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LIST OF COMPREHENSIV E PLAN AMENDMENTS

Amendment No. and

escription

Comprehensive  Plan
Element Amendment D

BOCC Ordinance No., Adoption Date,
DCA Notice of Intent Publication Date
(if applicable), & Effective Date

CPA 10-24 o Future Land Use Element Text
Change 0 Refines existing policy language regarding
Tampa Executive Airport to provide greater g
regarding the coordination of planning efforts
around the airport.

uidance

BOCC Ordinance No 10  -20 adopted by
the BOCC Notice of Intent published
Effective Date 12/30/10

CPA 10-21 & Future Land Use Map Change 0 | BOCC Ordinance No. 10 -20 adopted

Change from Residential -9 to Community Mix Use - | by the BOCC Notice of Intent

12 and Urban Mixed Use  -20 published Effective Date: 12/30/10

CPA 09-11 6 Future Land Use Map Change 0 | BOCC Ordinance No. 10 -14, adopted

Change 216.34 acres from Residential -6 (RES-6) to | by the BOCC 9 -2-10. Notice of Intent

Suburban Mixed Use -6 (Related to CP A 10-01 & | published 11 -9-09. Effective Date: 11

Greater Palm River Community Plan) 18-10

CPA 10-08 & Future Land Use Map Change 0 | BOCC Ordinance No. 10 -14, adopted

Change 15.37 acres from Light Industrial (LI) to by the BOCC 9 -2-10. Notice of Intent

Office Commercial - 20 (OC-20) published 10 -28-10. Effective Date:
11-18-10

CPA 10 -04 0o Future Land Use Text Change 0 To | BOCC Ordinance No. 10 -14, adopted

Establish a new Land Use Category entitled E nergy | by the BOCC 9 -2-10. Notice of Intent

Industrial Park (E IP) (Related to CPA 10 -05) published 10 -28-10. Effective Date:
11-18-10

CPA 10-05 & Future Land Use Map Change 0 | BOCC Ordinance No. 10 -14, adopted

Expansion of the Urban Service Area boundary. by the BOCC 9 -2-10. Notice of Intent

Changes 3,081.71 acres fr om Agricultural Rural (AR - | published 10 -28-10. Effective Date:

1/5) and Res -1 (R-1) to Energy Industrial Park (EIP). 11-18-10

(Related to CPA 10 -04)

CPA 10-16 0 Future Land Use Text Cha nge & | BOCC Ordinance No. 10 -14, adopted

Modify and add policies related to Transit Oriented by the BOCC 9 -2-10. Notice of Intent

Development published 10 -28-10. Effective Date:
11-18-10

CPA 10-17 0 Future Land Use Text Change 0 | BOCC Ordinance No. 10 -14, adopted

Clarification of Policies  on Minimum Densities by the BOCC 9 -2-10. Notice of Intent
published 10 -28-10. Effective Date:
11-18-10

CPA 10-18 0 Future Land Use Text Change 0 | BOCC Ordinance No. 10 -14, adopted

Elimination of  Policy 9 -5 which permits variances to by the BOCC 9 -2-10. Notice of Intent

minimum lot size where a  property is impacted by a published 10 -28-10. Effective Date:

government action. 11-18-10

CPA 10-03 0 Future Land Use Text Change 0 | BOCC Ordinance No. 10 -6, adopted by

Change 3.27 acres from Residential -9 (RES-9) to | the BOCC 5 -6-10. Notice of Intent

Suburban Mixed Use -6 (SMU -6) published 10 -6-10. Effective Date: 5
28-10

CPA 09 -12 & Future Land Use Text Change 0 | BOCC Ordinance No. 09 -61 adopted

Includes a policy that provides guidance in by the BOCC 10 -8-09. Notice of Intent

maintaining compatibility in areas within the Lutz published 11 -9-09. Effective Date: 11

Community Plan Boundary 30-09

CPA 09-08 0 Future Land Use Element and BOCC Ordinance No. 09 -61 adopted

Livable Communities Element Text Change 0 | by the BOCC 10 -8-09. Notice of Intent

Includes the provisions related to the Application of
Densities on lands fronting water bodies.

published 11 -9-09. Effective Date: 11

30-09
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Comprehensive  Plan
Element Amendment D

BOCC Ordinance No., Adoption Date,
DCA Notice of Intent Publication Date
(if applicable), & Effective Date

CPA 09 -07 0 Future Land Use Text Change 0 | BOCC Ordinance No. 09 -61 adopted

Keysville Roa d and US Hwy 39 by the BOCC 10 -8-09. Notice of Intent
published 11 -9-09. Effective Date: 11 -
30-09

CPA 08 -19 0 Future Land Use Text Change 0 | BOCC Ordinance No. 08 -25 adopted

Change 45.51 acres from Suburban Mixed Use -6 | by the BOCC 9 -19-09. Notice of Intent

(SMU-6) to Community Mixed Use 6 12 (CMU-12) | published 1 -13-09. Effective Date: 2 -

and 4.64 acres from Residential -6 (RES-6) to | 2-09

Residential -9 (RES-9) in the Riverview Downtown

District.

CPA 08 -17 0 Future Land Use T ext Change & | BOCC Ordinance No. 08 -25 adopted

Northeast Intersection of County Road 579 and by the BOCC 9 -19-09. Notice of Intent

Pruett Road published 1 -13-09. Effective Date: 2 -
2-09

CPA 08 -16 0 Future Land Use Text Change 0 | BOCC Ordinance No. 08 -25 adopted

Northeast corner of Race Track  Road and Linebaugh by the BOCC 9 -19-09. Notice of Intent

Avenue published 1 -13-09. Effective Date: 2 -
2-09

CPA 08 -03 0 Future Land Use Text Change 0 North

of County Ro ad 39 and Lithia Pinecrest Road

CPA 08 -04 0 Future L and Use Text Change 0 | BOCC Ordinance No. 08 -14 adopted

Deletes Policy C-2.9 as required by the Stipulated
Settlement Agreement. Includes a Public Facilities
Analysis to support the deletion.

by the BOCC 6 -13-08. Notice of Intent
published 8 -4-08. Effective Date: 8 -
26 -08
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IV. GOAL, OBJECTIVES AND POLICIES

Goal: Ensure that the character andlocation of land uses optimizes the combined potentials for
economic benefit and the enjoyment and the protection of natural resources while minimizing the
threat to health, safety and welfare posed by hazards, nuisances, incompatible land uses, and
environmental degradation.

GROWTH MANAGEMENT ST RATEGY

The Sustainable Growth Management Strategy serves as a vehicle to structure County spending
and planning policies to optimize investment for services and infra structure, protect the
vulnerability of the natural environment, reduce the exposure and risk to natural hazards and
provide a clear direction for achieving an efficient development pattern. This strategy is
comprised of three primary components, an enviro nmental overlay, an urban service area and a
defined rural area.

The rural area is that area planned to remain in long term agriculture, mining or large lot
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communities have historically served as a center of community activity within the rural
environment. They include, Thonotosassa, Keystone, Lutz, and others. The diversity and unique
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of service appropriate to the community and its surrounding environment. To foster the rural
environment and reinforce its character, rural design guidelines will be developed to distinguish

between the more urban environment. Additionally rural areas should have differing levels of

service for supporting facilities such as emergency services, parks and libraries from those levels

of service adopted in urban areas.

This Plan also provides for the development of planned villages within rural areas. These

villages are essentially self supporting communities that plan for a balanced mix of land uses,

including residential, commercial, employmen t and the supporting services such as schools,
libraries, parks and emergency services. The intent of these villages is to maximize internal trip

capture and avoid the creation of single dimensional communities that create urban sprawl.

Purpose

1 Control Urban Sprawil.

1 Create a clear distinction between long range urban and rural community forms.

91 Define the future urban form through the placement of an urban service area that establishes
a geographic limit of urban growth.
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1 Define areas within the urban service area where growth can occur concurrent with
infrastructure capacities and where public investment decisions can be made more rationally
in a manner that does not perpetuate urban sprawl.

1 Identify a distinct rural area characterized by the retention o f land intensive agricultural uses,
the preservation of natural environmental areas and ecosystems and the maintenance of a
rural lifestyle without the expectation of future urbanization.

1 Apply an overlay of ecosystems and greenways that preserve natural environmental systems
and open space while simultaneously reducing exposure to natural hazards.

1 Create compatible development patterns through the design and location of land uses.

Environmental Overlay

The preservation of the natural environment and ecosystems, and the mitigation of exposure to
natural hazards apply to urban and rural areas alike. Local, State and Federal regulations all
play a part in determining the extent to which development can occur within these sensitive
areas. These environmentalfeatures should be respected in the land planning process through
the use of an ecosystem approach. The Greenways Master Plan and the emerging Integrated
Conservation Plan begin to define the linear corridors and connections that constrain the land
form. The policies adopted within these planning programs should be viewed as major
components of this growth management strategy.

Urban Service Area Boundary

This boundary is established to designate on the Future Land Use Map the location for urban
level development in the County. The boundary shall serve as a means to provide an efficient use
of land and public and private investment, and to contain urban sprawl.

Urban Service Area (USA)

Objective 1: Hillsbor ough 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 wi Il not
impede agriculture. Building permit activity and other similar measures will be used to evaluate
this objective.

Policy 1.1:
Hillsborough County will maintain and update as needed a masterplan for public water and
sewer services within the USA to ensure that public utilities will be available to serve these
areas
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Policy 1.2: Minimum Density
All new residential or mixed use land use categories within the USA shall have a density of 4
du/ga or greater unless environmental features or existing development patterns do not
support those densities.

Within the USA and in categories allowing 4 units per acre or greater, new development or
redevelopment shall occur at a density of at least 75% of the allowable densty of the land use
category, unless the development meets the criteria of Policy 1.3.

Policy 1.3:
Within the USA and within land use categories permitting 4 du/ga or greater, new rezoning
approvals for residential development of less than 75% of the allowable density of the land
use category will be permitted only in cases where one or more of the follow ing criteria are
found to be meet:

1 Development at a density of 75% of the category or greater would not be
compatible (as defined in Policy 1.4) and would adversely impact with the existing
development pattern within a 1,000 foot radiusof the proposed development;

1 Infrastructure (Including but not limited to water, sewer, stormwater and
transportation) is not planned or programmed to support development .

1 Development would have an adverse impact on environmental features on the site
or adjacent to the property.

1 The site is located in the Coastal High Hazard Area.

1 The rezoning is restricted to agricultural uses and would not permit the further
subdivisio n for residential lots.

Policy 1.4:
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 affectig
compatibility include the following: height, scale, mass and bulk of structures, pedestrian or
vehicular traffic, circulation, access and parking impacts, landscaping, lighting, noise, odor
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sensitivity of development proposals in maintaining the character of existing development.

Policy 1.5:
Within the USA, the use of new private potable water wells and new septic tanks to serve new
development will be extremely limite d. New development must connectto publicly owned
and operated systems. Exceptions to this policy will be limited to documented hardships
approved through a variance procedure, or in situations where reasonable use of the property
would otherwise be una vailable.
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Policy 1.6:
Development can occur with existing zoning but still must adhere to utility connection
policies outlined in this plan, that is, through the creation or extension of public systems to
serve the project.

Policy 1.7:
The County will create incentives to make development within the USA desirable and cost
affordable. Such incentives may include but are not limited to expedited review processes,
retrofitting existing development, increased density bonuses, tax incentives, impact fee
structuring and pre -zoning of vacant, underutilized lands to achieve planned densities.

Policy 1.8:
By April 2011, Hillsborough County will provide for the expansion of the transfer of
development rights program to transfer densities and intensities from the Rural Service area
into the Urban Service Area

Policy 1.9: Properties Split by the USA
Any parcels of record as of July 26, 1989split by the Urban Service Area (USA) line shall be
considered within the USA in its entirety if one or more of the following criteria are met:

1 Lots and blocks that are part of a platted subdivision are inside the USA.

1 50% or more of a platted subdivision or record as of July 26, 1989s within the USA.

1 For parcels of record as of July 26, 1989 that are 100 acres or greater, at least 50% of the
parcel must be inside the USA. For parcels less than 100 acres, at least 25% of the
parcel must be in the USA.

1 The portion of the property that is outside the USA is water or conserva tion area.

If none of these criteria are met, the property will be considered to be part of the Rural Area.

Objective 2: Timing of Growth

To manage the timing of new development to coordinate with the provision of in frastructure,
transportation, transit services, and other public services, such as schools, recreational facilities,
etc., in a financially feasible manner.

Policy 2.1:
The timeliness of development within the Urban Service Area shall be evaluated by the
County. A project is considered premature if any of the following indicators are present:
1 There is a lack of planned or programmed urban services such as multi -modal
transportation systems, central water and sewer, schools, fire, and emergency services.
1 There areunaddressed LOS deficienciesfor adequate public facilities.
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Policy 2.2:

In the review of expansions to the Urban Service Area, each proposal shall be examined to

determine if th e project meets all of the following :

1 The expansion is adjacent and contiguous to the established Urban Service Area.

1 The expansion would be an extension of an existing suburban/urban development pattern
and/or has a functional relationship to development within the Urban Service Area.

1 Expansion of the Urban Service Area would result in development that would be
compatible with its surroundings.

1 Public water and sewer service exists within ¥ mile of the site.

1 There is adequate capacity for infrastructure (including transportation, schools, parks,
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expansion area. All improvements needed to support the proposed expansion of the
Urban Service Area with adequate public facilit ies shall be included by amendment into
the Capital Improvements Element that is financially feasible .

1 Expansion of the urban service area would include full cost recovery to the County for the
services needed by the new development.

1 The expansion would not adversely impact environmental, natural, historical or
archaeological resources, features or systems to a degree that is inconsistent with the Plan

1 Data is available to support the need for additional land within the Urban Service Area to
provide for t he projected population or economic development needs within the planning
horizon of the Comprehensive Plan. The data methodology utilized shall be consistent
with that used as the basis for the Comprehensive Plan.

1 The expansion of the Urban Service Area would not conflict with any other goals,
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adopted build out plan or long term vision as outlined in Policy 11.2, if applicable.

1 The expansions of 20 acres or greater shdlinclude a mixed use development pattern that
decreases the transportation impacts of the project all other expansions should result in a
mixed use development pattern when considered with the existing and/or planned land
uses within ¥ mile of the project site.

Policy 2.3:
The County shall coordinate with adjacent local jurisdictions and conduct joint planning
efforts for infrastructure to manage the timing and location of development.

Urban Service Boundary

The Urban Service Boundary (USB), as defined by Section 163.3177(14), F.S., ia tool that
designates an area appropriate for compact, contiguous urban development within a 10-year
planning timeframe. The USB targets development that is supported by the commitment of
programmed infrastructure improv ements through the Capital Improvements Element.
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Objective 3: Tools for Implementation

Implementation tools shall be provided to further support managing the timing of growth both
inside and outside the USA, the rate of growth in the USA, and directing growth to areas with
existing infrastructure .

Policy 3.1:
Hillsborough County shall evaluate implementation tools for their ability to direct growth
and development to areas where public infrastructure investme nts have been made, and
where facilities and services are available. The toolsevaluated should include, but are not
limited to, proportionate fair share mitigation , Multimodal Transportation Districts, and
Urban Service Boundary areas.

Policy 3.2:
If determined through evaluation to be an effective tool, Hillsborough County shall by 2010
define Urban Service Boundary (USB) areas within the USA as an incentive for growth and
development.

Policy 3.3
Hillsborough County shall identify within the Capital | mprovements Element the 5year and
10-year expenditures to be made within the USB for all types of infrastructure and public
services for which Level of Service standards have been established.

Rural Area

Rural areas will typically carry land use densities of 1 du/5 ga or lesser intense designations.
There will be no new extension of public water or sewer service into the Rural Area unless there
is a public health concern identified or the development is classified as a planned village as
described in this Plan. New development will utilize private potable water wells and septic
systems. In some cases, existing water and/or sewer lines may already be in place either by
development approvals granted prior to the adoption of these policies or due to public
health/safety issues. Expansion of those systems should be prohibited and limited to cases where
public health is at risk.

Within the rural area there are existing developments that are characterized as suburban enclaves
or rural communities. These are residential developments which have a more dense
development pattern and character, usually 1 or 2 du/ga. These enclaves are recognized through
the placement of land use categories that permit densities higher than 1 du/5 acres. New
development of a character similar to the established community will be permitted to infill in a
limited manner, but not be permitted to expand into areas designated with lower land use
densities.
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Rural communities, such as Lutz, Keystone and Thonotosassa will specifically be addressed
through community -based planning efforts. These communities, and others like them, have
historically served as centers for community activities within the rural environment

Objective 4: The Rural Area will pro vide areas for long term, land intensive agricultural uses and
large lot, low density rural residential uses which can exist without the threat of urban or
suburban encroachment, with the goal that no more than 20% of all population growth within the
County will occur in the Rural Area.

Policy 4.1:Rural Area Densities
Within rural areas, densities shown on the Future Land Use Map will be no higher than 1 du/5
ga unless located within an area identified with a higher density land use category on the
Future Land Use Map as a suburban enclave, planned village a Planned Development
pursuant to the PEC Y% category,or rural community which will carry higher densities.

Policy 4.2:
For the purpose of this Plan, planned villages shall be considered areas identified as
Residential Planned-2 or Wimauma Village -2 on the Future Land Use Map within the Rural
Area. Rural communities are generally existing areas shown on the Future Land Use map at
densities higher than 1 du/5ga and up to 1 du/ga outside the USA. Suburban enclaves are
those existing areas shown on the Future Land Use Map as higher than 1 du/ga outside the
USA.

Policy 4.3:
The Residential Planned-2 or Wimauma Village -2 land use category shall not be expanded
outside of the Urban Service Area.

Policy 4.4:
Private wells and septic tanks are permitted for use in accordance with all adopted health
regulations and the goals, objectives and policies of this Plan.

Policy 4.5:
Clustered development can only be used for projects where substantial open space can be
maintained and still retain the rural character of the surrounding community or where
clustering is used to achieve the requirements of the RR2/WVR-2 or PEC % land use
categories. The open space maintained in his case can be used forpassive recreational use,
bona fide agricultural purposes or placed into a conservation easement. These lands are not
intended to be used for future development entitlements.

Policy 4.6:

Rural Levels of Service will be established for certain County services, such as emergency
services, parks, and libraries.
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Policy 4.7: Extension of Water and Sewer in Rural Area
Public water and sewer lines shall not be permitted to be extended into rural areas unless this
extension occurs ta
1 Serve a planned village (RP-2 or WVR-2) or Planned Environmental Community %2 as
described in this Plan;
1 Serve a project that has established vested rights for the use of these facilities;
1 Address a public health hazard documented by the Health Department or other
regulatory agency;
1 Provide for the extension of centralized water or wastewater facilities to serve a school
facility so long as the service lines are designed to accommodate solely theservice
demands of the school, consistent with the School Interlocal Agreement.

Policy 4.8:
The policies in this section do not prohibit the placement of transmission facilities through the
Rural Area to serve development within the Urban Service Area. N or shall these policies
prohibit any maintenance of existing infrastructure systems within the Rural Area and/or
other improvements intended to improve operational efficiency of those systems.

Policy 4.9:
Connections to existing water/wastewater systems in Rural Areas may be considered by the
Hillsborough County Board of County Commissioners on a very limited basis, so long as such
connections do not foster a development pattern that is in conflict with other Plan policies.
The intent of this policy is t o:

(1) Allow some utilization of existing infrastructure for those properties located along existing
lines, not to allow extensions to those systems.

(2) Allow properties located within wellhead protection areas or Tampa Bay Water mitigation
areas, to ke developed for service by public utilities if adequate capacity is available and
when public water and sewer service might provide an additional level of protection to
potable water resources. All such properties shall conform to the following criteria:

(A) New Development :

1 Be the subject of an approved Planned Development Zoning;

1 Contain building lots of not less than one -half (1/2) acre each

1 Located within 1000 feet of the urban service area boundary (inclusive of road rights -of-
way and riverine syst ems);

9 Utility service cannot be provided by any jurisdiction other than Hillsborough County
unless provided for in pre -existing service area agreements e.g. City of Tampa or
Temple Terrace
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1 Maximum residential density cannot exceed 80% of the maximum density permitted
under the comprehensive plan for properties where wetlands comprise less than 25% of
the property ; and

1 Maximum residential density cannot exceed 90% of the maximum density permitted
under the comprehensive plan for properties with at least 2 5% wetlands onsite (using
wetland density calculations).

(B) Existing Development:
1 Located within 1000 feet of the urban service area boundary, (inclusive of road rights-of-
way and riverine systems).
1 Utility service cannot be provided by any jurisdictio n other than Hillsborough County
unless provided for in pre -existing service area agreements e.g. City of Tampa or
Temple Terrace.

These exceptions shall be permitted to promote the Goals, Objectives and Policies contained in
the Conservation, Potable Water and Sanitary Sewerage sections of the Plan. Utilization of this
provision could result in clustered development, achieving a greater amount of common open
space in a project than projects using wells/septic systems. Such open space shall be identified
on the zoning site plan as permanent conservation either through platting or other
mechanism approved by Hillsborough County.

This provision shall not be available for use within the boundaries of the Keystone -Odessa
Community Plan.

Any such connection and extension of lines shall be at the expense of the party requesting
such service and permitted at the discretion of Hillsborough County.

The existence of water/wastewater lines in the Rural Area will not be considered a basis for

rezoning to allow u ses that otherwise require public utility connections, nor shall these
provisions be used as a basis to increase densities and intensities on the Future Land Use Map.
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Implementation of the Growth Management Strategy and Future Land Use
Element

Growth Management Strategy and Land Use Allocation

Objective 5:

The County wil | continue to evaluate the growth management strategy and policies of the Future
Land Use Element through visioning and evaluation of land use allocation for residential and
non-residential development in order to optimize the use of infrastructure and ser vices.

Policy 5.1
Hillsborough County and the Planning Commission will develop the needs/capacity analysis
by land use category of land required to accommodate the projected population through the
year 2025using a professional acceptable methodology and evaluate it on an annual basis to
coincide with the update of the Capital Improvements Element .

Relationship to the Concept Plan

Objective 6: The concept plan is the overall, conceptual basis for the long range, Comprehensive
Plan, and all plan amendments must be consistent with, and further the intent of the concept
plan, which advocates focused clusters of growth connected by corridors that efficiently move

goods and people between each of the actvity centers.

Policy 6.1
All plan amendments and rezoning staff reports shall contain a section that explains how said
report(s) are consistent with, and further, the intent of the concept plan and the Future of
Hillsborough Comprehensive Plan.

Policy 6.2:
The development of a variety of employment areas and activity centersshall be encouraged at
adopted locations and be preserved in mixed use categories as defined by the concept plan
and applicable development regulations, to provide employment o pportunities throughout
existing and planned development areas.

Policy 6.3:
The Hillsborough County City -County Planning Commission shall continue to assist
developers with information in the location of development activities, wherever feasible, to
ful fill the intent of the concept plan, and to facilitate the overall implementation process.
Relationship to the Future Land Use Map
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Objective 7:

The Future Land Use Map is a graphic illustration of the county's policies governing the
determination of its pattern of development in the unincorporated areas of Hillsborough County
through the year 2025.

Policy 7.1
The Future Land Use Map shall be used to make an initial determination regarding the
permissible locations for various land uses and the maximum possible levels of residential
densities and/or non-residential intensities, subject to any special density provisions,
locational criteria and exceptions of the Future Land Use Element text.

Policy 7.2:
All land use category boundaries on the Future Land Use Map coinciding with and delineated
by man-made or natural features, such as but not limited to roads, section lines, property
boundaries, surface utility rights -of-way, railroad tracks, rivers, streams or other water bodies
or wetlands are precise lines.

Policy 7.3:
The land use category boundariesmay be considered for interpretation as flexible boundaries
in accordance with the Flex Provision as follows:

1 Through application of the flex provision, the land use category boundaries shall be
deemed to extend beyond the precise line to include property adjoining or separated
by a man made or natural feature from the existing boundary line.

1 The line may be relocated no more than a maximum of 500 feet from the existing land
use boundary of the adopted Land Use Plan Map.

5 All flexes must be parallel to the land use category line.

1 Flexes are not permitted in the Rural Area. Flexes are also not permitted from the
Urban Service Area into the Rural Area. All flexes in the Rural Area approved prior to
July 2007 are recognized and are not to be considexd non-conforming.

1 Flexes to increase residential density are not permitted in the Coastal High Hazard
Area.

1 Flexes are not permitted from a municipality into the unincorporated county.

1 Aflex must be requested as part of planned development or site plan oriented rezoning
application.

1 Applicants requesting a flex must provide written justification that they me et the
criteria for a flex as outlined below.

1 The Board of County Commissioners may flex the plan category boundary to recognize
or grant a zoning district which is not permitted in the land use category but lies within
the distance of a conforming land use category, as described above. Prior to the
determination by the Board of County Commissioner, the staff of the Planning
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Commission shall make a recommendation on the consistency of the request with the
Comprehensive Plan.

Policy 7.4
The criteria for consideration of a flex request are as follows:
1 The availability and adequacy of public facilities to serve the proposed development
accommodated by the flex;
1 The compatibility with surrounding land uses and their density and intensity;
1 The utilizatio n of the flex furthers other goals, objectives and policies of the Future Land
Use Element.

Land Use Categories

Objective 8:

The Future Land Use Map will include Land Use Categories which outline the maximum lev el of
intensity or density and range of permitted land uses allowed and planned for an area. A table
of the land use categories and description of each céegory can be found in Appendix A.

Policy 8.1:
The character of each land use category is definedby 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 u ses which are not exhaustive, but are intended to be illustrative of the
character of uses permitted within the land use designation. Not all of those potential uses
are routinely acceptable anywhere within that land use category.

Policy 8.2:
Each potential use must be evaluated for compliance with the goals, objectives, and policies of
the Future Land Use Element and with applicable development regulations.

Policy 8.3. Calculating Density
Densities are applied on a gross residential acreagebasis which means that each development
proposal is considered as a "project’. Only those lands specifically within a project's
boundaries may be used for calculating any density credits. Acreage dedicated to commercial,
office and industrial land uses that fall within a project's boundaries are excluded .

N A A s N

transferable development rights regulations or when the parcels are physically separated
from each other by a roadway, wetlands, stream, river, lake or railway.
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The following lands may be included when calculating gross residential density: planned but
unconstructed roads and-road rights -of-ways, utility rights -of-way, public and pri vate parks
and recreation sites, sites for schools and churches, open space sites and land uses, and
community facilities sites such as sewage treatment plants, community centers, well fields,
utility substations, and drainage facility sites.

Policy 8.5: Calculating Floor Area Ratio
For purposes of calculating the maximum permitted gross building square footage for non -
residential uses within a development proposal the following procedure shall apply:

In applying floor area ratios (FAR) to acreage, all residential land use types that fall within a
project's boundaries are excluded. Also, only those lands specifically within a project's
boundaries may be used for calculating maximum permitted gross buildi ng square footage.
cannot be transferred from one parcel of land to another when such parcels are physically
separated from each other unless the separation is ceated by a roadway, wetlands, stream,
river, lake or railway.

Gross non-residential intensity refers to gross building square footage of non -residential land
use types within a given project or, in the case of mixed use projects, portion(s) of a project. A
project's total non-residential acreage, for purposes of calculating its gross nonresidential
land uses to which the owner or owner's agent or developer has surface development rights,
includes the following land within the non -residential portion(s) of the project to be used for:
planned and unconstructed roads and road rights-of-way, public and private parks and
recreation sites, sites for schools and churches, open space sites and land uses, and public
facilities such as sewage treatment plants, conmunity centers, well fields, utility substations,
and drainage facility sites.

Policy 8.6
In coastal areasand for properties including lakes , only land above the mean high water line
may be used in determining acreage size.

Policy 8.7

Calculation of density/intensity of conservation and preservation land must follow the
provisions of the Environmentally Sensitive Land Credit outlined in  Policy 13.3.

Hillsborough County Future Land Use 13



Policy 8.8

For projects whose boundaries encompass more than one land use category, density ad
intensity calculations will allow for the blending of those categories across the entire project.
All portions of the project must be contiguous to qualify for blending. The combined total
number of dwelling units and/or FAR possible under all the land use categories within the
project will be used as a ceiling for review purposes. This provides maximum design
flexibility for those projects, because the location or clustering of those units on the project site
need not conform to the land use category boundary on the site as long as the maximum
number of dwelling units permitted for the entire project are not exceeded.

Relationship to Land Development Regulations

Objective 9: 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 Chapte r 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 9.1
Each land use plan category shall have a sebf 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 9.2
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.

Policy 9.3
In implementing this Comprehensive Plan, Hillsborough County shall continue to recognize
legal non-conforming uses, and permit the rebuilding or expansion of existing legal non -
conforming uses which do not have any significant adverse effects on adjacent properties.
With the exception of principle residences, or uses or structures destroyed by an act of God,
the expansion of non-conforming uses and rebuilding of non -conforming uses, shall not occur
more than once. The expansion or rebuilding shall not result in an incr ease of the intensity of
use which exceeds fifty (50) percent of the existing intensity or the maximum building square
footage within the plan category. However, the expansion may permit the construction of a
use that is less intense than the existing norconforming use. The new use may still be non-
conforming with the plan. All expansions or rebuilding shall be consistent with other plan
policies.
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Policy 9.4:
This plan permits the construction or reconstruction of residential structures (both single and
multi -family) on legally established or vested lots of record which exceed the underlying
density of the Plan. All other relevant provisions of this Plan shall apply including
concurrency. To the greatest extent possible, the County shall require adjacat lots of record
under single ownership to be combined to achieve as near to the underlying plan density as is
attainable.

Policy 9.5:
In order to recognize that parcels may exist from prior to July 26, 1989, which cannot be
subdivided due to a slight shortfall in area and for which, in some cases, variance relief is not
possible due to density limits of the Comprehensive Plan, and in view of the de minimis
effects posed by the subdivision of such parcels in certain circumstances and the substantial
benefit that may be afforded the property owners, a maximum reduction of two percent of the
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restrictions of the Comprehensive Plan, subject to the following provisions:

1. The parcel shall be a lawful lot created prior to July 26, 1989.

2. The parcel shall be located in the Rural Service Area.

3. The parcel shall be agriculturally zoned or have a required minimum lot size of one
acre or greater.

4. The parcel shall be divided into a maximum of two lots.

5. The lot size reduction shall be limited to one lot in the subdivision.

Policy 9.6:
Development must meet or exceed all airport zoning regulations, as established by the Land
Development Code and by the Aviation Authority, unless s uch requirements are waived
through established procedures.
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Policies Govering Development Activities
Land Use Suitability

Objective 10: Development orders shall not be issued unless development is suitable for the
physical conditions of the land, including, but not limited to, topographical and soil conditions,
and development mitigates those adverse impacts that it creates upon the physical conditions of
the land that may affect the health, safety and/or welfare of the people who live and work within
those particular areas.

Policy 10.1:
Development of land shall use appropriate methods, as adopted in the land development
regulations, to control erosion and sedimentation to help minimize the destruction of soil
resources.

Policy 10.2:
Soil capability analyses for flood hazards, stability, permeability and other relevant soil
characteristics shall be considered when planning for new development.

Policy 10.3:
On-site sewage disposal facilities shall not be located on soils unsuitable for such uses, unless
the soils on the site can be altered in a manner that meets state and local environmental land
use regulations.

Policy 10.4:
Development within areas defined by the Hillsborough County as "volume or peak sensitive"
shall require higher performance standards to mitigate stormwater runoff.

Policy 10.5:
If properties in the following areas, Section 25, Township 32, and Range 18 and in Section 19 and
30, Township 32, and Range 19are developed utilizing septic systems, the development shall
utilize the Performance-based Treatment System as defined in Rule 64E6.025(10), F.A.C.

Policy 10.6: Bonuses Not Applicable in Coastal High Hazard Area
In order to further direct residential population growth from the vulnerable coastal areas of
the County, all density bonuses outlined in the Future Land Use Element shall not be
applicable to properties within the Coastal High Hazard Area.

Note: Development that has significant environmental conditions on -site must also be in
conformance with the objectives and policies of the Conservation Element. Development
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proposed within the Coastal Hig h Hazard Area must also be in conformance with the Goals,
Objectives and Policies found in the Coastal Management Element.

Provision of Public Facilities To Serve Development

Objective 11: All new development and redevelopment shall be serviced with potable water,
sewerage, stormwater management facilities, solid waste disposal and parks that meet or exceed
the adopted levels of service established by Hillsborough County.

Policy 11.1:
New development or redevelopment must meet adopted levels of service for public facilities
as established by the Future of Hillsborough Comprehensive Plan.

Policy 11.2:
The County shall promote partnerships among state government, local governments and the
private sector to identify and build needed public facilities and allocate the costs of such
facilities among the partners in proportion to the benefits accruing to each of them.

Policy 11.3:
The County shall support the development of innova tive, cost effective potable water and
wastewater treatment techniques, facility designs, and reclaimed water reuse programs which
will allow for maximum flexibility in the design and construction of regional and sub regional
systems.

Policy 11.4:
Recreational development must be compatible with and sensitive to the surrounding natural
systems.

Policy 11.5:
For public facilities which can be designed in a linear fashion, such as utilities, drainage
improvements, and parks, the County shall seek opportu nities for combining the objectives
and funding of these projects with the objectives of the Hillsborough Greenways Master Plan,
particularly when doing so would provide a connection to an existing or planned greenway
on adjacent land.

Hillsborough County Future Land Use 17



Provision of Public Facilities -Transportation

Objective 12: All new development and redevelopment shall be serviced with transportation
systemsthat meet or exceed the adopted levels of service established f Hillsborough County.

Policy 12.1:
Coordinate land use and transportation plans to provide for locally adopted levels of service
consistent with the Transportation and Capital Improvements Elements of the Comprehensive
Plan.

Policy 12.2:
The County shall maximize arterial capacity by acquiring and/or pr otecting adequate rights-
of-way, consistent with the Corridor Plan adopted as a part of the Transportation Element.

Policy 12.3:
Restrict direct access to arterial roadways from development projects when access can be
provided via a collector or local facility.

Policy 12.4:
Protect the capacity and integrity of interstate highways as high volume interstate traffic
corridors through the development of an adequate arterial and collector support sy stem that
meets the adopted levels of service of the Transportation and Capital Improvements
Elements.

Policy 12.5:
Land use planning efforts shall make a distinction between the land uses that may be
considered within land areas adjacent to limited access highways but not directly accessible to
an interchange, and those land areas that are directly accessible to an interchange. These
distinctions shall include, but not be limited to, compatibility of the land use with the
interstate highway system, effect of the land use on highway system levels of service, and
availability of the county collector and arterial systems to serve the proposed land use.

Policy 12.6:
Control curb cuts and intersections on new and existing arterial roadways through access
management standards adopted as part of the Hillsborough County land development
regulations and the Florida Department of Transportation.

Policy 12.7:

Development proposals shall address effective multi -modal transportation systems including
provisions for carpooling, vanpooling, mass transit, bicycling, and walking, where needed.
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Environmental Considerations

Objective 13 New development and redevelopment shall not adversely impact environmentally
sensitive areas and other significant natural systems as described and required within the
Conservation and Aquifer Recharge Element and the Coastal Management Element of the
Comprehensive Plan.

Policy 13.1
The County shall encourage the retention and preservation of upland natural plant
community vegetation, including trees and understory vegetation, as one of the ways to meet
open space requirements. This shall be accomplished through the upland forest
density/intensity bonus as outlined below.

Upland Forest Density /Intensity Bonus

Upland forests in unincorporated Hillsborough County include Pine Flatwoods, Sandhill,
Sand Pine Scrub, Xeric Hammock and Mesic Hammock. Definitions of these forest
communities and rationales for preserving representative tracts are provided in the
Conservation and Aquifer Recharge Element. The requirements and calculations of this
bonus are:

1 Any upland forest acreage used to calculate this bonus shall be recorded as a prmanent
Conservation Easement pursuant to Section 704.06, FS and shall not be eligible for any
future development rights.

§ This density bonus would not be applicable in the Agricultural/Mining, Agricultural, or
Agricultural/Rural land use categories.

1 The density/intensity formula for protection of wetlands would remain as presently
defined elsewhere in the Future Land Use Element. Before the upland forest density
bonus could be considered, the wetland credit must be calculated.

1 The density/intensity bonus for upland forest preservation would provide a 25% bonus for
Sandhill, Pine Flatwoods, Sand Pine Scrub, Xeric Hammock or Mesic Hammock. This 25%
bonus would be calculated in the following manner.

o0 Acreage preservedmultiplied by 1.25 = Acreage eligibk for Density/Intensity Bonus

o Acreage eligible for bonus multiplied by Intensity/Density of Future Land Use
Category = Total FAR or Density for that Area

o Density and intensity on the remaining acreage of the site not to be preserved
would be calculated in the normal manner.

1 Itis intended that any increase in dwelling units resulting from the upland forest density
bonus, would be located internally and clustered within a project to ensure compatibility
with surrounding uses, rather than placed along the p roject's periphery.

Policy 13.2:
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In an effort to assist projects preserving upland significant and essential wildlife habitat and
for the purpose of calculating density and intensity, a 100% density transfer may be allowed.

Policy 13.3: Environmental ly Sensitive Land Credit
Density and FAR calculations for properties that include wetlands will comply with the
following calculations and requirements for determining density/intensity credits.
1 Wetlands are considered to be the following:
o Conservation and preservation areas as defined in the Conservation and Aquifer
Recharge Element
o0 Man-made water bodies as defined (including borrow pits).
1 If wetlands are less than 25% of the acreage of the sitedensity and intensity is
calculated based on:
o Entire project acreage multiplied by Maximum intensity/density fo r the Future
Land Use Category
1 If wetlands are 25% or greater of the acreage of the site, density and intensity is
calculated based on:
o Upland acreage of the sitemultiplied by 1.25= Acreage available to catulate
density/ intensity based on
o That acreage is then multiplied by the Maximum Intensity/Density of the Future
Land Use Category

Example

Total project = 100 acres
Future Land Use Categy t Residentiald

60 acres upland

N\

Over 25% of the 100 acre project site is classified as conservation/preservation area.
Calculations are as follows:

60 acres of uplands multiplied by 1.25 = 75 aaxeslable to calculate maximum

project density/intensity

75 acres multiplied by 4 units per acre = 300 units
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Policy 13.4:
Areas that have a high potential for groundwater contamination, and/or areas of high aquifer
recharge, as defined in the Conservation and Aquifer Recharge Element,and identified on the
Natural Resources Map, shall be protected from the adverse impacts of development through
the application of appropriate land use designations and by a system of performance
standards.

Policy 13.5:
Sites identified for possible acquisition by the Environmental Land Acquisition and Protection
(ELAP) Program shall be identified as such when such lands are wholly, or partially part of a
land use plan amendment or rezoning request, and officials working with ELAP Program and
appropriate County staff shall be notified that such lands are in the process of a land use plan
amendment or rezoning.

Policy 13.6:
The County shall protect significant wildlife habitat, and shall prevent any further net loss of
essential wildlife habitat in Hillsb orough County, consistent with the policies in the
Conservation and Aquifer Recharge Element and Land Development Code.

Policy 13.7:
The County will regulate land uses along the Tampa Bypass Canal in a manner that protects
the potable water supply. The County will study techniques, such as the control of land use
types, activities, densities and intensities and improved regulations for stormwater
management and ground and surface discharges, and implement effective water quality
protection strategies.

Policy 13.8:

a. The County shall continue a comprehensive wellhead protection program that shall
include the determination of wellhead resource protection areas (WRPASs) surrounding
potable water supply wells and criteria for restrictions and prohibitions to be applied
within the delineated wellhead resource protection area.

b./ UEOPEwW xOUEEOI wPEUI Uw UUxxO0aw bl OOUw POEOUEI
protection program shall include public water wells and aquifer storage and recovery
(ASR) wells that are intended for drinking, culinary or domestic purposes, and are
permitted by a consumptive/water use permit with a daily amount of 100,000 gallons -
per-day (gpd) or greater.

c. The County shall maintain wellhead resource protection areas using available data and
analysis, on a map adopted as part of the Future Land Use Map (FLUM) series,
showing where land uses, regulated or associated activities may be regulated or
prohibited to prevent potential degradation of public po table water supply wells.
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Regulated substances shall be those substances listed in 40 CFR, Chapter 1, Table 302.4,
as amended.

d. The County shall protect existing and planned future wellheads of public potable water
supply wells through the regulation of la nd use activities, and the regulation and
prohibition of substances or associated activities that have been established to be
significant threats to the present or future use of such wells for potable water purposes.

e. The County shall protect existing and p lanned future wellheads of public potable water
supply wells through the identification of prohibited activities in wellhead resource
protection areas. Such prohibited activities are those that have been established to be
significant threats which can degrade or contaminate the water resources of the
County, such as and including, but not necessarily limited to: new and expanding
sanitary landfills, phosphogypsum piles, industrial land use designations, concentrated
animal feeding operations, dairy farm storage and treatment facilities, interim
wastewater treatment plants, stormwater discharges to the Floridan aquifer, land
applications of sludge and septage, and placement of underground storage tanks
within 1000 feet of a public potable water supply well. Additionally, the County shall
identify certain substances as regulated substances and shall require that handling of
said substances in the WRPA be in accordance with state and federal mandates.
Regulated substances shall be those substances listed inG#CFR, Chapter 1, Table 302.4,
as amended.

f. The County shall continue a permitting, inspection and enforcement program for the
"OUOUazUwxOOPEPI UWEOEWUI T UOEUDPOOUWUOwWwxUOUI
water supplies in wellhead resources protection areas. (Policy revised per Final Order
of the Governor and Cabinet).

g. No additional areas shall be designated with industrial land use plan categories within
the WRPAs.

h. The County shall protect potable water wellfields with a potable water well protection
area of a 500 foot radial setback from a potable water well. Potable water wellfield
means the site of one or more water wells which supply potable water for human
consumption to a water system which serves at least 15 service connections used by
year-round residents or regularly serves at least 25 yearround residents. Florida
Department of Environmental Protection Chapter 62 -521, as amended, protection
measures shall apply in the potable water wellfield protection area. The potable water
wells and the 500 foot radial setback shall be shown on a map adopted as part of the
FLUM series.

Policy 13.9:
By 2009 the County will study existing regulations for the creation of functioning man -made
lake design and make recommendations to existing regulations as necessary. The study
should include proposals to the Land Development Code on the land excavation process that
would provide for both functioning design and additional density credits as appropriate.
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Open Space/ Clustering

In many cases a proposed development will be designed to cluster structures together and leave

large areas as open space. This generally results in small lot sizes with large areas of land
retained as open space. Clustering can be a voluntary ation on the part of a landholder or may

be mandatory in certain other areas (pursuant to Administrative Commission Final Order AC -93-
YWAABwW6E6T I OWEWxUOxOUI EwWET YI OOxO1 OUwhOUI OEVUwUOwWUUI
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Comprehensive Plan or land development regulations will require that structures be clustered

together to achieve open spaces in specified areas. By permitting clustering of units, the Plan is
attempting to insure that development will occur in a manner which protects existing natural
resources, retains the character of the areas surrounding protected natural resources, creates a
greenway or contributes to an integrated greenway system or achieves some other public
purpose. When clustering is required by the Comprehensive Plan, or by land development
regulations, the following policies must be adhered to. However, all projects which utilize

clustering should do so with the intent of preserving and prot ecting natural resources. Specific
clustering ratios are not applicable in projects that voluntarily cluster, but the objective below

should be met.

Objective 14: New residential development and redevelopment shall achieve open space that
protects natural resources (including wetlands, wildlife habitat, aquifer recharge, floodplains,
and other resources), creates usable recreation and open spaceand/or permit the continuation of
agricultural activities in areas suited for such uses.

Policy 14.1:
Clustering will be identified on detailed site plans in a compact and contiguous fashion to the
extent necessary to achieve the above referenced open space goals. Types of uses allowed in
the open space areas must be consistent with the stated goals of clusténg and open space.

Policy 14.2:
In rural areas open spaces shall be conservation areas, preservation areas, mitigation areas,
and passive recreational uses such avut not limited to nature observation and hiking.

In urban/suburban areas, open spa@ may include, natural preservation and mitigation areas,
stormwater systems (non vaulted), landscaping, and other passive uses, consistent with the
goal of clustered development to achieve open spaces.

In all areas of the county, functional recreation and civic spaces shall include but not be

limited to parks, tot lots, trai Is and bikeways, public squares, urban plazas and stormwater
systems that are designed in a manner that allows for recreation and/or functional open space.
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Policy 14.3:

Whenever feasible, the required open space, which must be provided pursuant to the policy
below, should include all, or as much as possible, the most significant, productive, or sensitive
natural resources areas on the site. The siting of development should be contrdled to
minimize impacts on the functions of the open space and the natural resources therein.

Policy 14.4:

Residential development and redevelopment of 50 units or greater shall include functional
recreation or civic spaces. These spaces shall be meagful and usable components to the

residential development and should be located with convenient access for the residents of the
proposed development.

Policy 14.5:

A minimum of 25% of a parcel shall be set aside as open spaceand recreation areas in
residential development and redevelopment . Of that 25%, aminimum of 5% of the site shall
be designated for useable recreation andor civic spaces If wetlands and environmental
sensitive areas are greater than 290 of the site, the 5% recreation space stilneeds to be
provided. A Il environmentally sensitive areas must be preserved or mitigated in compliance

with local regulations. Exception to this is as specified within the Mixed Use Future Land Use
categories and within designated activity centers.

Policy 14.6:

In certain areas of the county, clustering and open space ratios are required to be greater than
outlined above. These areas are indicated on the Future Land Use Map with a CL 50%. In
these areas, up to 50% of the site may be required for opn space based on the natural
characteristics of the property. These open space provisions are not intended to supersede

regulations regarding the preservation of wetlands, significant wildlife habitat or other
environmental lands.

Policy 14.7

Wherever possible, required open spaces recreation and civic spacesfor individual projects
shall be integrated into a greenway system, particularly when contiguous parcels have
already been identified or reserved for such purposes, such as but not limited to a wildlife
corridor, bicycling, hiking, inline skating, and horseback riding.

Policy 14.8:

Open spaces can either be privately maintained or covered by conservation easements under
the control of Hillsborough County or other appropriate public entity.
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Policy 14.9:
By 2011 the County will develop incentives for developments to provide greater recreation
and open spaces than required by this section. Incentives may include reevaluation of the
parks qualifying for impact fee credits and density and intensi ty bonuses for greater open
space and recreation areas.

Historic Preservation

Objective 15: Hillsborough County's heritage shall be recognized through the preservation of
historical and archaeological sites, stuctures and districts significant to Hillsborough County.

Policy 15.1:
Hillsborough County shall continue to implement the landmark ordinance to protect from
demolition and significant alteration historical and archaeological resources listed in or
considered eligible by the State Historic Preservation Officer for listing in the National
Register of Historic Places and thoseresources designated as landmarks or considered eligible
for landmark designation by Hillsborough County. The county will update the survey of
properties with potential historical significance every 5 to 10 years

Policy 152:
The County shall development techniques including public education and
the development of incentives to encourage property owners to request historic landm ark
designations.

Policy 15.3:
The adaptive reuse of historically significant and structurally sound buildings shall be
encouraged through reuse incentives adopted as part of the Hillsborough County
development regulations.
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Community Development and Land Uses
Neighborhood/Community Development

Objective 16. 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 and protect neighborhoods and communities, all new
development must conform to the following policies.

Policy 16.1:
Established and planned neighborhoods and communities shall be protected by restricting
incompatible land uses through mechanisms such as:
a) locational criteria for the placement of non -residential uses as identified in this Plan,
b) limiting commercial development in residential land use categories to
neighborhood scale;
c) requiring buffer areas and screening devices between unlike land uses;

Policy 16.2:
Gradual transitions of intensities 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.

Policy 16.3:
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

Policy 16.4:
To prevent the bisecting of established communities, the impact of major roadway and similar
corridor projects on existing communities shall be evaluated by citizens and other affected

parties through their inclusion in the pre -design evaluation of alternatives, including route
selection.
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Policy 16.5:
Development of higher intensity non -residential land uses that are adjacent to established
neighborhoods shall be restricted to collectors and arterials and to locations external to
established and developing neighborhoods.

Policy 16.6:
Incompatible, non-residential land uses within established neighborhoods that are not in
conformance with the Future of Hillsborough Comprehensive Plan shall be given incentives
to adaptively reuse or replace structures to uses that are compatible with the residential area
through incentives such as the use of residential density credits for infill development and
non-conforming use incentives.

Policy 16.7:
Residential neighborhoods shall be designed to include an efficient system of internal
circulation and street stub-outs to connect adjacent neighborhoods together.

Policy 16.8:
The overall density and lot sizes of new residential projects shall reflect the character of the
surrounding area, recognizing the choice of lifestyles described in this Plan.

Policy 16.9:
All land use categories allowing residential development may permit clustering of residences
within the gross residential density limit for the land use category .

Policy 16.10:
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,
OEOEUEExDOT OwopT 1 UPOT OwOOPUI OWOEOUWEOEWEUET BUI
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of existing development.

Policy 16.11
Within residential projects, site planning techniques shall be encouragedto ensure a variety
and variation of lot sizes, block faces, setbacks and housing types.
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Policy 16.12
Future roadway construction and reconstruction shall be designed and planned to avoid
adverse impacts on adjacent residential neighborhoods through such techniques as, but not
limited to, landscaping to buffer visual effects and the use of sound and barrier walls.

Policy 16.13
Medium and high density residen tial and mixed use development is encouraged to be located
along transit emphasis corridors, potential transit corridors on the MPO 2050 Transit Concept
Map and collector and arterial roadways within the Urban Service Area.

Policy 16.14:
Properties with the designation Mixed Use/Transit OUw? , 4 ¥ 32 wOOwUT I wwUUOUUI
indicate locations of Future Land Use Map Amendments to encourage mixed use
development and increase density and intensity along tran sit emphasis corridor and/or in
close proximity to potential transit corridors on the MPO 2050 Transit Concept Map. In order
to take advantage of the increase in density and intensity, new developments in these
locations must demonstrate one or more of the following at the time of rezoning:

1 Adequate roadway level of service.
1 The amount of internal trip capture for the project shall be in excess of 10%.
1 Increase transit ridership by:

o Transit oriented site design features such as but not limited to dire ct pedestrian
access to transit facilities, bus shelters, bus pull in bays, etc.

o Contribution to transit improvements that directly improve the transit service to
the project site and the area in general; improvements shall be greater than the
level typic ally required by the Hillsborough County.

1 Included in a Multi -Modal Transportation District, Community Redevelopment Area,
or other similar designation.

If this is not demonstrated, then the proposed development will be limited to the land use

chart below.

Plan Amendment Location Original Plan Category | Amended Plan Category
North and South of Bloomingdale Avenue | Residential-6 and | Community Mixed Use -12
between Bryan Road and Springvale Road Residential-4

Southeast corner of Linebaugh and Sheldon| Residential-4 Community Mixed Use -12
Road

North of Linebaugh Avenue, between the | Residential-4 Residential-9 and Suburban
Veterans Expressway and Anderson Road Mixed U se-6

South of SR 60, between Kings Avenue and| Office Commercial-20 and | Urban Mixed Use-20 and
Lithia Pinecrest Road, and west of Mount Carmel | Residential-6 Community Mixed Use -12
Road

Sheldon Road between Waters Avenue and| Residential-6 and | Community Mixed Use -12 and
Hillsborough Avenue Residential-9 Residential-12
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Policy 16.15:
Development within Sections 30 and 31 of Township 27, Range 17 in excess of 1 unit per acre
density will be limited to 375 additional units.

Policy 16.16: Application of Den sities to Lands Fronting Water Bodies
In addition to the restrictions on the calculations of densities and on the prohibition against
the use of naturally occurring open water bodies for density credits, the determination of the
appropriate levels of density during the development review process for lands fronting on
water bodies, as previously defined, shall be further limited to a density level comparable and
compatible with other development parcels and lots fronting on lakes, streams and rivers. In
the case of lakes, comparable and compatible development shall be determined by at least
51% of the land area adjacent to the lake having been developed in a similar fashion. In the
case of streams and rivers, the 51% development pattern described above shaextend one-
half mile from the subject parcel along either side of the stream or river. The purpose of this
restriction is to insure the continuation and protection of the established large lot, lower
density residential land uses and character of lands fronting on Hillsborough County's lakes,
streams and rivers, and to prevent the application of other provisions in the Land Use
Element from being construed as granting higher density uses in those locations.

Objective 17: Neighborhood and Community Serv ing Uses

Certain non-residential land uses, including but not limited to residential support uses and public
facilities, shall be allowed within residential neighborhoods to directly serve the pop ulation.
These uses shll be located and designed in a manner to be compatible to the surrounding
residential development pattern.

Policy 17.1:
Residential support uses (child care centers, adult care centers churches, etc.)is an allowable
land use in any of the residential, commercial and industrial land use plan categories
consistent with the following criteria:

a) The facility shall be of a design, intensity and scale to serve the surrounding
neighborhood or the non-residential development in which it occurs, and to be
compatible with the surrounding land uses and zoning;

Policy 17.2:
In order to accommodate the special needs of the seasonal show business residents,
Hillsborough County shall provide for t he limited storage and attendant servicing of show
business equipment in some residential zoning districts. Compatibility with surrounding uses
shall be ensured through adherence to the following locational criteria:
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A) The site constitutes infill or a logical extension of an existing show business use;
alternatively, it is infill or an extension of an existing commercial or industrial use which
displays characteristics similar to show business uses, such as outdoor storage, and is
thus compatible with such area.

B) The Board of County Commissioners has found that the site meets the intent of the
grouping of show business uses.

Policy 17.3:
Prior to the location of any new or expanded major public facili ty or public bui Iding or
grounds, the proposed site and possible impacts shall be evaluated in accordance with the
criteria specified below:

General Criteria
a) The County shall provide opportunities at the time of planning and site selection for
citizens and neighborhoods to express their viewpoints on major facility siting and design;
and in order to ensure neighborhood preservation, the County shall take into
consideration the viewpoints of citizens and neighborhoods in the final decision making
process in major facility siting and design.

b) In the planning, siting, land acquisition and development of major public facilities the
County shall consider alternatives, including not siting the facility. The alternatives
evaluation shall include consideration of such factors as technical aspects of the facility,
costs, design, impacts on the environment and availability of public facilities and services,
including transportation impacts and future operation and maintenance costs of
alternative sites as well as public safety and welfare factors.

c) Opportunities shall be provided for adjacent property owners and neighbor -hoods to
choose to participate in the review process.

d) The siting process for these facilities shall also avoid any detrimental effects on existing
and planned development in the study area as well as consider the ancillary impacts
associated with the particular facility and ensure that those uses also will not negatively
affect the community.

Policy 17.4
Hillsborough County will continue to develop master plans for community facilities to ensure
that those facilities are provided to serve anticipated population growth. Community
facilities include but are not limited to: community centers, parks and recreation areas,
libraries, sheriff substations and EMS/Fire stations.
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Policy 17.5:
Community facilities should be a focal point(s) in residential neighborhoods, and shall be
designed in a scale that is compatible with the surrounding residential area and i ntegrated
into the residential neighborhoods to create a more walkable neighborhood with a greater
sense of place.

Policy 17.6:
The County will coordinate the location of community facilities between agencies and
departments to identify opportunities for collocation of facilities. In addition, the county will
explore opportunities to partner with private and non -profit organizations during the
planning and development of community facilities and programs.

Policy 17.7
New development and redevelopment must mitigate the adverse noise, visual, odor and
vibration impacts created by that development upon all adjacent land uses.

Community Planning

Objective 18: Hillsborough County is comprised of many diverse communities and
neighborhoods, each with its own unique identity. While the comprehensive plan is effective in
providing an overall growth management strategy for development within the entire County, it
does not have detailed planning strategies for individual communities. Th e County shall develop
strategies that ensure the longrange viability of its communities through a community and
special area studies planning effort.

Policy 18.1:
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
Comprehensive Plan. The community plans will be adopted as part of the Comprehensive
Plan in the Livable Communities Element; these more restrictive 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.

Mixed Use Land Use Categories

Objective 19: The County will establish techniques in the Comprehensive Plan, which will ensur e
mixed use development in the mixed use categories.
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Policy 19.1
New projects proposed in the all of mixed use plan categories shall be required to develop
with a minimum of 2 land uses within a single building or within a single project in separate
buildings in accordance with the followin g.

1 Requirements for 2 land uses will apply to properties 20 acres or greater in the RMU-
35, UMU-20, and CMU-12 land use categories, and to properties 40 acres or greater in
the SMU-6 and NMU -4 land use categories.

1 These acreage thresholds will not apply to properties that have adopted plan
amendments to a mixed use category after January 1, 2008.

1 At least 50% of the site shall be the primary use.

1 Open space requirements for projects meeting these requirements in the mixed use
categories shall be 20%.

1 Percentages will be determined based on land area for primarily residential projects
or square footage for primarily non -residential projects.

1 The possible land uses for a mixed use project include: retail commercial, office, light
industrial (if permitted in the land use category), residential and civic uses including
residential support uses.

1 TheUl wUl gUPUI Ol OUUWEOWOOUWExxQawbkpbUT POWPET OC
within Community Activity Centers (if other mixed use standards have been adopted
for that area).

Policy 19.2:
In the mixed use land use categories, planned development districts or mixed use standard
zoning districts are required for all new rezonings, except as provided for in applicable land
development regulations.

Policy 19.3: Incentives for Mixed Use
The following incentives a re available to encourage mixed use and vertically integrated mixed
use projectswithin the Urban Service Area:

1 Projects that include 3 or more land uses shall be allowed decreased open space
requirements from 20% open space to 10% open space.

1 Projects that either include 3 or more land uses or vertically integrate two land uses
may utilize a density bonus to the next higher land use category or the following FAR
bonus:

A Property within a Future Land Use Category of 9 units per acre and/or .5 FAR and
higher and within the USA ¢ Increase in FAR by .25

A Property within a Future Land Use Category of 4 units per acre and/or .25 FAR
and higher and within the USA ¢ Increase in FAR by .10
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T  When considering mixed use projects of 3 or more land uses, a different hausing type
(multi -family, attached single family or detached single family) may be considered as
one of the uses.

Policy 19.4
By 201Q the County will update the Land Development Code to permit mixed use
EI YI OOxO1l OUwbOwUUE OE E U Eistriétd)an? t$ &ll&nOgDeiater Beibility §0d OD OT u
site design regulations (such as parking standards) for mixed use development. Additional
incentives to promote mixed use development shall be considered for inclusion in the land
development code.

Policy 19.5:
The Planning Commission staff shall review the locations of the mixed use categories on the
Future Land Use categories on the Future Land Use Map and their appropriateness given
existing and approved development patterns. Any needed amendments to the location of the
mixed use land use categories on the Future Land Use Map shall be initiated by the end of
20009.

Residential -Targeted Groups & Incentives

There are a number of target groups of people in the County that have special needs that require
additional attention in order to allow them the opportunity to enjoy an improved quality of life.

The high cost of land and housing has made it difficult for low and moderate income residents to
find affordable housing. The proportion of elderly people to the total population will increase in
the future, and special considerations must be given to the needs of those who will live in adult
congregate living facilities or on their own. The number o f two income earning households and
the single parent households is increasing, and the demand for day care facilities will be
unprecedented. The Housing and Economically Disadvantaged/Minority and Non -Minority
Groups Elements address target groups too, and residential development proposals must also be
consistent with the goals, objectives and policies described in those elements.

Ninety -five percent (95%) of the housing stock is provided by the private sector. The public
sector is limited in its ways t 0 encourage the private sector to build specific types of residential
development. From a land use perspective, the incentive comes from lowering the cost of land
and developing the site. Another incentive comes from the removal of blighting factors whos e
adverse impacts lower the property values and begin a downward spiral of decline within
residential areas. These types of incentives must be used in combination with those discussed
within the Housing and Economically Disadvantaged Groups Elements to ac hieve the fullest
effect possible.
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Objective 20: The County shall encourage new development and redevelopment of residential
housing for special target groups of people. The provisions specified within the Housing Element
of the Comprehensive Plan shall be applied with respect to the following policies.

Policy 20.1:
The provision of affordable housing shall be given high priority consideration by
Hillsborough County. By 200, development incentives shall be explored and implemented by
Hillsborough County that will increase the housing opportunities for very low, low income
households and workforce housing that are consistent with and further the goals, objectives
and policies within the Housing Element.

Policy 20.2:
Density bonuses will be utilized as an incentive to encourage the development of more
affordable housing. These density bonuses are outlinedin the Housing Element.

Policy 20.3:
Manufactured housing shall be recognized as a viable means to provideaffordable housing.

Policy 20.4
By 2009, a study shall be conducted to determine the feasibility of utilizing land owned by
Hillsborough County for the provision of affordable housing.

Policy 20.5:
The development of congregate living facilities will be allowed within each of the land use
plan categories that permit residential development ; however, the locations of facilities shall
be considered to prevent excessive concentration in any one area.

Policy 20.6:

The Land Development Code shall include appropriate development standards and/or placed
persons-to-dwelling unit conversion factors shall be utilized for congregate living facilities to
allow for the consistent application of residential densities otherwise established in this
element. The resulting application of density equivalents to proposed congregate living
facilities shall be utilized to ensure that cumulative impacts upon surrounding residential land
uses are reasonable and to ensure compable densities between congregate living facilities
and other residential land uses in the surrounding area. Consideration should be given to
having conversion factors which vary depending on the land use designation, to ensure
compatibility with surroundi ng areas.
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Policy 20.7:
Group quarters, temporary housing, and other residential structures for the use of permanent
and/or temporary farm workers may be permitted in areas of agricultural activity, although
such uses may exceed the maximum densities sgcified in the applicable land use category on
a site. In no case shall a density in excess 08 dwelling units per gross acre be permitted. This
provision is intended to preserve and promote agricultural uses by making it possible for
farm workers to both work and reside on or near property devoted to agricultural uses. Land
development regulations shall specify density limits for farm worker housing projects based
on land use categoriesas well as other design stardards.

Policy 20.8:
In the event a farm worker housing project is no longer needed for farm workers, the County
shall encourage the reuse of such projects into housing units for other persons in need of
affordable housing.

Innovative Housing Options

Objective 21:
The County will encourage innovative means of providing housing .

Policy 21.1:
The County shall continue to allow for an accessory dwelling unit associated with an owner
occupied single family residence to be built on the single deeded lot.

Policy 21.2:
For the purpose of calculating residential density in this plan, the following shall not be
considered as a separate dwelling type:

(1) an accessory reidential unit associated with an owner occupied single family
residence, and

(2) an individual room of a Community Residential Home where kitchen facilities are
accessory or cooking facilities are auxiliary to the required main kitchen;

Policy 21.3

Residential units that are located above office or commercial usesor that meet the commercial
apartment definition in the Land Development Code may be calculated on the basis of Floor
Area Ratio as opposed to units per acre.
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Commercial -Locational Criteria

Objective 22: To avoid strip commercial development, | ocational criteria for neighborhood
serving commercial uses shall be implemented to scale new commercial dewelopment consistent
with the character of the areas and to the availability of public facilities and the market.

Policy 22.1:
The locational criteria for neighborhood serving non -residential uses in specified land uses
categories will:

- provide a means of ensuring appropriate neighborhood serving commercial development
without requiring that all neighborhood commercial sites be designated on the Future
Land Use Map;

- establish a maximum square footage for each proposed neighborhood serving commercial
intersection node to ensure that the scale of neighborhood serving commercial
development defined as convenience, neighborhood, and general types of commercial
uses,is generally consistent with surrounding residential character; and

- establish maximum frontages for neighborhood serving commercial uses at intersections
ensuring that adequate access exists or can be provided.

Policy 22.2:

The maximum amount of neighborhood -serving commercial uses permitted in an area shall
be consistent with the locational criteria outlined in the table and diagram below. The table
identifies the intersection nodes that may be considered for non-residential uses. The
locational criteria is based on the land use category of the property and the classification of
the intersection of roadways as shown on the adopted cost affordable Long Range
Transportation Plan contained in the Transportation Element The maximums stated in the
table/diagram may not always be achieved, subject to FAR limitations and short range
roadway imp rovements as well as other factors such as land use compatibility and
environmental features of the site.

In the review of development applications consideration shall also be given to the present and
short-range configuration of the roadways involved. The five year transportation Capital
Improvement Program, MPO Transportation Improvement Program or Long Range
Transportation Needs Plan shall be used as a guide to phase the development to coincide with
the ultimate roadway size as shown on the adopted Long Range Transportation Plan
contained within the Transportation Element.
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Maximum Building Square Footage Permitted For Neighborhood Serving Commercial Uses
Per Quadrant of the Intersection

Land Use Category Major Local/ 2 Lane /2 Lane 2 Lane/4 Lane 4 Lane/ 4 Lane
2 Lane or 4 Lane

Rural -Agriculture 300 ft 660 ft 660 ft 660 ft
Scale Distance

Residential

AM -1/20 5,000 20,000 30,000 40,000
A-1/10 5,000 20,000 30,000 40,000
AR-1/5 5,000 20,000 30,000 40,000
Rural -Residential Scale 300 ft 660 ft 660 ft 660 ft
Distance

Residential

AE-1/2.5 5,000 15,000 15,000 20,000
RES1 5,000 20,000 25,000 30,000
RP-2 5,000 50,000 75,000 110,000
PEC-1/2 * * * *

Non-Residential

HI 5,000 30,000 30,000 300,00
RCP 5,000 30,000 30,000 30,000
Suburban Scale 300 ft 900 ft 900 ft 900 ft
Distance

LI 5,000 30,000 50,000 75,000
LI-P 5,000 30,000 50,000 75,000
RES2 5,000 50,000 75,000 110,000
RP-2 5,000 50,000 75,000 110,000
NMU -4(3) 5,000 50,000 75,000 110,000
RES4 5,000 120,000 150,000 175,000
SMU-6 5,000 120,000 150,000 175,000
RES6 5,000 120,000 150,000 175,000
Urban Scale 300 ft 1000 ft 1000 ft 1000 ft
Distance

RES9 5,000 120,000 150,000 175,000
RES12 5,000 120,000 150,000 175,000
RES16 5,000 120,000 150,000 175,000
RES20 5,000 120,000 150,000 175,000

Roadways listed in the table as 2 or 4 lane roadways must be siown on the Long Range Transportation Plan; major
local roadways are defined in the definitions section of this element.

At least 75% of the subject property must fall within the specified distance from the intersection. All measurements
should begin at the edge of the road right-of-way.

* A Planned Development established by the PEC ¥ category shall be exempt from the locational criteria listed in the
above chart.
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Frontage Width and Building Area for Neighborhood
Commercial Uses Under the Locational Criteria

ALL SCALES RURAL
Up to 5000 sq ft. 5001-60000 sq.ft.
Building area Building area

SUBURBAN S URBAN
5001-110000 sq.ft. 5001-175000 sq.ft.
Building area Building area

L

Policy 22.3:
In order to address instances where a site doesnot exactly meet the dimension requirements
of the Chart in Policy 22.2, the following will apply:

1 Where a proposed neighborhood commercial use is located such that the major
roadway frontage associated with the proposed use exceeds the maximum distance
specified in the Chart in Policy 22.2 but at least 75% of the frontage associated with the
use is within that distance and under single ownership, then such proposed use may
also be considered for approval.

1 When an intersection is shown on the adopted Long Range Transportation Plan
EOOUEDPOI EwbPBDUT POwUI T w3UEOUxOUUEUDPOOwW $01 O O
consideration for commercial development can occur as if there were a full intersection
for locational purposes, but when determining the appropri ate size development for
each quadrant the configuration of the road may not support maximum square

| OOUET T ZUwWEUI wOOwWUT 1 wODODPUDOT wOEUUUIT wOi wli I

Hillsborough County Future Land Use 38



Policy 22.4:

In any of the Plan categories where new commercial development is subject to the locaional
criteria, up to 20% of a larger mixed use project (typically, over 160 acres and 500 dwelling
units) may be considered for neighborhood serving commercial uses, regardless of the
limitations of the Chart in Policy 22.2. These uses shall be integragd into and located internal
to the mixed-use development and should not front on external roadways and should be
appropriately scaled with other project uses. Generally, the amount of commercial uses
permitted in this type of development will not exceed t he maximum square footage shown in
the chart with the locational criteria, unless a greater project demand has been demonstrated.

Policy 22.5:
When planning the location of new non -residential developments at intersections meeting the
locational criteria, a transition in land use shall be established that recognizes the existing
surrounding community character and supports the creation of a walkable environment . This
transition will cluster the most intense land uses toward the intersection, while provid ing less
intense uses, such as offices, professional services or specialty retail (i.e. antiques, boutiques)
toward the edges of the activity center.

Policy 22.6: Exceptions for Office Uses
Office development may be considered outside of the locational criteria under Policy 22.2
when:
a) proposed as a buffer between existing commercial and residential uses or adjacent to
existing commercial uses other than offices;
b) proposed on a parcel that is unsuitable or undevelopable for residential development.
The rezoning must be to a site plan-controlled district or to a zoning district restricting
uses to residential scale office.

Sites which may be unsuitable or undevelopable may include but are not limited to:
parcels altered due to the acquisition of adjacent land for public purposes or natural
features (rivers, lakes or preservation areas) either of which may isolate a parcel, or if
existing development has isolated a parcel along a roadway shown on the adopted Long
Range Transportation Plan contained within the Transportation Element. Parcels must be
five usable acres or less. However, all parcels under five usable acres may not qualify for
consideration of this provision.

Policy 22.7.
Neighborhood commercial activities that serve the daily needs of residents in areas
designated for residential development in the Future Land Use Element shall be considered
provided that these activities are compatible with surrounding existing and planned
residential development and are developed in accordance with applicable development
regulations, including phasing to coincide with long range transportation improvements.
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The locational criteria outlined in Policy 22.2 are not the only factors to be considered for
approval of a neighborhood commercial or office use in a proposed activity center.
Considerations involving land use compatibility, adequacy and availability of public services,
environmental impacts, adopted service levels of effected roadways and other policies of the
Comprehensive Plan and zoning regulations would carry more weight than the locational
criteria in the approval of the potential neighborhood commercial use in an activity center.
The locational criteria would only designate locations that could be considered, and they in no
way guarantee the approval of a particular neighborhood commercial or office use in a
possible activity center.

Policy 22.8:

The Board of County Commissioners may grant a waiver to the intersection criteria for the
location of commercial uses outlined in Policy 22.2. The waiver would be based on the
compatibility of the use with the surrounding area and would require a recommendation by
the Planning Commission staff. Unique circumstances and specific findings should be
identified by the staff or the Board of County Commissioners which would support granting a
waiver to this section of the Plan. The Board of County Commissioners may reverse or affirm
the Planning Commission staff's recommendation through their normal review of rezoning
petitions. The waiver can only be related to the location of the neighborhood serving
commercial or agriculturally oriented community serving commercial zoning or
development. The square foatage requirement of the plan cannot be waived.

Policy 22.9:
During the Zoning Conformance process, the Board of County Commissioners recognized the
existence of neighborhood serving commercial uses or zoning which did not comply with the
Locational Crit eria for Neighborhood Serving Commercial uses. These sites are exempt from
further review under the locational criteria, (location and specific square footage limitations
outlined in the Chart) but are not exempt from review under all other policies of th e
Comprehensive Plan.

Policy 22.10:
The Locational Criteria outlined in Policy 22.2 will not apply in the following instances:

1 where proposed neighborhood commercial uses are proposed as part of a
Traditional Neighborhood Development meeting the require ments of this plan and
the adopted land development regulations for Traditional Neighborhood
Development; or

1 in large mixed use developments within the mixed use future land use categories
(typically over 40 acres in size).
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Policy 22.11.
General commercial uses, as defined in the Land Development Code, may NOT be considered
at the intersection of major local roadways unless it is determined to be infill development
(seePolicy 25.3) or as part of an industrial or office park project greater than 300,000 square
feet.

Discouraging Strip Commercial Development

Objective 23:

To maintain the vehicular capacity of public roads, the County discourages linear ("strip") non-
residential development patterns and the multiple access points which accompany such linear
neighborhood serving commercial development.

Policy 23.1:
The County shall work to consolidate and reduce the number of curb cuts in strip commercial
areas through such methods as cross acess agreements.

Policy 23.2:
Scattered, unplanned retail commercial development shall be discouraged, and
commercial/office concentration shall be encouraged.

Policy 23.3:
Commercial development should be designed to decrease the need for motorized vehicle trips
by designing convenient, safe, non-motorized access.

Policy 23.4:
The linear extension of existing strip commercial areas shall be prohibited, except in
accordance with infill provisions of Policy-25.3

Policy 23.5
Higher density residential development is encouraged along major corridors as analternative
to continued office or commercial development when developed in accordance with
applicable development regulations ; the following bonus is provided as an incentive for
residential development as an alternative to commercial development.

Hillsborough County Future Land Use 41



Residential Density Bonus for Infill Development

To provide an incentive for residential development as an alternative to strip c ommercial or
office development, the county may consider a density bonus for properties meeting certain
provisions outlined below. The increase in residential density may be considered without a
Plan Amendment, by the Board of County Commissioners, after receiving a recommendation
from the staff of the Planning Commission.

Density cannot be increased higher than the land use category with the next higher density
limits. (i.e. Res4 can be increased to Re$ and no higher). Categories which permit up to 20
du/ga may increase to 30 du/ga using this bonus.

To qualify for the density bonus:
1 Property must be:
T Within the Urban Service Area
1 Located along a collecor or arterial street or a roadway designated as a transit
emphasis corridor in the Transportation Element.
1 In an area where, one of the following is present:
- strip non -residential development presently exists; or
- thereis a trend toward strip non -residential development; or
- existing zoning lots, although vacant, constitute a potential for the establishment or
expansion of strip commercial development; or
- an increase in density would result in a development pattern that is compatible to
existing zoning or development patterns in the immediately surrounding area.
1 The site of the requested bonusmust be within a 660 foot distance perpendicular from the
arterial or collector road.
1 The density bonus must be applied for through a rezoning application.
1 It must be demonstrated that the use of the bonus will promote residential infill on vacant
or redeveloping sites within existing, developed, urbanized areas which are residential in

character or to provide a residential development alternative to strip commercialization;
arterial

660’
Acreage to.calculate-infll' bonus

collector

660’
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Objective 24: Non -Residential Uses in Specifi ¢ Locations

In the residential land use categories, the County will encourage the location of higher intensity
non-residential land uses at locations that complement interstate interchanges, high employment
areas, and affordable housing.

Policy 24.1:
Recognize interstate interchangesas valuable resources for the location of more intensive
commercial development pursuant to Policies 24.2 24.3 and other Goals, Objectives and
Policies of the Future Land Use Element.

Policy 24.2:

Permit consideration of commercial uses including hotels and motels at intensities at or above
the neighborhood serving commercial scale at locations with direct or adequate road access to
interstate connectors and within the designated commercial activity center of an interstate
interchange. Development within the designated commercial activity center to commercial
scale must be pursuant to a planned development (PD) zoning district, and is subject to all
other applicable land development regulations. As used in this Policy, the term commercial
activity center means the area extending to an appropriate, reasonable, natural or manmade
boundary from the intersection of an interstate highway ramp and its connector road, and to a
reasonable depth from the interstate connector road.

Policy 24.3:
The development of commercial uses at interstate interchanges as planned, unified
development on single tracts of land shall be encouraged to enable the use of common
accesses, and to encourage other site design measures to minimize impacts to surrounding
areas.

Policy 24.4:

Recognize the University of South Florida Medical School, the Veterans Administration
Hospital, the Florida M ental Health Institute, and the University Community Hospital as
important medical facilities with support uses which may not comply with the locational
criteria for neighborhood serving commercial developme nt. Non-residential uses within
1,000 feet of the existing property lines of the above three medical facilities, the medical
facilities themselves, and 1,000 feet from any existing University of South Florida medical
school structure (measured from the structure) need not comply with the provisions of the
locational criteria, but are guided by the FAR limits of the Plan and establishing compatibility
with the surrounding uses.

Hillsborough County Future Land Use 43



Policy 24.5:
The County will permit consideration of a mixed use, site plan con trolled development, with
neighborhood serving commercial uses with a Floor Area Ratio at or above the neighborhood
serving commercial scale, on sites where there is direct or adequate road access to collectors
or arterials, if affordable housing (as defined in the Housing Element) is provided. Such
housing must be part of a larger residential development at a ratio equivalent to that which is
stated in the Density Bonus for Affordable Housing section of the implement ation section of
this Element. At no time may commercial uses exceed 20% of the total mixeduse
development.

Commercial -Redevelopment

Qualitative assessments indicate that the need for commercial redevelopment or reuse strategies
will become much greater in the future. Rundown, underutilized commercial areas within the
City of Tampa have resulted indirectly by the outward movement of population (and commercial
activities to serve that population) into the unin corporated County. As marketing and locational
strategies change, certain commercial areas will become functionally obsolete. The functional tie
between land use and provision of public facilities will create greater concentrations of land uses
in the future.

Objective 25. The County shall implement commercial redevelopment strategies to concentrate
commercial uses, revitalize older commercial areas, and encourage mixed use projects that
include commercial development.

Policy 25.1 Incentive
The redevelopment or revitalization of rundown strip commercial areas shall be encouraged.
Redevelopment or infill office/mixed use projects choosing to locate in established areas of
strip commercial development may attain a fifty perce nt incentive above the maximum F.A.R.
of the respective land use category, subject to a site plan controlled development andthat at
least two of the three redevelopment provisions below are met:

1.An improvement to the transportation system and/or acces management is clearly
demonstrated by a reduction in the overall traffic impacts to adjoining roadways . Means
to accomplish this include but are not limited to: providing transit amenities per the transit
authority, reducing trip generation through the mix of uses, or deleting the number of
access points, providing cross access, shared access, or realignment.

2. An improvement to the visual qualities of the site is provided by reduced signage, greater
open space or enhanced landscaping.

3. Incorporation of vertically integrated mixed uses such as offices or residential above
commercial space.
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Policy 25.2:
It is not the intent of these Policies to cause existing areas of strip commercial development to
become obsolete therefore, in areas where there is an established pattern of strip commercial
a parcel may be considered for a change in use and or zoning as long as the proposed changes
are compatible with the surrounding area and generally do not extend the commercial uses
any further along the road way.

Policy 25.3:
To assist in the revitalization of rundown areas, commercial infill developmen t may be
considered in areas where over 50% of a given block is already zoned or used for commercial
uses n all land use categories, otherwise new commercial development should be located at
existing or planned activity centers or at appropriate locations within larger planned
developments. The intensity of the new zoning district should be of a comparable in tensity of
the zoning and development on the surrounding parcels. Typically, a block is defined as the
road frontage on one side of a street between two public road rights-of-way. In some cases,
another boundary will be more reasonable to define a given bl ock, such as a creek, or railroad.

EXISTING COMMERCIAL USES

PROPOSED PROPOSED

COMM. USES j COMM. llJSES
VACANT
RESIDENTIAL

\ / \

— MAX _/ MAX
FRONTAGE VACANT RES FRONTAGE

\

Commercial may be considered on the vacant residential parcelssince the block
is over 50% commercially zoned (labeled proposed) or utilized.
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Economic Development: Industrial and Heavy Commercial Uses, Research Corporate Parks
and Tourist/Leisure Industries

A healthy, stable economy contributes to the economic well-being of all Hillsborough County
residents and makes possible a sound tax base sufficient to achieve the¢ OUOUazUw" OOx Ul |
Plan. Desirable economic growth will contribute to, and be characterized by: full, productive,

stable employment; high economic returns (wages and benefits) on individual labor effort; a

minimal rate of poverty; and cost containment of basic living expense s for all residents.

Strategies that generally enhance desirable economic growth include:

A encouraging the retention, expansion or attraction of export-base businessef firms that
provide goods or services to markets beyond the Tampa Bay metropolitan area. These
traditionally include many manufacturers, but may also include services, such as, financial
service firms, universities, certain health services and tourism. Universities represent an
ideal export-based firm | they not only sell four -year degrees tostudents from outside the
metropolitan area, but they require their customers to purchase four years of food, lodging
and other living expenses. This strategy may extend to key members of a significant
industry cluster.

A stimulating the development of imp ort-substitution businesses| often smaller, sometimes
home-EEUI EQwi PUOUwWUT E0wOEawi POOWEOWDOXx OQUUEOUwW?C
help lower costs by providing a less expensive, or more accessible, neighborhood supplier.

A providing better educa tional and work -force training to optimize the opportunities and
productivity of the local work force.

A offering more affordable options for transportation, day care, medical, housing and energy
to low income communities, thereby improving their economic w ell-being, while creating
a more reliable workforce and a greater consumer base.

To maximize' DOOUE O U O U lTetonomi® po@htial gviile minimizing land use conflicts, it is

advisable to identify specific, strategic geographic areasbest suited to accommodate businesses

chosen for their contribution to desirable economic growth and then provide incentives to
encouragesuch businesse® OwUT 1 Ul w?1 EOOOOPEWEIT YI OOxO1 OUwEUI EU

Objective 26: By the end of calendar year 201Q the County shall identify specif ic target industry

clusters, target industries, and target businesses; shall establish corresponding ? 1 EOOOODPE
development areas? w EdBdll provide incentives for the location of desirable economic growth in

these areas.
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Policy 26.1:
Economic development areas shall be any area with a land use designation, including mixed
use categories consistent with the targeted business or industry associated with desirable
economic growth.

Policy 26.2:
Economic development areas should be within designated transit corridors , accessible to
economically disadvantaged populations, EOE wb DUT POwUT T w" OUOUazUw4 UEE

Policy 26.3:
Day care uses should be accommodated and encouraged both within economic development
areas and within low -income neighborhoods. As incentive to have these facilities provided
within residential or employment generating projects, child care facilities will not count
UOPEUEUWEwWxUONI EOzUwOYI UEOOwWEIT Otd biliza thi©incentv® 01 OUD
the project must utilize a site plan controlled zoning district.

Policy 26.4:
By 201Q the County will prepare analysis to target selected industries and develop incentives
to encourage desirable economic growth within appropri ate economic development areas
these could include: marketing, financing, workforce development, provision of
infrastructure, efficient (low -cost) provision of public utilities, a streamline permitting and site
plan-review process, or similar incentives. These incentives include allowing retail sales as an
accessory use (not to exceed 20% of the overall floor area of a use) that do not count toward
the overall allowable square footage for retail sales in the industrial and/or office park. In
addition, the County shall evaluate the Land Development Code to ensure that regulations
applicable to economic development areas support the development of businesses in those
areas.

Policy 26.5:
Non-industrial land uses shall be restricted or prohibited in the ind ustrial land use categories,
and economic development areas will be preserved for employment centers, except as
provided in Policy26.6.

Policy 26.6:

In industrial land use categories, up to twenty perc ent (20%) of the project land area, when
part of larger industrial developments (those industrial and/or office parks greater than
300,000 square feet totalmay be considered for certain retail, service and tourist-related uses
generally, the amount of commercial uses permitted in this type of development will not
exceed the maximum square footage shown in the chart with locational criteria. Retalil
activities may also be considered in industrial areas as freestanding usesif it is demonstrated
to serve the greater industrial area, pursuant to the provisions of the suburban-scale
Locational Criteria.
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Policy 26.7:
A site plan controlled zoning district shall be required for all new and expanded industrial
uses, other than government owned or leased faclities, located on major water bodies as
identified on the Future Land Use Map.

Policy 26.8:
To cultivate entrepreneurs of small, home based, industries, the land development code shall
provide for the establishment of home occupations and live work uni ts, pursuant to specific
performance standards. Compatibility with the surrounding area shall be a mandatory
requirement for these uses.

Policy 26.9:
The County shall support efforts of low income neighborhoods in creating community
development corporations and community self -reliance programs.

Eco-Tourism

Objective 27:#1 Y1 OOx wxUOT UEQUWUOwWPOEUI EUIl w' BPOOUEOUOUT T
on its natural and man-made environments such as shorelines, marine failities, lakes and
I OUl UUI EWEUI EUwi OUw?1 ESUOUUDPUDGE 2

Policy 27.1:
Hillsborough County shall continue to implement the Greenways Program to provide
improved public access to the natural and man-made amenities specified above.

Policy 27.2:
Hillsborough C ounty has many unique land areas and waterways which are suitable for
camping, fishing, canoeing as well as other outdoor activities. The County shall develop
strategies which would establish Hillsborough County as an "ecotourism" destination.

Working W aterfronts

Objective 28. Recognize the importance of protecting waterfront communities, recreational and
commercial working waterfronts and shorelines from encroachment of incompatible land uses
through the develop ment incentive and design development standards that promote the
continuation, expansion and economic viability of these area.

Policy 281
By 2010, the County shall identify existing and threatened recreational and commercial
working waterfronts areas and develop design standard standards to mitigate the impact of
surrounding uses.

Hillsborough County Future Land Use 48



Policy 28.2:
By 2010, the County shall develop economic and development incentives to retain and
expand existing recreational and commercial working waterfront uses and to pre serve public
access tarecreational working waterfronts.

Policy 28.3:
The County shall explore opportunities to participate in programs such as Waterfronts
Florida as a means of receiving technical and financial support of activities directed towards
wor king waterfront preservation.

Agriculture -General Considerations

Objective 29: In recognition of the importance of agriculture as an industry and valuable
economic resource, Hillsborough County shall protect the economic viability of agricultural
activities by recognizing and providing for its unique characteristics in land use planning and
land development regulations.

Policy 29.1:
Promote the development and maintenance of agriculture market centers to strengthen the
agricultural economy, encouraging agricultural uses within and around such centers.

Policy 29.2:
Allow agriculture as a viable use both prior and subsequent to the mining of land designated
or approved for mining purposes.

Policy 29.3:
Land development regulations shall provide for a shortened, simpler review process for the
division or development of land for bona fide agricultural purposes.

Policy 29.4:
Pursuant to Florida Statute 163.3179,to preserve and protect the viability of the basic family
farm as well as to provide homesteads for the relatives of agricultural land holders, a family
homestead parcel may be created in the Rural land use categories regardless of the
underlying plan density assigned to the parcel. Resdential development of agriculturally -
designated land for the use of family members as their permanent residences is permitted at
densities higher than normally permitted in the respective rural -agricultural categories but
not to exceed 1 dwelling unit per gross acre.These parcels must be of at least one acre in size.
This policy is intended to perpetuate the family farm by making it possible for family
members to both work and reside on the property devoted to agricultural uses and shall
apply only once to any individual.
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Policy 29.5:
In the rural land use categories, where the clustering concept is allowed to promote the
continuation of agricultural activities, minimum acreage needs for various agricultural
commodities shall be established by the Hillsborough County Agriculture Economic
Development Council coordinating with appropriate research and educational institutions,
such as the University of Florida's Institute of Food and Agricultural Sciences, and then
correlated to a regulation requiring a minimum amount of acreage for a parcel both before
and after clustering is exercised. This is done to insure that the remaining acreage is indeed
agriculturally viable. Legal methods shall be developed to assure, either by virtue of deed
restrictions, zoning restrictions, or other restrictions, that the development potential of the
open or agricultural space will not be misrepresented in the public records or that subsequent
development of the property cannot take place unless increased density or intensity is
determined to be appropriate by Hillsborough County government.

Policy 29.6:
Agricultural and agricultural related uses shall be permitted in non -rural land use categories.

Policy 29.7
Hillsborough County shall explore opportunities to establish an incentive based long range
agricultural policy program to help retain productive farmland and discourage its conversion
to non-agricultural use. This may be accomplished through the land development code
and/or other programs to compensate farmland owners for purchase or transfer of
development rights, conservation easements, or other such mechanism as deemed
appropriate. Participation in such a program would be voluntary on the part of the property
owner and the development community .

Policy 29.8:
Hillsborough County shall continue to support programs such as the Agriculture
Stewardship Program as a vehicle to encourage the economic viability of agriculture by
recognizing and rewarding the benefits or services that agricultural land provides to the
community.

Agriculture - Retention
Objective 30: Recognizing that the continued existence of agricultural activities is beneficial, the

county will develop, in coordination with appropriate entities, economic incentives to encourage
and expand agricultural activities.
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Policy 30.1:
Following the adoption of a County vision, or by April 2011, the County shall evaluate the
potential for expanding the transfer of development rights programs to allow property
owners in rural areas to sell development rights to direct growth into designated sending
areas, such as urban infill areas redevelopment areas, activity centers and economic
development areas as identified in the Future Land Use Map series, TDR Sending and
Receiving Areas Map.

Policy 30.2:
Permit the continuation, on -site intensification, and changing of commodities for agricultural
uses in non-rural land use categories even as nonagricultural development is introduced
around it, provided that the agricultural uses, or zoning for agricultural uses existed at the
time of the adoption of the Plan. Additionally, permit the establishment of new agricultural
uses in non-rural categories, in a manner conforming with development regulations.

Policy 30.3:
Permit clustering of development in rural areas that will allow for the continuation of bona
fide agricultural uses in conjunction with residential uses.

Policy 30.4:
Intro duction of intense agricultural uses adjacent to non-agricultural use in non -rural areas
shall meet applicable land development codes.

Policy 30.5:
Agriculture related commercial uses more intensive or heavy than neighborhood serving
commercial, may be considered in the rural land use categories, provided it meets applicable
policies of the comprehensive plan. These uses are not subject to the locational criteria for
neighborhood serving commercial uses.

Policy 30.6:
Agriculture and agricultural support uses are the preferred uses in rural areas.

Policy 30.7:
This Plan supports and endorses the Florida Right to Farm Act (F.S. 823.14).

Policy 30.8
When new non-agricultural development is intr oduced adjacent to an existing agricultural
use, the nonragricultural use shall provide sufficient onsite buffering/mitigation to allow the
agricultural operation to continue.
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Agriculture - Natural Resource Protection
Objective 31: Protect the natural resources necessary to sustain agricultural activities.

Policy 31.1:
Promote public/private partnerships with agricultural landholders emphasizing incentive -
based programs to protect the natural resources.

Policy 31.2:
Require adoption or conversion to water conservation techniques that are beneficial for
aquifer recharge and the maintenance of near normal water tables. Use best management
practices (BMP) if established.

Policy 31.3:

Establish a phasedin program of water conservation practices within agricultural
communities.

Policy 31.4:
Initiate an interlocal agreement, or other appropriate mechanisms with the Southwest Florida
Water Management District to establish monitoring wells in conjunction with water intensive
agricultural uses in a multi -year phased in program.

Policy 31.5:

The County's land development regulations shall address and limit activities which have the
potential to contaminate water, soil, or crops.

Policy 31.6:
Create incentive based programs such as, but not limited to, conservation easements, less than
fee acquisition, tax incentives, conservation easement property assessment, or other options as
deemed appropriate which will be designed to protect the enviro nment.

Hillsborough County Future Land Use 52



SPECIAL AREAS OF CONSIDERATION
Transfer of Development Rights

Objective 32: By 2011, the County will make further amendments to the Comprehensive Plan
and revise its transferable development rights regulations in order to promote development in
planned growth areas, preserve the unique character of established communities, support the
agricultural industry, preserve environmental lands, preserve historical landmarks and promote
the development of a recreational greenway system. The revisions to the transferable
development rights regulations may be phased.

Policy 32.1:
Prior to the implementation of the transfer of development rights program o utlined in the
following policies, the County will amend the Comprehensive Plan to:
1 Establish maximum density and intensity levels greater than the adopted Future
Land Use categories in the receiving areas, outlined in Policy 3.4
1 Establish multipliers co ntemplated in Policy 32.7

Policy 32.2:
The transferable development rights regulations will be revised to facilitate the desired
development pattern. The regulations will be revised to create incentives that direct the use
of transferable development rights to planned growth areas; thereby preserving the
environmentally sensitive lands, historical landmarks, the rural character and encouraging the
retention of agricultural areas.

The County will develop a timeframe for completing the necessary revisio OU w0 OwUT 1T w" O
Land Development Code and administrative processes to revise the transferable development
rights regulations.

Policy 32.3:
The following will be potential sending areas on the Future Land Use Map series TDR
Sending and Receiving Area Map:

lands located within the Coastal High Hazard Area,

properties designated as Significant Wildlife Habitat,

lands approved for the Environmental Lands Acquisition and Protection Program,

properties designated as historical landmarks,

areas identified in a Community Plan as sending areas shall be designated sending

areas

1 Properties in the Rural Area with Future Land Use categories with densities greater
than 1 unit per acre.

= =4 =4 4 =4
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Historical Landmarks are not id entified on the TDR Sending and Receiving Areas Map;
locations of landmarks can be obtained from Hillsborough County.

At such time as these development rights are depleted, the County adopts a vision plan, or

the market for development warrants the expan UD OO wOT wUT T wx UOT UEOOwWUT 1T uw
may be revised to protect additional rural and agricultural lands. The criteria for identifying

additional sending areas are:

a) Lands designated on the Adopted Future Land Use Map as Agricultural/Mining,
Agricultural, or Agricultural/Rural, or any other designation that allows residential
density less than one dwelling unit per five acres;

b) Lands adjacent to properties nominated for the Environmental Lands Acquisition and
Protection Program;

c) Lands that meet the criteria for but that have not been nominated for the
Environmental Lands Acquisition and Protection Program;

d) Lands identified on the Greenways Master Plan;

e) Lands adjacent to active farming or mining uses that could serve as a buffer between
such uses and residential areas;

f) Lands with designated historic or archaeological sites; and/or

g) Lands included in the Environmental Overlay on the Adopted Future Land Use Map.

Policy 32.4:
Potential receiving areas on the Future Land Use Map series, TDR Sending and Receiving
Areas Map will include :

1 areas identified as such in adopted Community Plans,

1 lands within designated activity centers, and lands located within the land use
categories of 9 units peracre or greater and within close proximity to transit lines of
the Urban Service Area

1 lands currently designated as RP-2 on the Adopted Future Land Use Map may be
eligible for consideration as a receiving area with further study and subsequent
amendment of the Comprehensive Plan to establish appropriate multipliers for
transfers to areas outside the Urban Service Area (See PoliciesZ7 and 3.8).

Sufficient infrastructure (water, sewer, transportation, and parks) must be available for the
transfer of development rights to any of these receiving areas to occur. Additional receiving
areas may be identified based on the following:

a) Proximity to (within ¥4 to % mile) an identified fixed guideway transit station (such
fixed guideway facility shall be part of the adopted Long Range Transportation Plan);
b) Ability to achieve workforce or affordable housing goals;
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c) Designation as a redevelopment and infill area;
d) Designated for mixed use on the Adopted Future Land Use Map; and/or
e) Joint Planning Area wh ere additional density is desired.

Policy 32.5:
Adopted Community Plan TDR sending and receiving areas will be incorporated in the
County TDR Sending and Receiving Area map as appropriate. In the event designate County
sending and receiving areasmap and policies conflict with adopted Community Plans
related TDR programs, the Community Plan map and policies will supersede the County TDR
program and related regulations and prevail in identifying specific sending and receiving
areas.

Policy 32.6:
When the use of transferable development rights in a receiving area has not been previously
approved by the County as part of a master plan, small area plan or adopted Community
Plan, the County may require additional review of the proposed development to ensure t he
additional density is compatible with the area.

Policy 32.7:

The County will complete an analysis of the sending and receiving areas to determine the
appropriate number of density and floor area ratio credits that are available for transfer and
that are necessary to meet development goals in the receiving areas. The results of this
analysis may result in the development of a multiplier to give greater credit value to one
transferable development right than may be permitted under current regulations. The
maximum density and intensity levels for the receiving areas and multipliers will be adopted
into the Comprehensive Plan prior to the implementation of the transfer of development
rights program. This wil | also be outlined in the Land Development Code.

Policy 32.8:
To encourage the transfer of development rights and create an effective market for their use,
the County may establish multipliers that can be applied to specific density transfers. The
value of the multiplier should be weighted based upon the desired public benefit and the
ability to encourage sustainable development patterns. Receiving areas located outside the
Urban Service Area should have a lower multiplier than receiving areas insider t he Urban
Service Area. Criteria to consider when establishing multipliers include:

a) Dedication of the sending area to a state or federal environmental agency;

b) Preservation of land adjacent to existing conservation or preserve areas, such as
Environmental Land Acquisition and Protection Program properties, State or Federal
Wildlife Management Areas, Water Resource Protection Areas, Significant Wildlife
Habitat, or Surface Water Protection Areas;
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c) Preservation of an entire parcel designated as Sigificant Wildlife Habitat;

d) Use of credits to develop affordable or workforce housing units;

e) Use of credits as part of redevelopment or infill projects located within the urban
service area; and/or

(f) Use of credits in a designated activity center.

(g) Whether receiving area is located insider or outside the Urban Service Area.

(OWEOOUEDOEUPOOwWPPUT wlUT 1T w" OUOUazUWUEI T EUOT wUOuU
County will determine the value of any multipliers prior to revising its land developm ent
regulations.

Policy 32.9:
In addition to or instead of the multipliers described in Policy 32.8 the County may consider
revising its Land D evelopment Code to provide incentives by allowing for example, density
increases by right or for the waiver of certain bulk regulations (i.e. setbacks, landscaping,
height limits, etc.) when transferred development rights are utilized.

(OwEOOUEDPOEUDOOwWPPUT wUT T w" OUOUazUWUETT EUOT wlC
incentives will be established by revising its Land D evelopment Code.

Policy 32.10:
All properties must be left with the ability to accommodate one dwelling unit; no non -
conformities shall be created through the TDR program.

Policy 32.11:
All transfers of development rights are deemed to sever the transferred development rights
from the sending property and their use are subject to approval by the County.

Policy 32.12
The County shall investigate other techniques successfully used in other communities to
facilitate the administration of the TD R program.

Policy 32.13
In order to ensure sufficient interest in the program on behalf of property owners within
identified sending areas, the County may consider establishing a minimum dollar value for
one transferable development right. This minimum value may be waived for transaction
between properties under single ownership or related property owners.

Policy 32.14
The County shall undertake a public outreach campaign in coordination with other visioning
and community planning initiatives, targetin g property owners in designated sending and
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receiving areas, to encourage the use of transferable development rights. Examples of
outreach include production of a brochure explaining the program, creation of a web page
specifically for the program, and pr eparation of a presentation that explains the program.

Planned Villages

There are several areas of the County which are located outside theUrban Service Area limits but
may be appropriate for up to 2 units per acre development sometime in the future. However,
Hillsborough County will not be planning or programming infrastructure to serve these areas
within the planning horizon of this Plan. The capital costs associated with the provision of
infrastructure needed to serve these planned villages must be provided by the developer of such
a project and will not be funded by Hillsborough County.

Objective 33: To prevent the sprawl of low density residential development into rural areas, the
County shall continue to apply a two-tiered land use category in areas where the potential for
sprawl exists.

Policy 33.1:

Subsequent to amendments to the Comprehensive Plan to implement the transfer of
development rights program outlined in Objective 3 2, existing areas designatedas RR2 on
the Future Land Use Map may be considered as a receiving area for transfer of development
rights as outlined in the following policies . Prior to allowance of transfers of development
rights into the RP-2 category, multipliers for transfers will be established in the
Comprehensive plan at appropriate levels given that this land use category is located
predominantly outside the Urban Service Area.

Policy 33.2: RP-2 Designated Parcels 160 Acres or Greater

The Residential Planned-2 (RP-2) land use category is intended to implement a two -tiered
approach in the application of densities and intensities. The purpose of the RP-2 land use
category is to promote self-sustainable development. The ability to obtain the maximum
intensities and/or densities permitted in the RP -2 land use category on parcels 160 acres or
greater shall be dependent on the extent to which developments are planned to achieve on
site clustering, meet the intent of the Planned Village concept and demonstrate consistency
with Policies 33.5 and33.10.

In order to achieve densities in excess of 1 du/5 ga in the RP2 category, developments shall

achieve the minimum clustering ratios and shopping provisions under the Planned Village
option required by this Plan, except as noted in the Zoning Exception described in Policy 33.4.
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Policy 33.3: RP-2 Designated Parcels Less Than 160 Acres

Aggregation With Existin g Development Provisions

The ability to develop tracts of land in the RP -2 land use categories of less than 160 acres may
be accomplished at densities up to the maximum of 2 units per gross acre if the development
can be shown:

1. To function as an integral and planned part of existing adjacent development together
totaling 160 acres or more and its neighborhood and community commercial needs are
met by the combined development and the tract meets Planned Village policies and
development regulations.

1 Developments aggregated with planned village projects may collectively achieve up to
100% of the demand for land uses found in the Table of Minimum Requirements.

2. If the property is less than 160 acres and cannot meet the requirements for mixed use or
aggregation criteria in section 1 of this Policy, densities and intensity credits may be
transferred from qualified sending areas, identified in the Transfer of Development Rights
Program. Qualified sending areas include lands:

1 Designated as Significant Wildli fe Habitat

1 Nominated for the Environmental Lands Acquisition and Protection Program

1 Within Coastal High Hazard Areas;

1 Within Community Plan boundaries in which the Plan calls for the reductio n of density
in specific areas;

Developments utilizing the TDR option may achieve up to 100% of the demand for land uses
found in the Table of Minimum Requirements consistent with Policy 33.5.

The minimum clustering ratios is required in both option s.

The establishment and guidelines for the transfer of density and intensity credits will be
developed within a year of the adoption of this policy and implemented through the Land
Development Code.

Policy 33.4: Zoning Conformance Exception
Some parcels within the RP-2 category may carry a zoning district more intense than 1du/5ga
prior to the application of the RP -2 designation on a parcel. Zoning granted prior to the
application of the RP-2 category on a property is considered conforming with the Plan and
may develop in accordance with the applicable zoning district in place. All subsequent
rezoning must comply with the standard requirements outlined in  Policies 33.2 and 33.3.
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Policy 33.5:

As the size of the Planned Village increases from the 160 acre minimum, the desity of the

clustered area, and the amount of neighborhood and retail shopping provided must also

increase. The minimum requirements for the Planned Village to achieve densities in excess of
1 du/5ga are given in the Table of Minimum Requirements For Planned Villages. Planned
Villages which meet the minimum requirements may develop at 2 du/ga in RP -2-Planned
Villages may utilize Transfer of Development Rights to achieve a density of 4 du/ga,
consistent with the Transfer of Development Rights Program out lined in the Comprehensive

Plan and Land Development Code. Land Development Code (LDC) adopted to implement

this Plan may provide clustering and mixed use criteria for a range of Planned Village

densities less than the maximum permitted gross densities for the RP-2.

Table of Minimum Requirements For Planned Villages in
RP-2 Land Use Designation

Project Acreage

160/319 320/640 640/2259 | 2560+
Clustering Ratio for Planned Village projects of a ny size - Requires that the
gross number of allowable dwelling units are cluster ed to achieve a minimum of
3.5 to 4 units per net acre.Clustering up to 6 units per net acre is permitted for
planned villages that utilize Transfer of Development Rights.
% of total Neighborhood Retail | 50% 75% 100% 100%
and Shopping Square Footage
Required On -Site
% of total Community - - 25% 50%
Commercial Square Footage
Required On -Site
Open Space Requirement As determined by the net result of the
required minimum clus tering ratio.

Policy 33.6:
Clustering and Mixed Use shall be required in the RP-2 land plan category for projects of 160
acres or more in order to prevent urban sprawl, provide for the efficient provision of
infrastructure, preservation of open space and the protection of the environment. Clustering
and Mixed Use shall be encouraged in the other suburban and rural plans categories.

Policy 33.7.
Parcels within the RP-2 land use category shall not be split into smaller parcels to avoid the
"Planned Villag e" criteria and requirements applicable to larger parcels, except as noted in the
Zoning Exception found in the Policy 33.4
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Policy 33.8
Developments within the RP -2 land use plan category that are 160 acres or greater in size and
request approval under the Planned Village concept and its associated minimum criteria shall
be served by a central wastewater system. (i.e. franchise, interim plant, community plant,
county/municipal regional or sub -regional service, or other privately owned central systems).

Policy 33.9
All capita | improvement costs associated with the provision of public facilities and services as
determined by the appropriate regulatory agency or public service provider, including, but
not limited to, public water, wastewater, schools,parks and libraries shall be the responsibility
of the developer of a Planned Village and not the responsibility of Hillsborough County. All
necessary public facilities and services shall be provided concurrent with the development.

Policy 33.1Q

Community and Neighborhood Commercial uses are required on-site, consistent with the

policies of the Plan for all parcels regardless of size, except as noted in thePolicy 33.3. Fifty

percent (50%) of the on-site commercial development required under the RP-2 land use
category shall be completed at the point that 75% of the residential units are constructed.
Adequate acreage to accommodate the remaining onsite commercial requirements shall be

PDEI OUPI Pl EWEOEwWUI Ul UYT EwOOwUT T wx Ughdt toBHe 20006 UD U1
completion of construction of residential units. The developer may seek approval by the

County for up to an 18 month grace period following build -out if the need and justification

for an extension is sufficiently document ed.

However, these requirements may be waived for projects under 320 acres if it can be
documented that required commercial development exists or is in operation within the
surrounding area by the time 75% of the residential unit are built and the overall project
satisfies the RP-2 development requirements and the intent of the Planned Village .

At least 50% of the project area must be within 5 miles of existing Community Commercial
uses and within 1.5 miles of developed and operating Neighborhood Commercial uses to be
used to satisfy RP-2 commercial requirements. Criteria will be developed an d implemented
in the Land Development Code to establish standards and criteria for documenting adequate
neighborhood and community use in proximity to the RP -2 project and a map identifying the
general service zones will be prepared within one year from the date this policy is adopted.
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Policy 33.11L
Achieving adequate road connectivity is a high priority in areas designated RP -2. RR2
projects shall be designed to the greates extent possible to connect roadways shown on the
Transportation Corridor Plan Map and as deemed appropriate and necessary to facilitate the
development of Planned Villages by local reviewing agencies.

The County will review and consider including those roadways that support the RP-2 land
uses on the Countywide Corridor Plan within one year from the date this policy is adopted.

Policy 33.12
The committee established to review the RP-2 land use category as part of the Comprehensive
Plan update will con tinue to meet to propose additional refinements to this land use category
in the next two Comprehensive Plan Amendment cycles.

Interstate 75 Corridor Development

Objective 34: Plan categories for the Interstate 75 corridor shall permit urban level intensities
that will encourage mixed use patterns of development.

Policy 34.1:
Allow for developments at urban level intensities commensurate with the designated land use
categories, but which do not endanger the viability and/or aesthetic characteristics of
conservation and preservation areas, as defined.

Policy 34.2:
Encourage provision of affordable housing within mixed use developments through public
and private sector incentives.

Policy 34.3:

Access to high density/intensity development shall be encouraged to be located onto the
county arterial and collector system rather than the state highway system in the 1 -75 Corridor.
This will be accomplished through the promotion of clustering of hi ghest intensity uses with
access to the county arterial system, through the review of access points by Florida
Department Of Transportation (FDOT) and the requirement that new developments provide
sufficient right -of-way for a future county parallel arteri al system to serve +75 Corridor
development.
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Objective 35. Incentive programs and design sensitive regulations shall be developed and
implemented that will promote high quality private and public development, and to assure
creative and responsive approaches to the review of development within the | -75 mixed use
categories.

Policy 35.1:
Develop and implement landscaping plans for Hillsborough County's arterial road rights -of-
way in the 1-75 Corridor.

Policy 352
Require amenities such as landscapedbuffer areas, bikeways and pedestrian trails, preferably
interconnected, to be provided in new rezonings greater than 2 acres

Policy 35.3:
Require more open space through site design techniques such as clustering of structures in
order to promote a park -like quality in public and private development.

Policy 35.4
Encourage high quality site designs through incentives or specific development standards for
on-site lighting, perimeter landscaping, and signage.

Policy 35.5:
Encourage innovative planning and design projects by both the private and public sector
within the mixed use categories of the I-75 corridor.

Policy 35.6:
Promote public/private partnerships to identify, plan, finance, and operate a high level of
community amenities.

Policy 35.7:
Assure that the integrity of existing residential development is protected through established
techniques and the principles of land use transition expressed in this plan.

Policy 35.8:
Require handicap accessibility as an important consideration in all aspects of development
including structural designs, recreational areas, sidewalks, housing, transit accommodation,
transportation systems and other amenities.
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Policy 35.9:
Planned development districts or mixed use standard zoning districts are required for all new
rezonings, except as provided for in applicable development regulations.

Policy 35.10Q
When appropriate, participate in public -private partnerships during the development process
to achieve such purposes as economies of scale in infrastructure constration and accelerated
delivery of services.

Objective 36: Employment centers shall be planned throughout the Interstate 75 corridor _that
will preserve employment opportunities (office and industrial) , and residential opportunities
shall be limited in each of the plan categories within one mile (east and west) from the Interstate
75 corridor in order to promote opportunities for all segments of the population to live and work
within the corridor, regardless of age, sex, race and income.

Policy 36.1:
Encourage the inclusion of housing within mixed use projects.

Policy 36.2
Encourage the provision and integration of low and moderate income housing dispersed
throughout the mixed use categories.

Policy 36.3
Encourage development of child care facilities in conjunction with both residential and
employment generating activities in projects located in the mixed use categories. As incentive
to have these facilities provided within residential or employment generating projects, child
care facilities will not count towards a projectz overall density or intensity calculations ; in
order to utilize this incentive, the project must utilize a site plan controlled zoning district .

Policy 36.4
Encourage maximum employment and living opportunities for minorities with  in the mixed
use categories.

Policy 36.5:

Quality employment opportunities (office/industrial ) shall be provided within mixed use
categories

Objective 37: Mass transit opportunities , including bus and /or rail, shall be expanded within the
Interstate 75 corridor.
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Policy 37.1:
Plan for and construct urban level infrastructure in proposed bus or rail station areas to
attract high -intensity development that will support the operation of transit facilities.

Policy 37.2:
Encourage high intensity developmen ts to locate in proposed transit emphasis corridors.

Policy 37.3:
Promote integrated transit station interfaces in site designs.

Policy 37.4:
Encourage pedestrian, bicycle and public transit use amenities in site designs.

Objective 38. Public facilitie s and services that meet or exceed existing or established County
levels of service shall be provided in advance of, or concurrent with, the impacts of development.

Policy 381:
Ensure that public facilities operating at adopted levels of service are available when
Certificates of Occupancy are issued by:
(1) Anticipating development and planning the Capital Improvements Programs accordingly;
(2) Requiring conditions on development approvals that phase development with the

availability of facilities;

(3) Allowing developers to improve or provide public facilities at their own expense;
(4) Entering into public -private partnerships, when appropriate, to provide public facilities.

Policy 38.2:

Tampa Executive Airport, in accordance with the Aviation Authority 's master plans, shall be
developed as an executive airport to serve thel-4 and I-75 corridors. The county shall plan for
appropriate and compatible uses around Tampa Executive Airport to achieve this in
compliance with Chapter 333 and Chapter 163 Florida Statutes. The graphic below illustrates
the airport influence area around Tampa Executive Airport. The impacts of proposed land
uses on the airport should be considered in future planning and rezoning of the area to
protect people and property on the grou nd, as well as the utility of this airport. To this end,
the County and Authority shall pursue entering into an interlocal agreement to carry out the
requirements of Chapter 333 of Florida Statutes and to facilitate the exchange of information
regarding land use compatibility issues.
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