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-4 

 
PD 92-0099  Light Commercial  

North Residential-12 RMC-9  Single-Family Residential + 
HOA/Common Property  

South Residential-1 ASC-1  Public/Quasi/Public  

East Residential-1 + Residential-
2 ASC-1  Public/Quasi/Public  

West Residential-12 PD  Single-Family Residential + 
HOA/Common Property  
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establishes that neighborhood-serving commercial uses—those designed to meet the daily shopping and 
service needs of nearby residents—are appropriate within primarily residential areas when they satisfy 
the locational standards of the Comprehensive Plan. Intensive commercial uses, such as those allowed 
within the Commercial Intensive (CI) zoning district, are specifically excluded from being considered 
neighborhood-serving commercial.  
 
The subject site meets the Commercial Locational Criteria (CLC) due to its location at the intersection of 
Van Dyke Road, a County Arterial roadway, and Lakeshore Road, a County Collector roadway. This 
intersection satisfies the Comprehensive Plan’s intent that neighborhood-serving commercial uses be 
situated along arterial and collector roadways, where they can safely and efficiently serve surrounding 
residential areas without creating traffic or compatibility issues within neighborhoods. Under the RES-4 
designation, non-residential development may be permitted at a maximum Floor Area Ratio (FAR) of 0.25. 
Based on the total site area of 2.28 acres, up to 24,829 square feet of non-residential floor area may be 
considered (2.28 acres × 43,560 square feet per acre = 99,316 square feet; 99,316 × 0.25 = 24,829 square 
feet). The proposed development of approximately 24,829 square feet of retail use is within this allowable 
intensity and supports the intent of the RES-4 category to accommodate limited, neighborhood-scale 
commercial activity. Because the proposal involves retail uses that are neighborhood-serving in nature, 
located at the intersection of an arterial and a collector roadway, and consistent with the permitted 
intensity standards, it complies with Objective 2.2 and Objective 4.7 of the Comprehensive Plan, as well 
as their associated policies. 
 
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). Transportation did 
not object to the proposed request; therefore, the subject site meets the intent of FLUS Objective 4.1, 
FLUS Policy 4.1.1 and FLUS Policy 4.1.2. 
 
The proposal is consistent with the intent of FLUS Objective 4.4 and FLUS Policy 4.4.1, which require that 
new development be compatible with the surrounding neighborhood. The surrounding land use pattern 
consists primarily of single-family residential and public/quasi-public uses. Notably, the existing residential 
areas are located at a substantial distance from the subject site and are separated by major roadways—
Lakeshore Road and Van Dyke Road—which serve as effective physical and visual buffers. In addition, the 
subject site meets the Commercial Locational Criteria (CLC), confirming that its proposed commercial use 
is appropriately situated in accordance with the Comprehensive Plan. The proposed development is 
expected to complement the existing land use pattern and provide compatible, neighborhood-serving 
commercial opportunities, enhancing the overall functionality of the surrounding area. By adhering to the 
locational, intensity, and compatibility standards of the Comprehensive Plan, the request demonstrates 
consistency with the aforementioned policies. 
 
The subject site is located within the boundaries of the Lutz Community Plan. The desired commercial 
character within the community emphasizes developments that are compatible in both scale and 
character with the rural aesthetic of the area and its surrounding environment. While the site is not 
located within the designated commercial nodes of the community, it meets the commercial locational 
criteria outlined in the Plan, providing appropriate accessibility and adjacency to existing development 
patterns. The proposed development aligns with the intent of the community plan, as the proposed Floor 
Area Ratio (FAR) remains consistent with the scale permitted under the RES-4 Future Land Use (FLU) 
category. 
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Overall, staff finds that the proposed use is an allowable use in the RES-4 category, it meets the intent of 
the Lutz Community Plan and is compatible with the existing development pattern found within the 
surrounding area.  The proposed Major Modification (MM) would allow for development that is consistent 
with the Goals, Objectives and Policies of the Unincorporated Hillsborough County Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Major Modification CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development 
Services Department. 
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE SECTION 
 
Urban Service Area 
 
Objective 1.1: Direct at least 80% of new population growth into the USA and adopted Urban expansion 
areas through 2045. Building permit activity and other similar measures will be used to evaluate this 
objective. 
 
Relationship to the Future Land Use Map 
 
Goal 2: Ensure that the character, compatibility and location of land uses optimize the combined potential 
for economic benefit, fiscal sustainability, protection of natural resources and maintaining viable 
agriculture. Ensure density and intensities are maintained through the Future Land Use Map. 
 
Objective 2.1: The Future Land Use Map is a regulatory tool governing the pattern of development in 
unincorporated Hillsborough County through the year 2045. 
 
Policy 2.1.1: The Future Land Use Map shall identify Future Land Use categories, summarized in Table 2.2 
and further described in Appendix A, that establish permitted land uses and maximum densities and 
intensities. 
 
Future Land Use Categories 
 
Objective 2.2: The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table 
2.2 of the Future Land Use Element. 
 
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. 
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Compatibility 
 
Policy 3.1.1: Restrict incompatible land uses to protect established and planned neighborhoods and 
communities by utilizing planning principles that limit commercial development in residential Future Land 
Use categories. Commercial and mixed-use in residential Future Land Use categories shall be limited to 
neighborhood serving guided by the commercial locational criteria in Objective 4.7. 
 
Policy 3.1.2: Gradual transitions of intensities and densities between different land uses shall be provided 
for as new development is proposed and approved through the use of professional site planning, buffering 
and screening techniques and control of specific land uses. Screening and buffering used to separate new 
development from the existing, lower-density community should be designed in a style compatible with 
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and 
buffering with berms and landscaping are strongly encouraged. 
 
Policy 3.1.3: Any density increase shall be compatible with existing, proposed or planned surrounding 
development. Compatibility is defined as the characteristics of different uses or activities or design which 
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development 
 
Development 
 
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. 
 
4.1.6: 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 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. 
 
Neighborhood/Community Development 
 
Objective 4.4: Neighborhood Protection – Enhance and preserve existing neighborhoods and communities. 
Design neighborhoods which are related to the predominant character of their surroundings. 
 
Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall be integrated with the adjacent land 
uses through: 
a) the creation of like uses; and 
b) creation of complementary uses; and 
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c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections; and 
e) Gradual transitions of intensity 
 
Commercial-Locational Criteria 
 
Objective 4.7: To meet the daily shopping and service needs of residents, only neighborhood-serving 
commercial uses will be permitted within land use categories that are primarily residential or agricultural 
in nature. Intensive commercial uses (uses allowed within the Commercial Intensive zoning district) shall 
not be considered neighborhood-serving commercial. Such developments do not require a Future Land Use 
Map Amendment to a non-residential category provided they meet the criteria established by the following 
policies and all other Goals, Objectives and Policies in the Comprehensive Plan. The frequency and 
allowance of neighborhood-serving commercial uses will be different in the Urban Service Area than in the 
Rural Area due to the population density, scale and character of the areas. 
 
Policy 4.7.2: In the above land use categories, neighborhood-serving commercial uses, including office uses, 
can be considered to the maximum FAR permitted in each Future Land Use category in the following 
locations: 

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

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

 
LIVABLE COMMUNITIES ELEMNET: LUTZ 
 
Commercial Character 
 
The Lutz community desires to retain existing and encourage new commercial uses geared to serving the 
daily needs of area residents in a scale and design that complements the character of the community.  
Currently there is approximately 301,559 square feet of commercial approved but not built within the 
community planning area.  
 
The Lutz community seeks to ensure that commercial development and special uses in the community are 
properly placed to enhance the utility and historic character of the downtown.  The community does not 
want new commercial and special use development to force the creation of development that does not 
complement the character of the area.  To ensure that new commercial development is consistent with 
the character of the Lutz community, design guideline standards have been created and adopted into the 
County’s land development regulations.  
 
These regulations ensure that:  

 commercial uses are  developed in character and/or scale with the rural look of the community 
and the environment; 
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 the Lutz downtown, generally located at the intersection of Lutz Lake Fern Road and US Highway 
41, is recognized as community activity center, and defined as an overlay district within the 
County’s Land development regulations; 

 the Lutz Downtown Center Zoning District incorporates design guidelines which reflect the historic 
development pattern already in place and promote desirable complements to that pattern.   
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AGENCY REVIEW COMMENT SHEET 
 

TO: Zoning Technician, Development Services Department DATE: 12/04/2025 
 

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

PLANNING AREA:  LUTZ PETITION NO: MM 25-0586 
 

 

  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 
 
Revised Conditions 
1. The project shall be limited to the following uses: Convenience store with gas pumps, service station, 

eating establishments, food product stores, newsstand, tobacco shop, bicycle shop, business services, 
personal services, health services, dry cleaners (pick-up service only), food catering, mail order office, 
and photography studio, and all other uses included within the CN use category. If the site is developed 
with a convenience store, the total building square footage for the site shall not exceed 3,200 square 
feet. Any other use or combination of uses Maximum square footage shall not be permitted a building 
square footage of 4,500 square feet.to exceed 24, 829 square feet. Notwithstanding the foregoing, no 
development shall be permitted that causes cumulative development to exceed 6,171 gross average daily 
trips, 599 gross a.m. peak hour trips, or 557 gross p.m. peak hour trips. Additionally: 

 
a. Concurrent with each increment of development, the developer shall provide a list of existing and 

previously approved uses within the PD. The list shall contain data including gross floor area, number 
of seats (if applicable), type of use, date the use was approved by Hillsborough County, references 
to the site subdivision Project Identification number (or if no project identification number exists, a 
copy of the permit or other official reference number), calculations detailing the individual and 
cumulative gross and net trip generation impacts for that increment of the development, and source(s) 
for the data used to develop such estimates. Calculations showing the remaining number of available 
trips for each analysis period (i.e. average daily, a.m. peak and p.m. peak) shall also be provided. 

 
2. The orientation of the building shall be as shown on the site plan received December 19, 1991, 
     that being a reverse frontage site design. With any increment of (re)development or change of use, the 

developer shall construct the following Site Access Improvements: 
 a. a westbound to southbound left turn lane and an eastbound to southbound right turn lane at the 

project’s Van Dyke Rd. Access.  
b. a northbound to eastbound right turn lane at the project’s Lakeshore Rd. Access. If a right turn lane 

cannot be constructed due to limited frontage and right of way constraints, the developer will be 
required to convert the access into a right-out only. 

 
12. The general location and number of the access points shall be as shown on the General Site 

Development Plan dated received December 28, 1999. The project is permitted one access on Van 
Dyke Rd. and one right-in/right-out access on Lakeshore Rd. The existing accesses may remain in their 
current locations until any increment of new development or redevelopment occurs, including change 



of use. At such time, access points must comply with the County Land Development Code, 
Transportation Technical Manual, and all other requirements here in.  

 
13. The radii of all project access drives, unless otherwise approved by Hillsborough County Planning 

and Growth Management Department, shall be in accordance with access management standards in 
the Land Development Code.  

  
[The project access driveway design (e.g. radii) will be determined at the time of site construction plan 
review consistent with the County Transportation Technical Manual and other applicable design 
standards. This condition is proposed to be replaced with the following language addressing 
substandard roadway conditions.] 

 
As Van Dyke Rd. is a substandard arterial roadway, the developer shall be required to improve the 
roadway to current County standards (between the project driveway and nearest roadway meeting 
County standards) or otherwise obtain a Section 6.04.02.B. administrative variance. Deviations from 
Hillsborough County Transportation Technical Manual (TTM) standards may be considered in 
accordance with Section 1.7.2. and other applicable sections of the TTM. 

 
14. The radii of all project access drives, unless otherwise approved by Hillsborough County Planning 

and Growth Management Department, shall be in accordance with access management standards in 
the Land Development Code.  

 
[This condition of approval is duplicative of the condition of approval # 13 and is proposed to be 
replaced with the following language addressing substandard roadway conditions.] 

 
As Lakeshore Rd. is a substandard collector roadway, the developer shall be required to improve the 
roadway to current County standards (between the project driveway and nearest roadway meeting 
County standards) or otherwise obtain a Section 6.04.02.B. administrative variance. Deviations from 
Hillsborough County Transportation Technical Manual (TTM) standards may be considered in 
accordance with Section 1.7.2. and other applicable sections of the TTM. 

 
15. The applicant shall delicate and donate to Hillsborough County, prior to Construction Site Plan 

approval, or within 90 days from the request of the County to coincide with roadway improvements, 
whichever comes first, up to 48 feet of right-of-way from the existing center line of right-of-way on 
Van Dyke Road, to accommodate for the future right-of-way as needed for a four lane divided highway. 
This shall be up to eight feet from existing right-of-way. 

 
       In accordance with the Hillsborough County Corridor Preservation Plan, the developer shall preserve 

the area along the project frontage within the future right of way (ROW) line, shown on the PD site 
plan, consistent with the Hillsborough County planned future 4-lane improvement of Van Dyke Rd and 
the intersection of Van Dyke Rd with Lakeshore Rd, identified in the County Capital Improvement 
Plan as Project Number 69646000. 

 
 Only the existing structure within the right-of-way preservation area, as well those interim uses allowed 

by Section 5.11.09 of Land Development Code, shall be permitted within the preserved right-of-way.  
In the event the property is redeveloped or must otherwise be reconstructed due to fire, storm or other 
calamity, the structure shall be relocated outside of the right-of-way preservation area. The right-of-
way preservation area shall be shown on all future site plans and building setbacks shall be calculated 
from the future right-of way line. 

 
16. All internal access to the driveways must be 50 feet from the edge of pavement of the public roadway, 

unless otherwise approved by Hillsborough County Planning and Growth Management Department. 
 

[The project access driveway design will be determined at the time of site construction plan review 
consistent with the County Transportation Technical Manual and other applicable design standards.] 

 



Other: 
 Prior to certification, the site plan shall be revised to label the area between the existing right of 

way line and the future right of way as “Right of Way Preservation”. 
 

PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting a Major Modification (MM) to Planned Development, (PD) zoning 92-0099, 
and as most recently amended by PRS 00-0297.  The PD consists of a +/- 2.28-acre parcel approved for 
the following uses: Convenience store with gas pumps, service station, eating establishments, food product 
stores, newsstand, tobacco shop, bicycle shop, business services, personal services, health services, dry 
cleaners (pick-up service only), food catering, mail order office and photography studio. The approved 
convenience store is restricted to a maximum of 3,200 square feet and any other use or combination of uses 
are restricted to a maximum of 4,500 square feet.  The applicant is proposing to modify the PD zoning to 
allow for a maximum of 24,829 square feet of Commercial Neighborhood (CN) uses.  
 
As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a 
trip generation and site access analysis based maximum number of trips for the proposed project to establish 
a trip generation cap.  Staff notes that the analysis does not reflect a worst-case analysis for the range of 
land uses proposed. Given this, and the sensitivity of the access and proximity to adjacent driveways and 
intersections, a condition of approval is proposed restricting development to the number of trips studied in 
the applicant’s transportation analysis. This restriction will not permit construction of 100% of the potential 
entitlements sought by the applicant (e.g.24,829 s.f. buildout of convenience store with gas pumps, eating 
establishments, food products stores/grocery stores, although allowed by the land use, would not be 
permitted due to the trip cap restriction). As such, certain allowable single uses or combinations of 
allowable uses, could not be constructed if they exceeded the trip cap. It should be noted that if the 
developer chooses to subdivide the project further, development on those individual parcels may not be 
possible if the other parcels within the development use all available trips. 
 
The trip cap data is based on the figures presented in the applicant’s analysis and an additional restriction 
on the PM peak hour trips after concerns about triggering the requirement for a third driveway was raised 
by staff. Given the wide range of potential uses proposed, it should be noted that the uses which the 
applicant studied to develop the cap may or may not be representative of the uses that are ultimately 
proposed. It should be noted that at the time of plat/site/construction plan review, when calculating the trip 
generation impacts of existing and proposed development, authority to determine the appropriateness of 
certain Institute of Transportation Engineers (ITE) land use codes shall rest with the Administrator, who 
shall consult ITE land use code definitions, trip generation datasets, and industry best practices to determine 
whether use of an individual land use code is appropriate. Trip generation impacts for all existing and 
proposed uses shall be calculated utilizing the latest available ITE trip generation manual data when 
possible. At the request of staff, applicants may be required to conduct additional studies or research where 
a lack of accurate or appropriate data exists to determine trip generation rates for the purposes of calculating 
whether a proposed increment of development exceeds the trip cap. 
 
Lastly, it should also be noted that while the trip cap will control the total number of trips within each 
analysis period (daily, a.m. peak, and p.m. peak), it was developed based on certain land uses assumed by 
the developer, and those land uses have a specific percentage split of trips within each peak period that are 
inbound and outbound trips, and those splits may or may not be similar to the inbound/outbound split of 
what uses are ultimately constructed by the developer. Staff notes that the trip cap does not provide for 
such granularity. Accordingly, whether or not turn lanes were identified as required during a zoning level 
analysis is in many cases immaterial to whether turn lanes may be required at the time of 
plat/site/construction plan review. Given that projects with a wide range of uses will have a variety of 
inbound and outbound splits during the a.m. and p.m. peak periods, it may be necessary in to re-examine 
whether additional Sec. 6.04.04.D. auxiliary turn lanes are warranted. The developer will be required to 
construct all such site access improvements found to be warranted unless otherwise approved through the 
Sec. 6.04.02.B Administrative Variance process.  
 
Staff prepared a comparison of the trips potentially generated under the existing PD and the proposed PD 
modification, utilizing a generalized worst-case scenario for existing approved uses and the applicant’s 



proposed trip cap.    The information below is based on data from the Institute of Transportation Engineer’s 
Trip Generation Manual, 11th Edition. 
 

Approved PD Uses:  

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

Total Peak            
Hour Trips 

AM PM 
PD: 3,200 sf, Convenience Store w/12 Pump Stations 
(ITE LUC 945) 2,533 164 190 

PD: 1,300 sf, FastFood Restaurant w/DT (ITE LUC 934) 583 43 41 
Subtotal: 3,116 207 231 

Proposed PD Uses: 

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

Total Peak            
Hour Trips 

AM PM 
PD: Proposed Trip Cap Per Applicant’s Traffic Study 6,171 599 557 

Trip Generation Difference: 

 24 Hour Two-
Way Volume 

Total Peak           
 Hour Trips 

AM PM 
Difference (+) 3,055 (+)392 (+)326 

 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

Van Dyke Rd. is a 2-lane, undivided, publicly maintained, substandard, arterial roadway characterized by 
+/- 11-foot-wide travel lanes in average condition.  Along the project’s frontage, the roadway lies within a 
+/- 95-foot-wide right-of-way.  There are sidewalks and open swales along both sides of the roadway.  
There are no bicycle facilities present in the vicinity of the proposed project. 
 
According to the County 2021 TS-7 typical section for a 2-lane, rural roadway a minimum of 12-ft wide 
lanes with 5-ft paved shoulders, open drainage and sidewalks are required within 96 feet of right of way.  
The applicant has elected to defer addressing the substandard roadway conditions until the time of site 
development review. 
 
The Hillsborough County Corridor Preservation Plan identifies this segment of Van Dyke Rd. as a future 
4-lane roadway.  According to the Hillsborough County Capital Improvements Plan, the widening of Van 
Dyke Rd. (CIP Project# 69646000) is currently in the 60% design phase and proceeding to final approval. 
See the CIP project sheet and excerpts of the roadway design attached plan hereinbelow.  The design 
includes a roundabout at the intersection of Van Dyke Rd. and Lakeshore Rd. and 10-foot-wide multi-use 
paths on both sides showing the need for additional right of way to accommodate the improvements.  As 
such the PD site plan shows an approximate future right of way line generally consistent with the Van Dyke 
Rd. future improvement. At the time of site construction plan review, the developer shall show the exact 
right of way preservation area consistent with the 4-lane roadway design. Additionally, a prior to 
certification condition of approval is proposed to label the area on the PD site plan between the existing 
right of way line and the future right of way as “Right of Way Preservation”. 
 
Lakeshore Rd. is a 2-lane, undivided, substandard collector roadway characterized by +/- 11-foot-wide 
travel lanes in average condition.  Along the project’s frontage, the roadway lies within a +/- 50-foot-wide 
right-of-way.  There are sidewalks along both sides of the roadway.  There are no curbs or bicycle facilities 
present in the vicinity of the proposed project. 
 



According to the County 2021 TS-7 typical section for a 2-lane, rural roadway a minimum of 12-ft wide 
lanes with 5-ft paved shoulders, open drainage and sidewalks are required within 96 feet of right of way.  
The applicant has elected to defer addressing the substandard roadway conditions until the time of site 
development review. 
 
SITE ACCESS 
The subject property has existing access on Van Dyke Rd. and Lakeshore Rd.  
 
The modification proposes to relocate the Van Dyke Rd. driveway access to the east and to restrict the 
Lakeshore Rd. access to right-in/right-out only. 
 
The applicant’s site access analysis finds that the project’s site accesses warrant turn lanes as follows: 
 

 Van Dyke Rd. Access warrants a westbound to southbound left turn lane and an eastbound to 
southbound right turn lane.  

 
 Lakeshore Rd. Access warrants and a northbound to eastbound right turn lane.  Staff notes that a 

southbound to eastbound left turn lane is not required due to the right-in/right-out restriction. 
Fruthermore, due to limited frontage and right of way constraints the warranted northbound right 
turn lane may not be able to be accommodated.  If the northbound right turn lane cannot be 
constructed, the developer will be required to convert the access into a right out only.  

 
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 

Van Dyke Rd. Suncoast Pkwy Whirley Rd D F 

Lake Shore Rd. Van Dyke Rd Winhawk Way D C 

Source: Hillsborough County 2024 Level of Service Report.   



•  Community Area: Lutz
•  Project Type: Roadway Corridor
Improvements
•  Current Project Phase: Design
•  Commissioner District: District 2

Quick Facts

•  Corridor improvements for Van Dyke Rd, from Whirley Rd to Suncoast Pkwy (approximately 2 miles) from
a 2-lane undivided road, to a 4-lane divided facility. Includes enhanced pedestrian, bicycle facilities and
improvements to the associated stormwater drainage.
•  Additional items are: intersection improvements, enhanced pedestrian safety features such as sidewalks,
enhanced crosswalks and signals.  A shared-use trail connection from the Upper Tampa Bay Trail to the
Northdale Lake Park Trail will also be provided.

Project Description

•  Total: $123,974,741
•  Planning: $2,772,532
•  Design and Land: $36,251,130
•  Construction: $84,951,079

Project Cost Estimate

•  Reduce traffic congestion and improve
safety for drivers, pedestrians and
bicyclists.
• Increase the overall mobility along Van
Dyke Rd while maximizing safety along the
corridor.

Project Objectives

Estimated Project Schedule
•  Project Development (Planning) Completion - Mid 2020
•  Design/Land Acquisition Completion - Mid 2025
•  Procurement Completion - TBD
•  Construction Completion - TBD

Questions?
Amanda Elia Sotomayor
Project Manager
(813) 635-5400

Van Dyke Road Corridor Improvemens (Gunn Hwy to East of
Whirley Rd)
Capital Improvement Program Project Fact Sheet
Project Number: 69646000

Data Date: Aug 2025
Note: The cost and schedule data shown here are the County's current best
estimates and are subject to change. Changes (if any) are updated once a
month.

NOTE:  Every reasonable effort has been made to assure the accuracy of this map. Hillsborough County does not assume any liability arising from use of this map. THIS MAP IS
PROVIDED WITHOUT WARRANTY OF ANY KIND, either expressed or implied, including, but not limited to,
the implied warranties of merchantability and fitness for a particular purpose.

SOURCES:  This map has been prepared for the inventory of real property found within Hillsborough County and is compiled from recorded
deeds, plats, and other public records; it is based on BEST AVAILABLE data.

Users of this map are hereby notified that the aforementioned public primary information sources should be consulted for verification of the information contained on this map.
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Environmental Excellence in a Changing World 
Roger P. Stewart Center 

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

REZONING 

HEARING DATE: June 16, 2025 

PETITION NO.: 25-0586 

EPC REVIEWER: Kelly M. Holland 

CONTACT INFORMATION: (813) 627-2600 x 1222  

EMAIL:  hollandk@epchc.org 

COMMENT DATE: April 2, 2025 

PROPERTY ADDRESS: 5524 Van Dyke Road, 
Lutz 

FOLIO #: 0148040000 

STR: 20-27S-18E 

REQUESTED ZONING: Major Modification to an existing PD 

FINDINGS 
WETLANDS PRESENT NO 
SITE INSPECTION DATE 04/02/2025 
WETLAND LINE VALIDITY NA 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

NA 

The EPC Wetlands Division has reviewed the proposed rezoning. In the site plan’s current 
configuration, a resubmittal is not necessary. If the zoning proposal changes and/or the site plans are 
altered, EPC staff will need to review the zoning again. 
 
INFORMATIONAL COMMENTS: 
 
The following specific comments are made for informational purposes only and to provide guidance as to 
the EPC review process.  However, future EPC staff review is not limited to the following, regardless of 
the obviousness of the concern as raised by the general site plan and EPC staff may identify other 
legitimate concerns at any time prior to final project approval. 
 
EPC staff reviewed the above referenced parcel in order to determine the extent of any wetlands and other 
surface waters pursuant to Chapter 1-11, Rules of the EPC. This determination was performed using aerial 
photography, soil surveys, and reviewing EPC files. Through this review, it appears that no wetlands or 
other surface waters exist onsite/ within the proposed construction boundaries. 
 
  



REZ 25-0586 
April 2, 2025 
Page 2 of 2 
 

Environmental Excellence in a Changing World 
Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619   -   (813) 627-2600   -   www.epchc.org 
An Affirmative Action / Equal Opportunity Employer 

 

Please be advised this wetland determination is informal and non-binding. A formal wetland delineation 
may be applied for by submitting a “WDR30 - Delineation Request Application”. 
Once approved, the formal wetland delineation would be binding for five years. 

 
Kmh / app 
 
ec: Raed Petrus, Applicant – rwtobacco@aol.com 
 Elizabeth Rodriguez - libbytraffic@yahoo.com 
 
 



    AGENCY COMMENT SHEET 
 
 
TO: Zoning/Code Administration, Development Services Department  
 
FROM: Reviewer: Andria McMaugh  Date:  06/11/2025 

 
Agency:  Natural Resources  Petition #: 25-0586 

   
 
(  ) This agency has no comment 

 
  (  ) This agency has no objections 
 

(X) This agency has no objections, subject to listed or attached 
conditions 

 
  (  ) This agency objects, based on the listed or attached issues. 
 
 

1. Natural Resources staff identified a number of significant trees on the site 
including potential Grand Oaks. The site plan may be modified from the 
Certified Site Plan to avoid tree removal. This statement should be 
identified as a condition of the rezoning. 

 
2. 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.  

 
3. 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.  

 
4. If the notes and/or graphic on the site plan are in conflict with specific zoning 

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

 
 
 



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   MM 25-0586  REVIEWED BY:   Clay Walker, E.I. DATE:  3/14/2025 

 
 

FOLIO NO.:   14804.0000                                                                                                                

 

WATER 

  The property lies within the                               Water Service Area.  The applicant 
should contact the provider to determine the availability of water service.  

 A  12  inch water main exists   (approximately    feet from the site),   (adjacent to 
the site),  and is located west of the subject property within the west Right-of-Way of 
Lakeshore Drive . This will be the likely point-of-connection, however there could be 
additional and/or different points-of-connection determined at the time of the application 
for service. This is not a reservation of capacity. 

 Water distribution system improvements will need to be completed prior to connection to 
the County’s water system. The improvements include                                    and will 
need to be completed by the          prior to issuance of any building permits that will 
create additional demand on the system. 

WASTEWATER 

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

 A  4  inch wastewater forcemain exists  (approximately       feet from the project 
site),  (adjacent to the site)   and is located north of the subject property within the 
north Right-of-Way of Van Dyke Road . This will be the likely point-of-connection, 
however there could be additional and/or different points-of-connection determined at 
the time of the application for service. This is not a reservation of capacity.  

 Wastewater collection system improvements will need to be completed prior to 
connection to the County’s wastewater system. The improvements include               
and will need to be completed by the                prior to issuance of any building permits 
that will create additional demand on the system. 

COMMENTS:  The subject rezoning includes parcels that are within the Urban Service Area 
and would require connection to the County's potable water and wastewater systems. 
The subject area is located within the Hillsborough County Wastewater Service Area 
and will be served by the Van Dyke Wastewater Treatment Plant. If all of the 
development commitments for the referenced facility are added together, they would 
exceed the existing reserve capacity of the facility.  However, there is a plan in place to 
address the capacity prior to all of the existing commitments connecting and sending 
flow to the referenced facility.  As such, an individual permit will be required based on 
the following language noted on the permits: The referenced facility currently does not 
have, but will have prior to placing the proposed project into operation, adequate 
reserve capacity to accept the flow from this project. 



           AGENCY REVIEW COMMENT SHEET

NOTE: THIS IS ONLY FOR ESTIMATE PURPOSES, BASED ON THE FEES AT THE TIME THE REVIEW WAS 
MADE. ACTUAL FEES WILL BE ASSESSED BASED ON PERMIT APPLICATIONS RECEIVED AND BASED ON 
THE FEE SCHEDULE AT THE TIME OF BUILDING PERMIT APPLICATION. 

TO: DATE:

REVIEWER:

APPLICANT: PETITION NO:

LOCATION:

FOLIO NO:

Estimated Fees:

Project Summary/Description:

Zoning Review, Development Services

Ron Barnes, Impact & Mobility Fee Coordinator

Raed Petrus

5524 Van Dyke Rd

14804.0000

07/21/2025

25-0586

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

Retail - Shopping Center           Warehouse 
(Per 1,000 s.f.)                            (Per 1,000 s.f.) 
Mobility: $15,939.00                 Mobility: $1,992.00 
Fire: $313.00                              Fire: $34.00 

Bank w/Drive Thru                  Retail - Fast Food w/Drive Thru        Mini-Warehouse 
(Per 1,000 s.f.)                         (Per 1,000 s.f.)                                      (Per 1,000 s.f.) 
Mobility: $24,321.00              Mobility: $122,822.00                        Mobility: $1,084.00 
Fire: $313.00                            Fire: $313.00                                        Fire: $32.00 

Rural Mobility, Northwest Park/Fire - 6,195 sq ft retail



ENVIRONMENTAL SERVICES DIVISION
PO Box 1110  

Tampa, FL 33601-1110

1 

Agency Review Comment Sheet
NOTE: Wellhead Resource Protection Areas (WRPA), Potable Water Wellfield Protection 
Areas (PWWPA), and Surface Water Resource Protection Areas (SWRPA) reviews are based 
on the most current available data on the Hillsborough County maps, as set forth in Part 
3.05.00 of the Land Development Code.

TO: Zoning Review, Development Services REQUEST DATE: 8/8/2025

REVIEWER: Kim Cruz, Environmental Supervisor REVIEW DATE: 8/22/2025

PROPERTY OWNER: Convenience Store Warehouse, Inc. PID: 25-0586

APPLICANT: Raed Petrus

LOCATION: 5524 Van Dyke Rd. Lutz, FL 33558

FOLIO NO.: 14804.0000

AGENCY REVIEW COMMENTS:

According to the application, the applicant is requesting a Major Mod of PD 92-0099.  The site 
currently has a gas station with a convenience store and a car wash which are proposed to stay.  
The proposed new activity is retail to be located due east of the existing gas station on the same 
Folio.   

Protection Area
At this time, according to the Hillsborough County BOCC approved maps adopted in the 
Comprehensive Plan, the site is located within Wellhead Resource Protection Area (WRPA) Zone 
1 and Zone 2. Allowable activities on the property are subject to the WRPA Zone 1 2 
restrictions and prohibitions found in Hillsborough County Land Development Code (LDC) 
Sec. 3.05.03.A. & B. and Sec. 3.05.04.A. & B.   

New Proposed Activity
The use, handling, production, disposal, and storage of Regulated Substances associated with
nonresidential activities is prohibited in WRPA Zone 2.  Retail establishments are generally
exempt provided Regulated Substances remain in the original substances and unopened containers 
and Best Management Practices are implemented. For a complete list of the Regulated Substances, 
and their elements, please refer to 40 Code of Federal Regulations 302.4. Hillsborough County 
EVSD has no objections with the following condition: 
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 Within the Wellhead Resource Protection Areas, Regulated Substances associated with 
the retail establishment shall remain in the unopened, original substances containers and 
Best Management Practices shall be implemented.   

 
Activities Present on Site 
Aerials from 2002 show the gas station and car wash was present prior to the effective date of the 
Wellhead and Surface Water Protection regulation in LDC Part 3.05.00.  The use, handling, and 
storage of Regulated Substances associated with nonresidential activities, as well as new 
underground storage tank systems and aboveground storage tank systems are prohibited within 
WRPA Zone 2.   
 
According to Section 3.05.03.C., since the prohibited activities within the WRPA Zone 2 existed 
prior to the effective date of the regulation, then an Operating/Closure permit under Section 
3.05.08 is required.  For an Operating Permit, the applicant shall demonstrate the use of Best 
Available Technology (BAT) and/or Best Management Practices (BMP) for the prohibited 
activities.       
 
Other Resource Protection Areas 
At this time, according to the Hillsborough County BOCC approved maps adopted in the 
Comprehensive Plan, the site does not appear to be located within a Potable Wellfield Protection 
Area (PWWPA) and/or Surface Water Resource Protection Area, as defined in Part 3.05.00 of the 
Hillsborough County Land Development Code (LDC).   
 



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 19 Mar. 2025 

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 
APPLICANT:   Elizabeth Rodriguez PETITION NO:  MM 25-0586 
LOCATION:   5524 Van Dyke Rd., Lutz, FL  33558 

FOLIO NO:   14804.0000 SEC: 20   TWN: 27   RNG: 18 
 

 

 

  This agency has no comments. 

 

  This agency has no objection. 

 

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

 

 This agency objects, based on the listed or attached conditions. 

   

COMMENTS:        . 
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · · BOARD OF COUNTY COMMISSIONERS
·

· · ·IN RE:

· · ·ZONING HEARING MASTER MEETING

·

· · · · · · · · · · · ZONING HEARING MASTER MEETING
· · · · · · · · ·TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · ·BEFORE:· · · · Steve Luce
· · · · · · · · · · · · · · · Zoning Hearing Master
·

· · · · · · · ·DATE:· · · · · Monday, December 15, 2025

· · · · · · · ·TIME:· · · · · Commencing at 6:00 p.m.
· · · · · · · · · · · · · · · Concluding at 8:39 p.m.
·
· · · · · · · ·LOCATION:· · · Hillsborough County BOCC -
· · · · · · · · · · · · · · · Development Services Department
· · · · · · · · · · · · · · · (LUHO, ZHM, Phosphate)
· · · · · · · · · · · · · · · Second Floor Boardroom
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · Tampa, Florida 33601

·

·

·

·

·

·

·

· · ·Reported by:
· · ·Diane DeMarsh, AAERT No. 1654
· · ·Notary Public for the State of Florida

·

In RE- Zoning Hearing Master Meeting
December 15, 2025

U.S. Legal Support | www.uslegalsupport.com

In RE- Zoning Hearing Master Meeting
December 15, 2025

U.S. Legal Support | www.uslegalsupport.com ·



·1· · · · · · ·MS. HEINRICH:· Our next application is Item D.2,

·2· ·Major Mod 25-0586.· The applicant is requesting a Major

·3· ·Modification to PD 92-0099.· James Baker has reviewed this for

·4· ·Development Services, and I will be presenting his findings

·5· ·tonight on his behalf.

·6· · · · · · ·HEARING MASTER:· Okay.· The applicant, please.

·7· · · · · · ·MS. E. RODRIGUEZ:· Hi.· I am Elizabeth Rodriguez,

·8· ·18156 Sandy Pointe Drive, Tampa, Florida.· With me today --

·9· ·Wolly (phonetic) didn't show up, right?

10· · · · · · ·MR. PETRUS:· Raed Petrus.

11· · · · · · ·MS. E. RODRIGUEZ:· Yeah.· Raed Petrus, the developer.

12· · · · · · ·And this is Major Modification 25-0586.· And it's

13· ·Major Modification to PD 92-0099.· Can you show the first

14· ·location map?· The subject property is located to the south --

15· ·at the southeast corner of Van Dyke Road and Lakeshore Road, and

16· ·it's bounded on the south by the Veterans Expressway.· There's

17· ·an existing Shell gas station on the site.

18· · · · · · ·So the main things that we're requesting are, first of

19· ·all, an increase in the square footage.· We want to expand the

20· ·building envelope so that we can build on the entire site, the

21· ·eastern portion of the site.· And then, reduced front yard

22· ·setbacks, reduced to 15 feet along Van Dyke, 10 on Lakeshore,

23· ·and then just a 5-foot setback from the Veterans.

24· · · · · · ·Can you switch to the other location map?· This is a

25· ·little bit more of a zoomed in location map just to show you

In RE- Zoning Hearing Master Meeting
December 15, 2025
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·1· ·what is in the surrounding area.· So to the south, again, if

·2· ·you want to indicate Lizzy (phonetic), is the Veterans

·3· ·Expressway, which is obviously a huge, you know, buffer in terms

·4· ·of any other land use.· To the north, we have the Lakeshore

·5· ·Preserve Apartments.· Note that they are designed with their

·6· ·backs to Van Dyke and oriented the other way with a lot of

·7· ·landscaping and fence along Van Dyke, and that's between the

·8· ·apartments and then what we have, which is again, an existing

·9· ·gas station.· To the west of them is the Salvation Army Regional

10· ·Headquarters.· But then to the west of our gas station are the

11· ·Avea Pointe Apartment.· And like the Lakeshore Preserve

12· ·Apartments, they are designed in such a way that they're not

13· ·oriented toward our existing gas station.

14· · · · · · ·You want to show them the site plan, please?· Okay.

15· ·Here is our proposed site plan.· And the one thing that I want

16· ·to point out on the existing site plan, and call your attention

17· ·to, is this right-of-way line which you see is cutting through

18· ·our gas station.· And I'll show you what that's all about on the

19· ·next exhibit.· Can you pop up the roundabout for me, please?

20· ·All right.· So these are the County's plans.· I'll show you the

21· ·project number in a second.· And all of this is in the staff

22· ·report.· I'm just trying to hone in on this because it's kind of

23· ·a key thing.

24· · · · · · ·See the right-of-way line?· And see how that goes

25· ·through the building?· So what they're doing is they're doing

In RE- Zoning Hearing Master Meeting
December 15, 2025
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·1· ·a -- improvements on Van Dyke and one component of the

·2· ·improvements is they're doing a roundabout right there at that

·3· ·corner of Van Dyke and Lakeshore, and they need right-of-way

·4· ·from our site through the building.

·5· · · · · · ·Okay.· Next and last exhibit.· Okay.· So here's the

·6· ·information about the County project.· And this exhibit is in

·7· ·your, you know, staff report.· And it includes a roundabout that

·8· ·I just showed you.· And the reason I'm bringing this to your

·9· ·attention to show you that -- if you can point to where it says,

10· ·to be determined, in terms of some of the timing of the later

11· ·phases of the County project there's uncertainty about the

12· ·timing of the project.

13· · · · · · ·We're not sure when we are going to build on our site

14· ·relative to when they would want to knock the building down.· So

15· ·we're trying to just build some flexibility in, and that's why

16· ·we're drawing kind of a big building envelope over our whole

17· ·site.· If it's going to be a while before they want to take the

18· ·gas station, we might build a little retail development to the

19· ·east.· But if it's going to be pretty soon, we obviously have to

20· ·move the gas building, and we want as much flexibility as

21· ·possible to kind of pivot, and possibly, there might be some

22· ·impact on the location of the access points.

23· · · · · · ·And that's the reason that we're asking also for the

24· ·PD variation for the Scenic Corridor Preservation.· That would

25· ·normally be a 5-foot -- or I'm sorry, a 15-foot buffer
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·1· ·requirement along Van Dyke.· We need as much room to react to

·2· ·what's happening as possible.· So anyway, that's kind of the big

·3· ·picture of what we're asking for.· And the staff reports next.

·4· ·But if you have any questions, please (indiscernible) --

·5· · · · · · ·HEARING MASTER:· Yeah, just leave that graphic up for

·6· ·just a second.

·7· · · · · · ·MS. E. RODRIGUEZ:· About the --

·8· · · · · · ·HEARING MASTER:· The schedule.

·9· · · · · · ·MS. E. RODRIGUEZ:· Yeah.

10· · · · · · ·HEARING MASTER:· So it says, Design land acquisition

11· ·completion mid-2025.· So --

12· · · · · · ·MS. E. RODRIGUEZ:· Yeah.· And then, maybe that

13· ·schedule, kind of, slipped or something because -- the

14· ·developers here.· They haven't acquired --

15· · · · · · ·MR. PETRUS:· No.· That was -- actually, this is an old

16· ·information.· And --

17· · · · · · ·MS. HEINRICH:· Oh.· Sir, you have to be on the record.

18· · · · · · ·MS. E. RODRIGUEZ:· Oh.· Yeah.· Do you want to come up?

19· ·He's the applicant.· Can he come up right now?

20· · · · · · ·HEARING MASTER:· Yes.

21· · · · · · ·MS. E. RODRIGUEZ:· Okay.

22· · · · · · ·HEARING MASTER:· That's fine.

23· · · · · · ·MS. E. RODRIGUEZ:· Okay.· Yeah.· Here.

24· · · · · · ·MR. PETRUS:· Good evening.· My name -- my name is Raed

25· ·Petrus.· I'm one of the owners of the gas station.
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·1· · · · · · ·HEARING MASTER:· And your address, please, for the

·2· ·record?

·3· · · · · · ·MR. PETRUS:· Five -- I'm sorry.· 5524 Van Dyke Road.

·4· · · · · · ·HEARING MASTER:· Okay.

·5· · · · · · ·MR. PETRUS:· So basically, what we've been in business

·6· ·for 25 years, and I mean, I've been the manager and owner for

·7· ·the location.· It's a neighborhood store.· So the currently --

·8· ·the way we have it, we have restricted square footage, okay?· So

·9· ·the zoning originally of the -- on this property was, like,

10· ·three -- I think, 4,500 square feet.· And of course, we would

11· ·like to expand the store to meet the future needs of our

12· ·customers.

13· · · · · · ·But at the same time, we're trying to be ahead of the

14· ·game because eventually -- we don't know yet to be honest with

15· ·you, we don't know when they're going to widen the road.· So the

16· ·idea is to basically submit for the approval to get more square

17· ·footage.· So hopefully we'll have more flexibility in the future

18· ·to build, hopefully, the store on the opposite side of the

19· ·building, because we have a big pond that will accommodate the

20· ·size in the future.

21· · · · · · ·MS. E. RODRIGUEZ:· And I think he was asking, he was

22· ·saying that -- okay.· They were supposed to be done --

23· · · · · · ·HEARING MASTER:· (Indiscernible) --

24· · · · · · ·MS. HEINRICH:· Could you please -- I'm sorry.· Could

25· ·you please speak into the microphone --
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·1· · · · · · ·HEARING MASTER:· The microphone.

·2· · · · · · ·MS. HEINRICH:· -- so it can be captured?

·3· · · · · · ·MS. E. RODRIGUEZ:· Yeah.· And I think Mr. Luce was

·4· ·saying that the schedule says that the land acquisition would be

·5· ·complete in mid --

·6· · · · · · ·MR. PETRUS:· No.

·7· · · · · · ·MS. E. RODRIGUEZ:· So they have not acquired your

·8· ·land?

·9· · · · · · ·MR. PETRUS:· No.· No.· No.· This is --

10· · · · · · ·MS. E. RODRIGUEZ:· So --

11· · · · · · ·MR. PETRUS:· -- this is not even on the agenda right

12· ·now because the County does not have the funding for the

13· ·project.· This project might take maybe, like, five or six years

14· ·from now.· We don't know.

15· · · · · · ·HEARING MASTER:· Okay.

16· · · · · · ·MR. PETRUS:· This is old information.

17· · · · · · ·HEARING MASTER:· Okay.

18· · · · · · ·MR. PETRUS:· Yeah.

19· · · · · · ·HEARING MASTER:· Okay.· That's a question I had.  I

20· ·want to know where the County is in the process.

21· · · · · · ·MS. E. RODRIGUEZ:· Where the County is in the process?

22· · · · · · ·HEARING MASTER:· Yes.

23· · · · · · ·MR. PETRUS:· Actually, right now, I think they just

24· ·approved the plans.· But like I said, it's only the plans have

25· ·been approved, but there's no funding for the project.
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·1· · · · · · ·HEARING MASTER:· Okay.· All right.· I got it.· Thank

·2· ·you.

·3· · · · · · ·MS. E. RODRIGUEZ:· Do you want to enter your thing?

·4· · · · · · ·MR. PETRUS:· Oh, and of course, I have here a petition

·5· ·signed by my customers.· I would like to add to the record if

·6· ·possible.

·7· · · · · · ·HEARING MASTER:· Yes.

·8· · · · · · ·MR. PETRUS:· Thank you.

·9· · · · · · ·HEARING MASTER:· Give it to the Clerks, please.

10· · · · · · ·MS. E. RODRIGUEZ:· Okay.· Any other questions?

11· · · · · · ·HEARING MASTER:· I just -- I did look in Optix and

12· ·look it, there's -- it taken a long time to get to this point.

13· ·If you could give me some context as to why it took so long to

14· ·get to this point.

15· · · · · · ·MS. E. RODRIGUEZ:· You mean why it took --

16· · · · · · ·HEARING MASTER:· The main file -- the zoning

17· ·application to today.· It's been quite a long time.

18· · · · · · ·MS. E. RODRIGUEZ:· Well, we were supposed to get

19· ·heard --

20· · · · · · ·HEARING MASTER:· If you don't know, that's fine.

21· · · · · · ·MS. E. RODRIGUEZ:· He's just saying, why did it take

22· ·us five, six -- six months to get through the process?

23· · · · · · ·MR. PETRUS:· Well, because we have go -- honestly,

24· ·we're going back and forth with the Zoning Committee.· They were

25· ·asking some information on the property, and we went through --
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·1· ·because we're still not sure how we're going to lay out the

·2· ·building, to be honest with you.· So this is -- all we're asking

·3· ·right now, we're asking an increase of the --

·4· · · · · · ·MS. E. RODRIGUEZ:· Bubble plan.

·5· · · · · · ·MR. PETRUS:· Yeah.· So we submit a bubble plan to give

·6· ·us flexibility so actually put the future (indiscernible).

·7· · · · · · ·HEARING MASTER:· All right.· Thank you.

·8· · · · · · ·MR. PETRUS:· Thank you.

·9· · · · · · ·HEARING MASTER:· All right.· All right.· Development

10· ·Services staff.

11· · · · · · ·MS. HEINRICH:· Michelle Heinrich, Development

12· ·Services.

13· · · · · · ·Staff reviewed a Major Modification request to PD

14· ·92-0099 located at the southeast corner of Van Dyke and

15· ·Lakeshore Roads.

16· · · · · · ·The applicant seeks to increase the intensity

17· ·permitted from a 0.04 FAR to a 0.25 FAR; expand the permitted

18· ·uses to include a car wash and limited retail uses in the CN

19· ·zoning district; increase the maximum building height from 25 to

20· ·50 feet; enlarge the building envelope; reduce the front yard

21· ·setbacks from 30 feet to 15 along Van Dyke Road, and 10 along

22· ·Lakeshore Road, and also to reduce the southern setback from 20

23· ·to 5 feet; and to remove the requirement for a reverse frontage

24· ·site layout.· As you heard, one PD variation was requested,

25· ·which is to remove the 15-foot Suburban Scenic Corridor on
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·1· ·(indiscernible) Road, and staff does not object to that

·2· ·request.

·3· · · · · · ·The site is in the Reservoir Future Land Use Category,

·4· ·Urban Service Area and the Lutz Community Plan.· However, the

·5· ·site is not subject to the Lutz Rural Development Standards.

·6· ·Staff's review found that the surrounding area has become more

·7· ·developed since the original rezoning in 1992, with multi-family

·8· ·now to the north and west and the construction of the Veterans

·9· ·Expressway to the south.· Staff found the request compatible

10· ·with the area and no objections from reviewing agencies were

11· ·received.

12· · · · · · ·Therefore, staff requests -- the staff finds the

13· ·request approvable subject to proposed conditions.· And I'd be

14· ·happy to answer any questions you have.

15· · · · · · ·HEARING MASTER:· I guess, the same question for the

16· ·applicant, that I see in Optix that they filed, like, six months

17· ·ago, and there was a more detailed site plan submitted in the

18· ·beginning.· And now, we're at a stage where it's a bubble plan.

19· ·If you could provide any context as to how you arrived at where

20· ·you are today, or the staff recommendation and approval of the

21· ·bubble plan.

22· · · · · · ·MS. HEINRICH:· Mainly, for flexibility purposes.  I

23· ·believe that was the applicant's first proposal, and it was

24· ·explained to them that at -- when they have something that

25· ·specific, that is what they're going to be held to.· And I also
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·1· ·believe that at the time they were still working out if they

·2· ·might need other flexibility, like, setbacks.· And I know that

·3· ·they were also working with transportation with the right-of-way

·4· ·information that you heard from the applicant.· So there were

·5· ·quite a few factors being worked on between the staff and the

·6· ·applicant.

·7· · · · · · ·HEARING MASTER:· Okay.· All right.· Thank you.

·8· · · · · · ·All right.· Planning Commission staff.

·9· · · · · · ·MS. LIENHARD:· Thank you.

10· · · · · · ·The subject property is located in the Residential-4

11· ·Future Land Use Category.· It is in the Urban Service Area, and

12· ·the subject property is located within the limits of the Lutz

13· ·Community Plan.

14· · · · · · ·The proposal is consistent with the intent of Future

15· ·Land Use Section Objective 4.4, its modifying policies, which

16· ·require that new development be compatible with the surrounding

17· ·neighborhood.· The surrounding land use pattern consists

18· ·primarily of single-family residential and public/quasi-public

19· ·uses.· Notably, the existing residential areas are located at a

20· ·substantial distance from the subject site and are separated by

21· ·major roadways, both Lakeshore Road and Van Dyke Road, which

22· ·serve as effective physical and visual buffers.· In addition,

23· ·the subject site meets Commercial Locational Criteria due to its

24· ·location at the intersection of Van Dyke Road, which is a County

25· ·Arterial Roadway, and Lakeshore Road, which is a County
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·1· ·Collector Roadway, confirming that its proposed commercial use

·2· ·is appropriately situated in accordance with Commercial

·3· ·Locational Criteria, Policies and the Comprehensive Plan.

·4· · · · · · ·The proposed development is expected to complement the

·5· ·existing land use pattern and provide compatible neighborhood

·6· ·serving commercial opportunities, enhancing the overall

·7· ·functionality of the surrounding area.· By adhering to the

·8· ·locational intensity and compatibility standards of the

·9· ·Comprehensive Plan, the request demonstrates consistency with

10· ·the aforementioned policies.

11· · · · · · ·The subject site is located within the boundaries of

12· ·the Lutz Community Plan.· The desired commercial character

13· ·within the community emphasizes developments that are compatible

14· ·in both scale and character, with the rural esthetic of the area

15· ·and its surrounding environment.· While the site is not located

16· ·within the designated commercial nodes of the Community Plan, it

17· ·meets the Commercial Locational Criteria outlined in the

18· ·Comprehensive Plan, providing appropriate accessibility and

19· ·adjacency to existing development patterns.· The proposed

20· ·development aligns with the intent of the Community Plan, as the

21· ·proposed floor area ratio remains consistent with the scale

22· ·permitted under the Residential-4 Future Land Use Category.

23· · · · · · ·Based upon those considerations, Planning Commission

24· ·staff finds the proposed modification consistent with the

25· ·Unincorporated Hillsborough County Comprehensive Plan, subject
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·1· ·to the conditions proposed by Development Services.· Thank you.

·2· · · · · · ·HEARING MASTER:· Okay.· (Indiscernible) time, is there

·3· ·anyone in the audience that wishes to speak in support of the

·4· ·application?

·5· · · · · · ·MR. HUNT:· We do have one virtually in support.

·6· · · · · · ·HEARING MASTER:· Okay.

·7· · · · · · ·MS. WHITE:· I think to answer your question, the

·8· ·public meeting was held in May of this year about the road

·9· ·widening.· I don't know if that's what -- when Raed decided --

10· ·it prompted him for this application.· But there was a public

11· ·meeting and on-site, I guess, feedback from the community on the

12· ·road widening.· And the roundabout -- there's going to be two

13· ·roundabouts proposed on Van Dyke Road.· And the first one is

14· ·right at the Shell station at Van Dyke and Lakeshore.

15· · · · · · ·HEARING MASTER:· Okay.

16· · · · · · ·MS. WHITE:· So my name is Beth White.· My business

17· ·address is 5338 Van Dyke Road in Lutz.· And I ask that you

18· ·approve this modification.

19· · · · · · ·HEARING MASTER:· Okay.

20· · · · · · ·MS. WHITE:· With the proposed expansion of Van Dyke

21· ·Road, Raed stands to lose his business as the proposed

22· ·roundabout on Van Dyke and Lakeshore would take a portion of his

23· ·property, including the store.· He's being proactive with this

24· ·application before the expansion occurs.· Raed's Shell station

25· ·is within walking distance of my business.· I frequented his
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·1· ·business for over 20 years, a daily when he has the Post

·2· ·Office.· We use the convenience store, the -- we pump our gas,

·3· ·frequent the car wash.· And the introduction of the food trucks

·4· ·have been a very welcome addition to our neighborhood.

·5· · · · · · ·Those of us who work or live by the Shell station

·6· ·depend on it.· During our storms when the power is out, Raed

·7· ·immediately fires up a generator to make sure the community has

·8· ·access for food and ice.· He's a wonderful man who cares about

·9· ·the community, and as a small business owner, is doing what is

10· ·required to keep his company.· So I ask you to please approve

11· ·this zoning application.· Thank you.

12· · · · · · ·HEARING MASTER:· Okay.· Thank you, ma'am.

13· · · · · · ·Is there anyone else in the audience that wishes to

14· ·speak in support of the application?· No one responding.

15· · · · · · ·Anyone in the audience wish to speak in opposition to

16· ·the application?· See no one responding.

17· · · · · · ·Staff, anything further?

18· · · · · · ·MS. HEINRICH:· Yes.· Transportation staff has some

19· ·comments that they would like to make.· Thank you.

20· · · · · · ·HEARING MASTER:· Okay.

21· · · · · · ·Yes, sir.

22· · · · · · ·MR. PEREZ:· Yes.· Mr. Zoning Hearing Officer, I'd just

23· ·like to clarify the status of the Capital Improvement Plan for

24· ·Van Dyke Road to widen it to a future four lane.· It is

25· ·currently in the 60 percent design phase and proceeding for
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·1· ·final approval, kind of on a concurrent track with this zoning

·2· ·moving forward.· In my report, I speak to that.· Within the

·3· ·conditions of approval, it acknowledges the need to memorialize

·4· ·the corridor preservation and link that to that future

·5· ·improvement, which includes not only the four lanes, but a

·6· ·roundabout at the intersection of Van Dyke Road and Lakeshore.

·7· · · · · · ·HEARING MASTER:· Okay.· And I did see in the files,

·8· ·either the applicant provided or the staff did, the actual

·9· ·cross-section for the roundabout and four-laning of Van Dyke.

10· · · · · · ·MR. PEREZ:· That is correct.· That is from the 60

11· ·percent plan --

12· · · · · · ·HEARING MASTER:· Sixty percent plans.

13· · · · · · ·MR. PEREZ:· -- moving forward for final approval.

14· · · · · · ·HEARING MASTER:· Okay.

15· · · · · · ·MR. PEREZ:· And additionally, no acquisition in this

16· ·immediate area I'm aware of has taken place.· There is partial

17· ·funding, is my understanding, and coordination with public

18· ·works.· But there is -- the beginning of construction is to be

19· ·determined.

20· · · · · · ·HEARING MASTER:· Okay.· And then, in a redevelopment

21· ·scenario, they have to go through the permitting and deal with

22· ·site access locations, turn lanes if necessary, et cetera, I

23· ·assume?

24· · · · · · ·MR. PEREZ:· That's correct.· The Transportation

25· ·comments within the body of the staff report encapsulates our
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·1· ·review of the site access.· The applicant's site access

·2· ·analysis proposed trip caps in relation to a overall build out

·3· ·of the site with the uses that are proposed --

·4· · · · · · ·HEARING MASTER:· Right.

·5· · · · · · ·MR. PEREZ:· -- and restrictions to access site access

·6· ·improvements that would be required.

·7· · · · · · ·HEARING MASTER:· Okay.

·8· · · · · · ·And Ms. Heinrich, just for the record, this applicant,

·9· ·if it's a bubble plan, they would have to go forward with --

10· ·whatever plans they came up with, they'd have to go see you

11· ·about construction plan review.

12· · · · · · ·MS. HEINRICH:· Correct.· It would be -- require site

13· ·development review --

14· · · · · · ·HEARING MASTER:· Right.

15· · · · · · ·MS. HEINRICH:· -- which goes through zoning and

16· ·various other agencies for review.

17· · · · · · ·HEARING MASTER:· Right.· And at that point in time,

18· ·you'd look at stormwater needs, parking needs, on-site

19· ·circulation needs, landscaping needs, you know, site access

20· ·locations, setbacks.

21· · · · · · ·MS. HEINRICH:· Right.· Setbacks --

22· · · · · · ·HEARING MASTER:· Right.· Right.

23· · · · · · ·MS. HEINRICH:· -- (indiscernible) -- yes, sir.

24· · · · · · ·HEARING MASTER:· So really, it's not known at this

25· ·time what that would look like, right?· Because there's still
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·1· ·another step to go.

·2· · · · · · ·MS. HEINRICH:· Correct.

·3· · · · · · ·HEARING MASTER:· Okay.· Got it.

·4· · · · · · ·At this point in time, the applicant has an

·5· ·opportunity for rebuttal.

·6· · · · · · ·MS. E. RODRIGUEZ:· We're okay.

·7· · · · · · ·HEARING MASTER:· You're good?

·8· · · · · · ·MS. E. RODRIGUEZ:· Yeah.

·9· · · · · · ·HEARING MASTER:· You're good.· Thank you.

10· · · · · · ·With that, that concludes this application.· And we're

11· ·ready for the next item.
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DECEMBER 15, 2025 – ZONING HEARING MASTER 
 
 

The Zoning Hearing Master (ZHM), Hillsborough County, Florida, met in Regular 
Meeting, scheduled for Monday, December 15, 2025, at 6:00 p.m., in the Boardroom, 
Frederick B. Karl County Center, Tampa, Florida, and held virtually. 

Steve Luce, ZHM, called the meeting to order at 6:00 p.m., led in the 
pledge of allegiance to the flag, and introduction. 

A. WITHDRAWALS AND CONTINUANCES 

Michelle Heinrich, Development Services (DS), reviewed the changes to the 
agenda.  

Steve Luce, ZHM, overview of ZHM process. 

Senior Assistant County Attorney Mary Dorman, overview of evidence/ZHM/BOCC 
Land Use process. 

Steve Luce, ZHM, Oath. 

B. REMANDS 

B.1. RZ 25-0500 

Michelle Heinrich, DS, called RZ 25-0500. 

Testimony provided. 

Steve Luce, ZHM, closed RZ 25-0500. 

C. REZONING STANDARD (RZ-STD): 

C.1. RZ 25-1281 

Michelle Heinrich, DS, called RZ 25-1281. 

Testimony provided. 

Steve Luce, ZHM, closed RZ 25-1281. 

C.2. RZ 25-1320 

Michelle Heinrich, DS, called RZ 25-1320. 

Testimony provided. 

Steve Luce, ZHM, closed RZ 25-1320. 



MONDAY, DECEMBER 15, 2025 
 
 

2 

C.3. RZ 25-1418 

Michelle Heinrich, DS, called RZ 25-1418. 

Testimony provided. 

Steve Luce, ZHM, closed RZ 25-1418. 

C.4. RZ 26-0037 

Michelle Heinrich, DS, called RZ 26-0037. 

Testimony provided. 

Steve Luce, ZHM, closed RZ 26-0037. 

C.5. RZ 26-0124 

Michelle Heinrich, DS, called RZ 26-0124. 

Testimony provided. 

Steve Luce, ZHM, closed RZ 26-0124. 

D. REZONING-PLANNED DEVELOPMENT (RZ-PD) AND MAJOR MODIFICATION (MM): 

D.1. RZ 25-0582 

Michelle Heinrich, DS, called RZ 25-0582. 

Testimony provided. 

Steve Luce, ZHM, continued RZ 25-0582 to February 23, 2026, ZHM hearing. 

D.2. RZ MM 25-0586 

Michelle Heinrich, DS, called MM 25-0586. 

Testimony provided. 

Steve Luce, ZHM, closed MM 25-0586. 

D.3. RZ 25-1245 

Michelle Heinrich, DS, called RZ 25-1245. 

Testimony provided. 
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Steve Luce, ZHM, closed RZ 25-1245. 

D.4. RZ 25-1250 

Michelle Heinrich, DS, called RZ 25-1250. 

Testimony provided. 

Steve Luce, ZHM, closed RZ 25-1250. 

D.5. RZ 25-1338 

Michelle Heinrich, DS, called RZ 25-1338. 

Testimony provided. 

Steve Luce, ZHM, closed RZ 25-1338. 

D.6. MM 25-1362 

Michelle Heinrich, DS, called MM 25-1362. 

Testimony provided. 

Steve Luce, ZHM, closed MM 25-1362. 

D.7. MM 25-1375 

Michelle Heinrich, DS, called MM 25-1375. 

Testimony provided. 

Steve Luce, ZHM, closed MM 25-1375. 

E. ZHM SPECIAL USE – None. 
ADJOURNMENT 

Steve Luce, ZHM, adjourned the meeting at 8:39 p.m. 
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