






















































AGENCY REVIEW COMMENT SHEET

TO: Zoning Technician, Development Services Department 
DATE: 6/11/2026

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

PLANNING AREA:  Brandon PETITION NO: MM 26-0063 

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 
New Conditions 
2.2.1  Tract A as detailed on sheet 2 of 6 of the PD Plan shall be permitted for uses consistent with Condition 

2. Notwithstanding anything herein these PD conditions or on the PD site plan to the contrary, 
cumulative site development shall not exceed 2,016 daily (24 hour) trips or 209 AM or 209 PM gross 
peak hour trips. Concurrent with each increment of development and redevelopment, the developer 
shall submit a trip generation study that calculates the incremental and cumulative impacts of 
development and indicate the number of trips remaining in both peak hours. Rates shall be based 
upon the most recent edition of the Institute of Transportation Engineering’s (ITE), Trip Generation 
Manual and the corresponding ITE land uses utilized to determine trip generation approved by the 
County administrator. 

2.2.2   As Broadway Center Blvd. is a substandard collector roadway, the developer shall be required to 
improve the roadway to current County standards (between the project driveway(s) 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 and other applicable sections of the TTM. 

2.2.3.  With the next increment of (re)development of Tract A, a westbound right turn lane shall be 
constructed at the eastern project access on Broadway Center Blvd. 

Revised Conditions 
14. 13. The developer has provided a traffic analysis signed and sealed on July 18, 2005 June 1, 2026 

showing tum lanes site access analysis improvements required to serve development traffic. The 
developer shall provide improvements to the Williams/Broadway intersection unless otherwise 
approved by the County Engineer. consistent with the attached drawing dated August 12, 2005. 
These improvements shall include dedicated left and right turn lanes on the eastbound approach to 
the Broadway/Williams intersection, as well as dedicated left tum lanes on the 
northbound,southbound and westbound approaches. All design and construction shall conform to 
the Hillsborough County Transportation Technical Manual, FDOT Plans Production Manual, and 
FDOT Florida Design Manual Standard Index. Any deviation from these design specifications will 
require a design exception from Hillsborough County Public Works. 

15. The general design, location, and number of the access point(s) shall be regulated by the Hillsborough 
County Access Management regulations as found in the Land Development Code (Land Development 
Code Section 6.04). The design and construction of curb cuts are subject to approval by the 
Hillsborough County Development Services Department. Final design, if approved by Hillsborough 



County Development Services Department may include, but is not limited to: left-turn lanes, 
acceleration lane(s) and deceleration lane(s). 

PROJECT SUMMARY AND ANALYSIS 
The applicant is requesting a Major Modification (MM) to Planned Development, (PD) zoning #90-0097, 
as most recently modified by Minor Modification (PRS) 21-0081.  The PD consists of multiple parcels 
totaling +/-85.26 acres approved for a mix of uses, including Industrial, Commercial, Hotel/Motel, and 
Multi-Family Residential, within 4 separate development tracts.  

The request proposes to modify four (4) parcels, totaling 54.15 acres of the PD to allow for a maximum of 
620,583 square feet of warehouse/distribution and manufacturing uses, and reconfigure the planned 
development tracts from four (4) to three (3) tracts. The modification area is currently approved for the 
following uses: 

Tract A-1: 10,000 sf of Neighborhood Commercial or Industrial 
Tract A-2: 65,000 sf of Hotel/Motel or Industrial 
Tract B: 800,000 sf of Industrial 

All three tracts will be reconfigured into one new tract (Tract A). 

As required pursuant to the Development Review Procedures Manual (DRPM), the applicant submitted a 
trip generation and site access analysis for the proposed project; however, the analysis does not reflect a 
worst-case analysis that represents the maximum potential trip impacts of the range of land uses proposed. 
Given this, and the sensitivity of the access and proximity to adjacent driveways, staff has included a 
condition restricting development to the number of trips studied in the applicant’s transportation analysis. 
This restriction may not permit the construction of 100% of the potential entitlements sought by the 
applicant (e.g.620,610 s.f. of certain types of applicable uses such as manufacturing, 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 was taken from the figures presented in the applicant’s analysis. Given the 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 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 (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 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 to reexamine 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 has prepared a comparison of the trips potentially generated under the approved entitlements allowed 
under the current PD zoning and proposed modification, utilizing a generalized worst-case scenario.  The 
information below is based on data from the Institute of Transportation Engineer’s Trip Generation Manual, 
12th Edition. 
 

Approved Uses (for Modification Area) 

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

Total Peak           
Hour Trips 

AM PM
PD Tract A-1: 10,000sf (16 VFP) Gas Station w/ Convenience
(ITE 945)

3,254 371 337 

PD Tract A-2: 65,000sf (143 Rooms) Hotel (ITE 310) 835 52 25
PD Tract B: 800,000sf Manufacturing (ITE 140) 1,565 408 642

TOTAL TRIPS 5,654 831 1,004

Proposed Uses(for Modification Area): 

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

Total Peak           
Hour Trips 

AM PM
PD Tract A: 620,610 sf  - Per Applicant’s Traffic Study* 3,010 236 223

Trip Generation Difference (between approved Development Plan 1 and Proposed Development Plan 2): 

 
24 Hour Two-
Way Volume 

Total Peak           
 Hour Trips 

AM PM
Difference -2,644 -595 -781 

* The trip cap data is based on the figures presented in the applicant’s traffic study. 

 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE 

Broadway Center Blvd/Williams Rd. is a 2-lane, substandard, County urban collector roadway with 
pavement in good condition.  The roadway is characterized by +/- 12-foot wide travel lanes, lying within 
+/- 70 feet of right of way along the project’s frontage.  There are no bicycle facilities in the vicinity of the 
proposed project.  There is +/- 5-foot-wide sidewalk along the south side of the roadway.   
 
The applicant will be required to improve the roadway to County typical standards, from the project 
accesses to the closest segment of roadway meeting standards, at the time of site development, unless 
otherwise approved in accordance with Section 6.04.02.B. of the Hillsborough County LDC.  Deviations 
from TTM standards may be considered in accordance with Section 1.7.2. and other applicable sections of 
the Hillsborough County TTM. 
 
 
SITE ACCESS AND CONNECTIVITY 

The proposed modification PD site plan shows two (2) full access connections to Broadway Center Blvd. 
serving the new Tract A. 
 
The applicant’s site access analysis concluded that a westbound right turn lane is warranted at the 
easternmost access (identified as Access A in said analysis) on Broadway Center Blvd. consistent with the 
requirements of County Land Development Code (LDC), Sec. 6.04.04. D. 
 



Since all project traffic travels through the Williams Rd. and Broadway Ave. intersection, immediately 
northeast of the subject site, the intersection is considered the primary site access. Existing condition of 
approval#14 requires site access improvements.  The applicant’s submitted site access analysis also finds 
that warrants are met for auxiliary lanes.  However, additional analysis provided by the applicant traffic 
engineer demonstrates significant constraints at the intersection, such as limited right of way and 
intervening CSX right of way, that may impede implementation of typical turn lane improvements.  
Condition of Approval #14 is proposed to be revised to allow for further consideration of potential site 
access improvements at the time of site construction plan review. 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

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

Broadway Center Blvd. is not included in the Hillsborough County 2024 Level of Service Report. 

Roadway From To 
LOS 

Standard 

Peak Hour 
Directional 

LOS 

Broadway Ave Falkenburg Rd Willimas Rd D D 

Broadway Ave Willimas Rd M L King Blvd D C 

Source: Hillsborough County 2024 Level of Service Report.   
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Unincorporated Hillsborough County Rezoning Consistency Review 
 
 
Hearing Date: June 22, 2026 
 
Report Prepared: June 11, 2026 
 

 
Case Number: MM 26-0063 
 
Folio(s): 65683.5706, 65683.5716, 65681.3055 & 
65681.3050  
 
General Location: South of East Broadway 
Avenue, east of Interstate 75 and west of 
Broadway Center Boulevard 
 

 
Comprehensive Plan Finding 

 
CONSISTENT 
 

 
Adopted Future Land Use 
 

 
Community Mixed Use-12 (12 du/ga; 0.50 FAR) 
 

 
Service Area 
 

 
Urban 
 

 
Community Plan(s) 
 

 
Brandon 
 

 
Rezoning Request 

 
Major Modification (MM) to Planned 
Development (IPD-1) 90-0097 to revise approved 
Tracts A-1, A-2 and a portion of Tract B 
 

 
Parcel Size 
 

 
54.15 ± acres 

 
Street Functional Classification 
 

 
East Broadway Avenue – County Collector 
Interstate 75 – State Principal Arterial 
Broadway Center Boulevard – County Collector 
 

 
Commercial Locational Criteria 
 

 
N/A 

  

 
 

Plan Hillsborough 
planhillsborough.org 

planner@plancom.org 
813 – 272 – 5940 

601 E Kennedy Blvd 
18th floor  

Tampa, FL, 33602 

http://www.planhillsborough.org/
mailto:planner@plancom.org
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Evacuation Area 
 

A portion in E 

 
 

 
Staff Analysis of Goals, Objectives and Policies: 
The 54.15 ± acre subject site is south of East Broadway Avenue, east of Interstate 75 and west of Broadway 
Center Boulevard. The subject site is in the Urban Service Area (USA) and is within the Brandon Community 
Plan, specifically the Light Industrial Character District. The applicant is requesting a Major Modification 
(MM) to Planned Development (IPD-1) 90-0097 to revise approved Tracts A-1, A-2 and a portion of Tract 
B.   
 
According to the revised request, which was uploaded into Optix on February 3, 2026, the request will: 

a) Show the relocation of an existing lake and wetland area to accommodate the consolidation of 
available land in Tract B into one contiguous development tract with Tracts A-1 and A-2; 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Community Mixed Use-12 

 
 IPD-1 90-0097  Light Industrial + Vacant 

Land   

North Urban Mixed Use-20 PD + AR + RMC-16 + 
CG   

Public/Quasi-
Public/Institutions +  

Multi-Family + 
HOA/Common Property + 

Single Family 
 

 

South Community Mixed Use-12 + 
Residential-6  

IPD-1 + ASC-1 + PD + 
RSC-6  

HOA/Common Property + 
Single Family + Light 

Industrial + Multi-Family 
 

 

East Community Mixed Use-12 + 
Residential-6  

IPD-1 + ASC-1 + PD + 
RSC-6  

Single Family +  
HOA/Common Property + 

Vacant Land +  
Public/Quasi-

Public/Institutions 
 

 

West 
Urban Mixed Use-20 +  

Community Mixed Use-12 + 
Public/Quasi-Public 

M + RSC-9 + BPO  

Public/Quasi-
Public/Institutions + 
Vacant Land + Single 

Family + Light Industrial + 
Heavy Industrial + Light 

Commercial 

 



MM 26-0063 3 
 

b) Coordinate location of existing and proposed access points for the consolidated tract; 
c) Consolidate a portion or Tract B and Tracts A-1 and A-2 into a single, revised Tract A; 
d) Add 52,817 square feet of Industrial uses to new Tract A; 
e) Modify development plan for new Tract A for warehouse distribution uses 
f) Eliminate Hotel/Motel and Neighborhood Commercial uses previously allowed in Tracts A-1 and 

A-2; 
g) Amend Land Use Data table to reflect allocation of approved entitlements to the new Tract A 

and Tract B and deletion of optional uses identified in “e)” above (note that the table maintains 
existing entitlements for the remaining Tract B land not part of this application so that that 
property is unaffected); 

h) Correct existing site note #6 to reflect all Manufacturing (M) zoning district uses not considered 
heavy industrial as permitted opposed to current erroneous reference to Manufacturing Light 
(ML) district; and 

i) Revise the zoning conditions of Approval to reflect the modifications set forth in a) – h) above. 
 
The subject site is located within the Urban Service Area, where Objective 1.1 of the Future Land Use 
Section (FLUS) directs 80 percent of the County’s anticipated growth. Consistent with this objective, FLUS 
Policy 3.1.3 requires that new development be compatible with surrounding uses, recognizing that 
“compatibility does not mean ‘the same as,’ but rather refers to the sensitivity of development proposals 
in preserving the character of existing development.” The subject property currently consists of vacant 
land and light industrial uses. Similar light industrial uses are located to the south, with vacant land to the 
east and west. Residential development is predominantly located to the south and east, while 
public/quasi-public/institutional uses are situated to the north across East Broadway Avenue, to the east 
across Williams Road, and to the west across Interstate 75. Considered collectively, this mix of surrounding 
land uses establishes a development pattern that supports the proposed use. Accordingly, the proposed 
development is compatible with the surrounding area and consistent with FLUS Objective 1.1 and FLUS 
Policy 3.1.3. 
 
FLUS Goal 2 and FLUS Objectives 2.1 and 2.2, together with their implementing policies, establish the 
Future Land Use Map (FLUM) and define the allowable range of uses for each Future Land Use category. 
The character of each land use category is shaped by building type, residential density, functional use, and 
the physical composition of the land. Collectively, these factors establish the overall atmosphere and 
development character intended for each designation. Each Future Land Use category provides a range 
of potentially permissible uses. These uses are not intended to be exhaustive, but rather illustrative of the 
types of development consistent with the intent and character of the designation. The Community Mixed 
Use-12 (CMU-12) Future Land Use category allows for the consideration of agricultural, residential, 
commercial, office, research and corporate park, light industrial multi-purpose, and clustered residential 
and/or mixed-use developments. The CMU-12 designation permits a maximum residential density of 12 
dwelling units per gross acre and a maximum development intensity of 0.50 Floor Area Ratio (FAR). Based 
on a site area of 54.15 acres, the maximum allowable development intensity under the CMU-12 
designation is 1,179,387 square feet (54.15 acres x 43,560 square feet x 0.50 FAR = 1,179,387 square feet). 
The proposed development intensity of 620,610 square feet is well below this maximum threshold. 
Correspondingly, the proposed Major Modification is consistent with the range of uses and development 
intensity permitted under the existing Community Mixed Use-12 Future Land Use designation and is 
therefore consistent with FLUS Goal 2 and FLUS Objective 2.2 
 
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUS Objective 4.1, FLUS Policy 4.1.1 and FLUS Policy 4.1.2). However, at the time 
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of uploading this report, Transportation comments were not yet available in Optix and thus were not 
taken into consideration for analysis of this request. 
 
The proposal satisfies the intent of FLUS Objective 4.4 and FLUS Policy 4.4.1, which require new 
development to be compatible with the surrounding neighborhood. The immediate vicinity of the subject 
site includes a mix of light industrial, residential, vacant, and public/quasi-public/institutional uses, 
establishing a diverse development context. FLUS Policy 4.4.1 provides that any increase in density or 
intensity must be compatible with existing, proposed, or planned development and that new 
development or redevelopment should be integrated with adjacent uses through the establishment of 
like or complementary uses, mitigation of potential adverse impacts, the provision of adequate 
transportation and pedestrian connections, and the incorporation of a gradual transition of intensity. 
According to the revised site plan, the applicant will comply with the required landscape buffering 
standards, proposing a 15-foot buffer along the northern property line, 10 feet along the southern and 
eastern property lines, and 8 feet along the western property line. Additionally, the applicant indicated 
that the building would maintain a 25-foot setback from the northern and southern property lines, and a 
7.5-foot setback from the eastern and western property lines. The proposed Major Modification adheres 
to these compatibility criteria by complementing the surrounding development pattern and appropriately 
integrating with adjacent land uses. Accordingly, the proposal is consistent with FLUS Objective 4.4 and 
FLUS Policy 4.4.1. 
 
The Environmental Protection Commission (EPC) Wetlands Division has reviewed the proposed Major 
Modification and determined that wetlands are present on the subject site. The Environmental Protection 
and Resiliency component of the Future Land Use Section (FLUS), Objective 6.1, promotes growth that is 
both sustainable and resilient while ensuring the protection of environmentally sensitive resources. FLUS 
Policy 6.1.1 requires that land development be regulated in a manner that safeguards the attributes, 
functions, and amenities of the natural environment under all projected growth scenarios. This includes 
the continued review, amendment, and implementation of land development regulations to ensure long-
term environmental protection. FLUS Objective 6.2 further provides that new development and 
redevelopment shall not adversely impact environmentally sensitive areas and other significant natural 
systems, as described in the Conservation and Aquifer Recharge Element and the Coastal Management 
Element of the Comprehensive Plan. Additionally, Objective 3.5 of the Environmental and Sustainability 
Section (ESS) of the Comprehensive Plan calls for the application of adopted criteria, standards, 
methodologies, and procedures to manage and maintain wetlands and other surface waters for optimal 
fisheries and environmental values, in consultation with the EPC. ESS Policy 3.5.1 emphasizes 
collaboration with the EPC to conserve and protect wetlands and surface waters from detrimental physical 
and hydrological alterations. It further requires a comprehensive planning-based approach to wetland 
ecosystem protection, ensuring no net loss of ecological values provided by wetlands and other 
authorized surface waters within Hillsborough County. The EPC provided comments on November 12, 
2025, indicating that a resubmittal is not necessary at this time. Because the proposed Major Modification 
preserves the on-site wetlands and avoids adverse impacts, the request is consistent with the applicable 
Comprehensive Plan Objectives and Policies governing growth in environmentally sensitive areas. 
 
FLUS Objective 3.2 and Policy 3.2.4 require that community plans throughout the County be consistent 
with the Comprehensive Plan. The subject site is located within the boundaries of the Brandon Community 
Plan. Strategy 5 under Goal 6 of the Brandon Community Plan identifies the general characteristics of each 
Character District within the Brandon community. These design characteristics are intended to be 
descriptive of the overall character of the area and its surrounding context and do not alter the Future 
Land Use designation or zoning of properties in effect at the time of adoption of the Brandon Community 
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Plan. Any proposed zoning changes may proceed in accordance with the Land Development Code. The 
subject site is located within the Light Industrial Character District, which encompasses the northwestern 
portion of Brandon and is primarily devoted to business parks, light industrial, and government uses. A 
significant portion of this district includes the Falkenburg Government Complex, which contains a 
concentration of Hillsborough County government facilities as well as Hillsborough Community College’s 
Brandon Campus. The Brandon Community Plan encourages the use of landscape plantings, including 
trees and shrubs, to soften the visual appearance of buildings and to screen less visually attractive 
activities from major thoroughfares. The proposed Major Modification to the existing light industrial use 
is consistent with FLUS Objective 3.2, FLUS Policy 3.2.4, the Brandon Community Plan, and the Livable 
Communities Element. 
 
Overall, staff finds that the proposed Major Modification is compatible with the existing development 
pattern found within the surrounding area and supports the vision of the Brandon Community Plan. The 
proposed Major Modification would allow for development that is consistent with the Goals, Objectives, 
and Policies of the Unincorporated Hillsborough County Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Major Modification CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development 
Services Department. 
_____________________________________________________________________________________ 
 
FUTURE LAND USE SECTION 
 
Urban Service Area 
 
Objective 1.1: Hillsborough County shall pro-actively direct new growth into the urban service area with 
the goal that at least 80% of all population growth will occur within the USA during the planning horizon 
of this Plan.  Within the Urban Service Area, Hillsborough County will not impede agriculture. Building 
permit activity and other similar measures will be used to evaluate this objective.   
 
Compatibility 
 
Policy 3.1.3: Compatibility is defined as the characteristics of different uses or activities or design which 
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development. 
 
Land Use Categories  
  
Objective 2.2:  The Future Land Use Map (FLUM) shall identify Land Use Categories summarized in the 
table below, that establish permitted land uses and maximum densities and intensities. 
  
Policy 2.2.1:  The character of each land use category is defined by building type, residential density, 
functional use, and the physical composition of the land.  The integration of these factors sets the general 
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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.   
 
Community Planning 
 
Objective 3.2: Hillsborough County is comprised of many diverse communities and neighborhoods. The 
comprehensive plan is effective in providing an overall growth management strategy for development 
within the entire County. Strategies shall be developed that ensure the long-range viability of its 
communities through a community and special area studies planning effort. 
Relationship to Land Development Regulations 
 
Policy 3.2.4: The County shall assist the Hillsborough County City-County Planning Commission in 
developing community plans for each planning area that are consistent with and further the Goals, 
Objectives and Policies of the Comprehensive Plan. The community plans will be adopted as part of the 
Comprehensive Plan in the Livable Communities Element. These community specific policies will apply in 
guiding the development of the community. Additional policies regarding community planning and the 
adopted community plans can be found in the Livable Communities Element  
 
Relationship to Land Development Regulations 
 
Objective 4.1: All existing and future land development regulations shall be made consistent with the 
Comprehensive Plan, and all development approvals shall be consistent with those development 
regulations as per the timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and 
consistent with Comprehensive Plan policies, land development regulations shall be designed to provide 
flexible, alternative solutions to problems.   
 
Policy 4.1.1: Each land use plan category shall have a set of zoning districts that may be permitted within 
that land use plan category, and development shall not be approved for zoning that is inconsistent with 
the plan. 
 
Policy 4.1.2: Developments must meet or exceed the requirements of all land development regulations as 
established and adopted by Hillsborough County, the state of Florida and the federal government unless 
such requirements have been previously waived by those governmental bodies. 
 
Neighborhood/Community Development 

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

 
Policy 4.4.1: Development and redevelopment shall be integrated with the adjacent land uses through: 

a) the creation of like uses; or 
b) creation of complementary uses; or 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections 
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Environmental Protection and Resiliency 
 
Objective 6.1: Encourage growth that is both sustainable and resilient while protecting environmentally 
sensitive resources. 
 
Policy 6.1.1: Regulate land development to protect the attributes, functions and amenities of the natural 
environment. Continue to review, amend and implement land development regulations to ensure the 
protection of the attributes, functions and amenities of the natural environment under all projected growth 
scenarios. 
 
Environmental Considerations 
 
Objective 6.2: New development and redevelopment shall not adversely impact environmentally sensitive 
areas and other significant natural systems as described and required within the Environmental and 
Sustainability Section and the Coastal Management Section of the Comprehensive Plan. 
 
ENVIRONMENTAL & SUSTAINABILITY SECTION 
 
Objective 3.5: Apply adopted criteria, standards, methodologies, and procedures to manage and maintain 
wetlands and/or other surface waters for optimum fisheries and other environmental values in 
consultation with EPC. 
 
Policy 3.5.1: Collaborate with the EPC to conserve and protect wetlands and/or other surface waters from 
detrimental physical and hydrological alteration. Apply a comprehensive planning-based approach to the 
protection of wetland ecosystems assuring no net loss of ecological values provided by the functions 
performed by wetlands and/or other surface waters authorized for projects in Hillsborough County. 
 
LIVABLE COMMUNITIES ELEMENT: BRANDON COMMUNITY PLAN 
 
Goal 6: Re-establish Brandon’s historical, hospitable, and family oriented character through thoughtful 
planning and forward thinking development practices by concentrating density in certain areas to 
preserve the semi-rural lifestyle of other areas. Attempt to buffer and transition uses in concentric circles 
where possible with most intense uses in an area at a node (intersection) and proceeding out from there. 
Create a plan for how areas could be developed and redeveloped for the future. Each of these areas 
would have potential for different building heights, parking configurations, fencing, buffering, 
landscape requirements, special use limitations, and design standards. These standards apply to new 
construction on infill property, redevelopment of undesirable areas and renovation of existing buildings. 
The primary consideration of all changes should be compatibility with existing structures to ensure 
neighborhood preservation. 
 

 5. General design characteristics for each Brandon Character District are described below. The 
design characteristics are descriptive as to the general nature of the vicinity and its surroundings 
and do not affect the Future Land Use or zoning of properties in effect at the time of adoption of 
the Brandon Community Plan. Any proposed changes to the zoning of property may proceed in 
accordance with the Land Development Code. 
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 c. Light Industrial – Northwest area of Brandon devoted primarily to business parks, light 
industrial and government uses. A large part of this area is the Falkenburg Government 
Complex, a concentration of Hillsborough County government buildings as well as 
Hillsborough Community College’s Brandon Campus. Landscape plantings of trees and 
shrubs are encouraged to soften the look of these buildings and screen less visually 
appealing activities from the view of the main thoroughfares. 
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