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Community Meeting #3 

Event Summary 
Unincorporated Hillsborough County 
Commercial-Locational Criteria Study 

COMMUNITY MEETING THREE INFORMATION 

Date:   Thursday, June 2, 2022 @ 6:00 pm 

Format:  Microsoft Teams Virtual Meeting 

COMMUNITY MEETING ATTENDEES 

Planning Commission Staff 

1. Melissa Lienhard 

2. Jillian Massey 

3. Andrea Papandrew 

S&ME, Inc. Staff 

4. Patricia Tyjeski 

5. Nick Hill 

Meeting Attendees 

6. Barbara Aderhold 

7. Isabelle Albert 

8. Mike Atherton 

9. James Atkinson 

10. Elizabeth Belcher 

11. Kami Corbett 

12. Gerald Cosentino 

13. Jake Cremer 

14. Joe Duncan 

15. Barbara Fite 

16. Jeanne Holton Carofel 

17. Todd Josko 

18. Hillary Kasajian 

19. Steven Kasajian 

20. Ronnie King 

21. Sunny Lambert 

22. Clara Lawhead 

23. Janise Man-Son-Hing 

24. Ryan Manasse 

25. Sam Martinez 

26. Zul Martinez 

27. Jan Nelson 

28. Kim Santiesteban 

29. Anthony Vallone 

30. Heather Velez 

31. Scott Velez 

32. Chris Walch 

33. Elizabeth White 

34. Kystian Wloch 

35. Dawn Wood 

36. Charles Wright 

37. Susan Wright 

38. Yvonne Stoker 

COMMUNITY MEETING SUMMARY 

The third Community Meeting for the Unincorporated Hillsborough County Commercial-Locational 
Criteria (CLC) Study was held virtually via Microsoft Teams on Thursday, June 2, 2022, from 6:00 pm to 
8:00 pm. Planning Commission Staff started the meeting by thanking the participants for their 
attendance, providing a brief overview of the project’s intent and timeline, and introducing the project 
consultant, S&ME. Pat Tyjeski, S&ME Project Manager, then took attendees through a presentation (the 
slides of which are included within the Meeting Presentation section of this summary) which addressed 
the following topics: 

The Commercial-Locational Criteria 

Pat began the presentation by reintroducing the 

Project Team and polling the audience (using the 

Poll Everywhere software) on their home zip code 

and the development pattern which best 

represented their community, given the options of 

rural, suburban, and urban. After the poll 

concluded, Pat stated that the CLC is found in 

Objective 22 of the Future Land Use Element of the 
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Hillsborough County Comprehensive Plan. These criteria are intended to: (1) allow for neighborhood-

level commercial uses which can satisfy the ‘daily needs’ (e.g., fresh foods, health care, professional 

services, restaurants, etc.) of residents within a reasonable distance from their dwelling, (2) permit 

those commercial uses within residential areas without requiring a change to the Future Land Use Map 

(FLUM) of the Comprehensive Plan (if 

they meet the certain parameters), and 

(3) to ensure that those commercial 

activities are integrated seamlessly into 

nearby residential neighborhoods.    

Pat explained that commercial uses of 

varying scales are often designed and 

accessed differently depending on 

whether the use is located within an 

urban, suburban, or rural context. For 

example, neighborhood commercial 

activity within urban contexts is often 

smaller in size and orient their primary entrance to the street and sidewalks. Alternatively, that same 

neighborhood commercial use within a suburban or rural context tend to orient their primary entrance 

towards a dedicated surface parking lot. Pat then stated that the Project Team would be looking to 

improve the design and accessibility requirements of these commercial uses as part of the revisions to 

the CLC.  

Other improvements to the CLC that were being investigated as part of this effort included revising 

outdated language, identifying ways to minimize the need for waiver requests, accommodating 

alternative modes of transportation, and ensuring a more successful tapering of intensity between 

nodes and corridors.  

Research & Analysis 

Pat also explained that the CLC update project continues to be informed by a three-step research and 

analysis process. The first step was a review of local planning documents to help identify the desires of 

the community related to the CLC update, such as: addressing transportation and access issues, 

accommodating for pedestrians, cyclists and transit users, supporting the creation or retention of 

existing town centers, and implementing the CLC according to the surrounding context.  

The second step was a review of best CLC-related practices from a dozen municipalities scattered across 

the nation. This effort revealed that few communities permit new commercial uses that satisfy a 

household’s daily needs within existing residential areas. In these rare cases, a majority of municipalities 

require a rezoning to a neighborhood commercial district supplemented with compatibility, buffering, 

and locational requirements. Additionally, locational criteria for these uses are typically found within the 

land development regulations in lieu of the Comprehensive Plan, where Hillsborough County currently 

maintains their criteria. In sum, there does not appear to be a perfect candidate for emulation regarding 

how to best update the County’s current CLC provisions.  

The final step in this process, a case study analysis, is expected to be completed in the next few weeks 

and is intended to exemplify how the proposed changes to the CLC would impact the design and 

connectivity of future commercial developments within the County meeting locational criteria.  
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Public Engagement Opportunities 

Public engagement opportunities were also discussed during the presentation. The primary engagement 

method for this effort is the project website which, in addition to hosting a wealth of project-related 

information, featured a Community Idea Wall 

for sharing comments about the project and an 

online survey. Public engagement also included 

individual interviews and group briefings with 

members of the Planning Commission and Board 

of County Commissioners, three community 

meetings, and three stakeholder workshops. Pat 

then summarized the input received in the 

public engagement process thus far, particularly 

the feedback received during prior community 

meetings and stakeholder workshops.  

Proposed Changes Summary 

Pat then discussed the latest iteration of the proposed changes to the CLC—the most significant of 
which are as follows:   

• Limit the types of uses which are eligible for receiving the regulatory benefits of the CLC to 

neighborhood-serving uses 

• Prohibit auto-oriented uses (e.g., drive-through facilities and gas stations) from qualifying as 

neighborhood-serving uses under the CLC  

• Restrict individual establishments to 20,000 sq. ft. (slightly larger than a drug store), but allow 

grocery stores up to 50,000 sq. ft.; developments exceeding this threshold would need to 

pursue a Future Land Use Map amendment and a rezoning 

• Require new developments which meet the provisions of the CLC to meet design requirements 

which advance sustainable development form, connectivity, and compatibility  

• Refine waiver requirements for building 

placement and the distance between 

existing commercial nodes 

• Adopt a new mixed-use future land use 

category to accommodate future 

commercial developments that do not 

meet the provisions of the CLC 

• Require consistency with the community 

plans contained within the Livable 

Communities Element and clarify that 

the provisions of the CLC do not supersede the locational requirements outlined in individual 

community plans  

• Add a summary table to Objective 22 which further clarifies the relationships between 

commercial scales, future land use, zoning, development potential, and locational requirements 

Locational Criteria Provisions 

Developments subject to the current locational criteria must consider the classification of the roadways 

at the nearest intersection, as shown on the adopted Highway Cost Affordable Long Range 

Transportation Plan Map. However, this map is now outdated, which has often resulted in excessive 
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waiver requests from developers. The latest draft replaces the Highway Cost Affordable Long Range 

Transportation Map with the Hillsborough County (and FDOT) Context Classification Map, which is more 

appropriate when determining where, how, and to what extent, new commercial facilities should be 

developed within the community.  

The latest draft also revises the maximum square footage and allowable distances from qualifying 

intersections, as well as the minimum distance required between commercial nodes. These maximum 

and minimum standards have been adjusted to place greater consideration on the character of the 

surrounding area based upon the future land use designations within each node and the context 

classifications of adjacent roadways. Additionally, the latest draft also includes new and revised 

requirements for building placement and design, site access, circulation, compatibility, and properties 

located within special districts.  

Next Steps 

Pat identified that the next steps in the process were to (1) revise and submit another draft of the 
revised CLC language based upon the input provided by the public and staff, (2) continue the case study 
analysis, and (3) prepare for the amendment hearing process (tentatively scheduled for August through 
October of this year). The presentation was concluded by thanking attendees for their participation, 
reminding them to visit the project website, and offering an opportunity to ask questions or provide 
their comments on the project.  

Discussion 

The discussion that followed has been summarized, reordered, and reworded for improved clarity and 
readability, where applicable. Questions and comments provided by members of the public are provided 
in bold, while responses from 
Planning Commission Staff and 
S&ME are shown in normal font.  

Will there be any further in-
person community meetings 
regarding this project? 

This is the last of three 
community meetings for this 
project. Recordings and 
summaries for each of the prior 
community meetings for this 
effort are available on the project 
website (https://smeinc.mysocialpinpoint.com/hillsborough_clc). Additionally, revisions to the CLC will 
be required to go through the public hearing process which will provide further opportunities for public 
comment. We will also make sure the final draft is available for review on the project website prior to 
adoption.  

This presentation appears to assume that only retail establishments are subject to commercial 
locational criteria. 

The CLC would also apply to office use, as secondary to commercial; residential support uses such as a 
day care centers and churches would not be subject to the requirements of the CLC.  

Why does the proposed draft discourage the proliferation of drive-through facilities in residential 
areas of the community? I happen to like the drive-thru restaurant close to my house.  
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Drive-through facilities are already permitted in various areas throughout the County. One of the goals 
of this effort is to ensure that neighborhood-serving commercial uses would be able to locate closer to 
residents to better serve their daily needs. To help mitigate the potentially harmful impacts from 
development on nearby residents, the latest draft limits the development of commercial uses which 
primarily cater to motor vehicles, such as drive-through facilities.  

I am also concerned with the idea of eliminating drive-through facilities, as some residents may not be 
able to walk or bike to their destination and thus, may prefer or need to use their car to access foods, 
goods, or services. Therefore, I would discourage the County from prohibiting drive-through facilities, 
but instead require stricter landscaping and buffer standards for these uses.  

Thank you for sharing your concern. Please note that drive-through facilities would still be permitted on 
properties which are currently zoned for such uses.  

Did your study examine the impacts of e-commerce on the success of brick-and-mortar retail?  

Although the prevalence of e-commerce continues to rise in our daily lives, we also understand that 
residents will continue to shop locally—particularly when attempting to meet their daily needs for fresh 
foods, medication, and other similar items. Ideally, this effort will make it easier for residents to meet 
their daily needs by purchasing goods and services at local businesses close to their homes.  

Could a developer request a waiver to the distance-from-the-intersection requirements found within 
the CLC today?  

That is correct. However, that does not mean the request will be approved. For example, if the request 
is seeking relief from the distance requirements within the rural area, the County may deny the waiver 
request based on compatibility concerns. 

Medical providers are 
already struggling to find 
sites for their facilities within 
the County. I am concerned 
that limiting the square 
footage of medical uses and 
designating them as a 
secondary use within the CLC 
would likely make it harder 
to locate a new facility 
within the County.   

The focus of this study is to 
give to make it easier for 
smaller-scale commercial 
uses which meet the daily needs of residents to locate closer to new and existing neighborhoods. If a 
medical provider wishes to develop a site for a medical use but does not meet the provisions of the CLC, 
they will still be able to request a change the County’s future land use and zoning maps.  

Will the adoption of the revised CLC impact properties that are already developed as a commercial 
use? 

Unless the owner of a commercial property within an applicable FLU designation desires to expand or 
redevelop their facility after the new CLC provisions are adopted, the revised CLC provisions will not 
impact current commercial developments operating within the County.   
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Was a traffic study conducted for this Study?  

No traffic study was conducted for the CLC update process.  

If someone requests a rezoning that is potentially in conflict with the provisions of a community plan, 
will the request be rejected outright or will it be allowed to continue with the hearing process?  

Each rezoning request will be examined against the contents of any applicable community plan on a 
case-by-case basis. If the request is found to be inconsistent with the applicable community plan, then 
Planning Commission Staff will likely not recommend the rezoning application for approval during the 
hearing process.  

I am concerned with a proposed development project because I feel it is inconsistent with our 
community plan. Is this the appropriate venue to discuss my concern with that project? 

Please reach out to Planning Commission Staff directly to speak about individual rezoning requests. Just 
a reminder, the latest draft to the CLC ensures that any development which meets the locational criteria 
outlined in Objective 22 must also be consistent with contents of any applicable community plan.  

Can Planning Commission Staff change the contents of community plans without a public hearing? 

No, they cannot. Community plans in Hillsborough County are part of an adopted element of the 
comprehensive plan. Therefore, any amendments to their contents would require a text amendment to 
the comprehensive plan, which would necessitate multiple public hearings, regardless of who initiates 
the amendment.  

What power do homeowners associations have to prevent proposed developments on privately-
owned land?  

If the homeowners’ association does not own the property, they are not granted the power to 
determine what can and cannot be built onsite. However, all members of the public are permitted to 
participate in the public hearing process to voice their concerns for a proposed development. Anyone 
that is concerned with a proposed development can also reach out to Planning Commission Staff 
directly. The purpose of the CLC is not to allow commercial inside established residential subdivisions. 

As someone representing a rural community in the County, I am concerned with allowing 40,000 
square feet of commercial activity in agricultural and low-density residential areas of the County.  

Noted. We will look at that provision in future revisions.   

Are you altering the urban and rural service areas as part of this effort?  

These boundaries (and all associated policies within the comprehensive plan) will not be amended as 
part of this project.  

How did the County determine which uses should be allowed to be developed close to residential 

neighborhoods? Was it based upon a needs analysis or a market study? 

No needs or market analysis was conducted as part of this effort. However, we do know that not all 

commercial uses and scales are appropriate to locate within close proximity to residential development. 

For example, uses which generate lots of noise, lights, or traffic, such as regional furniture stores (i.e., 

IKEA), should not be located next to low-density residential communities, but a small coffee shop or nail 

salon (which generate minimal impacts) would be more appropriate for the same area.   
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