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Community Meeting #2 

Event Summary 
Unincorporated Hillsborough County 
Commercial-Locational Criteria Study 

COMMUNITY MEETING TWO INFORMATION 

Date:   Thursday, January 20, 2022 @ 5:30 pm 

Location:  Robert W. Saunders, Sr. Public Library (1505 N Nebraska Ave, Tampa, FL 33602); 
and Microsoft Teams Virtual Meeting 

COMMUNITY MEETING ATTENDEES 

Planning Commission Staff 

• Melissa Lienhard 

• Andrea Papandrew 

• Karla Llanos  

• Priya Nagaraj 

S&ME, Inc. Staff 

• Patricia Tyjeski 

• Nick Hill 

Meeting Attendees 

• Josephine Amato 

• Barbara Fite 

• Nathan Hagen 

• Noelle Licor 

• Lynn Merenda 

• Yeneka Mills 

• Katherine Oliver 

• William O’Shea 

• Nicole Sutton 

• Tammy Vrana 

 

 

 

COMMUNITY MEETING SUMMARY 

The second Community Meeting for the Unincorporated Hillsborough County Commercial-Locational 
Criteria (CLC) Study was held both virtually via Microsoft Teams and in-person at the Robert W. 
Saunders, Sr. Public Library on Thursday, January 20, 2022, from 5:30 pm to 7:00 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 which addressed the following 
topics (note: the slides presented during the meeting are included within the Meeting Presentation 
section of this summary).  

The Commercial-Locational Criteria 

Pat began the presentation by reintroducing the Project Team and asking the audience to provide some 

information about themselves using the Poll Everywhere engagement tool, which will allow virtual and 

in-person attendees to provide their feedback on a series of polls using their phones or computers 

throughout the presentation. These polling questions (and their results) are included within the Polling 

Results section of this summary.   

After the first poll, Pat stated that the CLC is found in Objective 22 of the Future Land Use Element of 

Hillsborough County Comprehensive Plan. These criteria are intended to allow for neighborhood-level 

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

etc.) of residents within a reasonable distance from their dwelling, permit those commercial uses within 

residential areas without requiring a change to the Future Land Use Map of the Comprehensive Plan (if 
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they meet the certain parameters), and to ensure that those commercial activities are integrated 

seamlessly into nearby residential neighborhoods.    

Pat explained that commercial uses of varying scales often are 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 in 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 have 

larger footprints and 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, reflecting the realities of 

the current retail environment, accommodating alternative modes of transportation, and ensuring a 

more successful tapering of intensity between nodes and corridors.  

After this portion of the presentation concluded, Pat started the second poll which asked the audience 

questions regarding their awareness of the existing CLC provisions within the comprehensive plan and 

their willingness to walk or bike to neighborhood commercial uses within close proximity to their 

household.  

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 from across the 

nation, which 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 

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 best to 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, it features a Community Idea Wall for sharing comments about the project and a brief 

online survey. Public engagement also includes individual interviews and group briefings with members 

of the Planning Commission and Board of County Commissioners, two community meetings, and three 

stakeholder workshops. During this discussion, Pat summarized the input received in the public 

engagement process thus far, particularly the feedback received during the first community meeting and 

stakeholder workshop series.  

Proposed Changes 

Pat then discussed the proposed changes presented to Planning Commission Staff in the first draft, 
which has since been uploaded to the project website. The most significant of the proposed changes 
found in draft #1 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-throughs and gas stations) from qualifying as 

neighborhood-serving uses under the CLC 

• Individual establishments under the CLC would be limited to 30,000 square feet (smaller than an 

average grocery store) and larger establishments would be required to pursue a future land use 

map amendment and rezoning  

• Eliminate opportunities for waiver requests to the provisions of the CLC 

• Projects meeting the CLC would be subject to additional design principles which advance the 

area’s urban form, connectivity, and compatibility 

Once this section of the presentation concluded, Pat launched the third and final poll, which asked 

audience members about the uses that should be permitted and prohibited under the CLC.  

Conclusion & Next Steps 
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Pat identified that the next steps in the process were to revise and submit the second draft of the 
revised CLC language based upon the input received from Planning Commission Staff and community 
meeting attendees by February 1st, begin the case study analysis, and prepare for the amendment 
hearing process (tentatively scheduled for April of 2022). The presentation was concluded by thanking 
attendees for their participation, reminding them to visit the project website, and offering an 
opportunity to ask a question or provide their comments on the project. The discussion which followed 
is summarized below:  

• One community member from the southeastern portion of the County expressed frustration 

with the County’s current planned development rezoning and modification process. More 

specifically, the community member feels that developers are: 

1. Submitting planned development applications for mixed-use neighborhoods with the 

intent to only develop the commercial portions 

2. Being granted major modifications to existing planned development standards using the 

minor modification process 

Additionally, the community member stated that new regulatory safeguards need to be put in 

place to address these issues with planned developments within the County and expressed a 

desire for the County to allow the public to be involved more in the planned development 

rezoning process to ensure that community character remains intact. 

Planning Commission Staff responded that although the agency is not the approving body, the 

Planning Commission does provide comments to the Board of County Commissioners on all 

rezoning cases within the County. Staff also responded that they would like to speak offline to 

address the community member’s issues with any specific projects. 

• Another community member expressed their discomfort with the lack of public participation in 

the CLC update process so far and wanted to know if there will be more opportunities for public 

engagement in the future. The community member was also concerned that the public would 

not have sufficient time to review the revised CLC language before the hearing process begins. 

To solve this issue, she recommended conducting more community meetings in individual 

neighborhoods and communities throughout the County.   

Planning Commission Staff responded that it is always challenging to provide a public 

engagement process which sufficiently meets the scheduling and locational needs of all County 

residents and that Staff is always available to talk about individual concerns with the CLC project 

specifically or the County’s public engagement processes as a whole. Additionally, the draft 

language for the CLC revisions will be available on the project website for the public to review at 

their leisure.  

On another note, the community member desires to see long-standing health disparities and 

inequities addressed by the County as well. Planning Commission Staff stated that leading health 

officials within the County were invited and participated in the stakeholder workshop series and 

that addressing these issues continues to be a priority of County Staff.   
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POLLING RESULTS 

Poll #1: Understanding Attendees 
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Poll #2: CLC Awareness and Transportation Preferences  
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Poll #3: Permitted and Prohibited Uses 

 
 

 

 

  



 

10 

MEETING PRESENTATION 
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