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1 Project Overview 

1.1 Creating Great Places 

The Hillsborough County City-County Planning Commission is overseeing a multi-phased, multi-year 
project that ultimately lead to in-depth revisions to the County's Comprehensive Plan and update it to 
the 2045 horizon. This process will update the format to be more user-friendly and easily digestible for 
both implementing departments, as well as the public at large. Serving as Unincorporated Hillsborough 

County's Comprehensive Plan, Creating Great Places, demonstrated in Figure 1, represents the long-
term vision for the County's future. This Plan is created through a joint initiative of County departments 
and a public engagement process, which will incorporate in-depth revisions to the existing 

Comprehensive Plan supporting the County's changing needs and ultimately guide the future envisioned 

by the community. 
Figure 1-1 | Creating Great Places 

What is a Comprehensive Plan? 

A Comprehensive Plan establishes a 
community’s policies and priorities for future 

development while protecting its 
environmental features and character. It 
outlines a long-term vision for the 

community’s future and serves as a guiding 

framework for development and 
preservation decisions. This plan 

encompasses various topics like land use, 
mobility, and public services, ultimately 
aiming to enhance the community’s quality 

of life. 

What is Future Land Use? 

Future Land Use (FLU) is a specific section within the Comprehensive Plan indicating how land can be 
developed. In other words, the Future Land Use Section is a community’s blueprint for growth which 
outlines how the land can be used to create a vibrant community. It classifies all land within a 
jurisdiction into general types of land use categories and uses color coded maps to visually classify 
parcels. These categories are called “Future Land Use Designations”, which are supported and governed 
by the Goals, Objectives, and Policies of the Comprehensive Plan. The Plan describes each land use 
category’s intended purpose and character and defines allowable densities and intensities of 
development. In short, the Future Land Use is a guide for future growth as well as providing for land 
use consistency and change. 
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1.2 Purpose and Need 

The Comprehensive Plan touches 

Figure 1-2 Brandon Public Meeting nearly every facet of our lives — 
where we live and work, the housing 

and transportation options we have, 
opportunities for recreation, how and 
where communities will grow, and 

how to protect neighborhood 

character and vital resources. 

With its enduring natural beauty, 
unique charm, and diversity, 
Unincorporated Hillsborough County 
is attracting national attention with 

its unprecedented growth, both 

regionally and locally, having the 
population projected to rise by 

574,077 more people and over 
266,431 more jobs by 2050. While 

the success of the county brings many benefits to our communities, its growth pressure also creates a 
series of challenges for current and future residents, businesses, and visitors. 

Housing costs in the Tampa Bay region have soared by over 70% in the last few years1, with Hillsborough 

County seeing a 7% increase in home prices compared to October 20222. At the same time, communities 
are facing the need to adapt to rising sea levels and other threats from a changing climate to ensure a 

sustainable and resilient built environment. Economically vulnerable households are caught in the 

middle of these trends, increasingly pushed to move to other areas to find homes they can afford. 

The purpose of this Future Land Use Section Update is to ensure that the character and location of land 
use optimizes the combined potentials for economic benefits, 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. With a common goal of advancing 

the community’s vision for the future, this section will also help direct investments that balance future 

growth with neighborhood values, while keeping pace with emerging trends and innovative ideas. 

1.3 Meaningful Public Engagement 

Plan Hillsborough strives to promote, coordinate, collaborate with, and facilitate the involvement of all 
people in comprehensive planning and visioning to improve economic development opportunities and 

1 Tampa Bay Housing Prices 
2 Hillsborough County Housing Market - Redfin 
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the quality of life for everyone within our community. As such, Plan Hillsborough created a community 
engagement strategy designed to ensure meaningful public engagement for the Future Land Use Section 
Update of the Unincorporated Hillsborough County Comprehensive Plan, Creating Great Places. 

We first identified our audience by analyzing community demographics for the area. This information 
helped inform us of the most effective method to reach our target audience and receive meaningful 
feedback from residents. This included innovative outreach methods and boots-on-the-ground 
engagement, such as in-person and virtual meetings, an online survey, workshops, and community 
events. The team created a targeted marketing strategy to effectively deliver information about these 
public participation opportunities, so residents and stakeholders knew how to have their voices heard.  

The team continually identified measures of success throughout the planning process to ensure all 
audiences were reached and provided multiple ways for people to get involved “where they were”, 
either in-person or on any digital platform. Staff added outreach methods to our marketing strategy 
including roadway signs, posting on radio station community boards, and advertising in local 
newsletters and papers.  
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2 Public Engagement Approach 

2.1 Community Engagement Strategy Overview 

To ensure that all residents and stakeholders had the opportunity to provide meaningful input, voice 

their ideas, and come to a consensus for the Future Land Use Update, this engagement strategy offered 
multi-layered public participation in three distinct rounds of engagement. 

To start off the update, Plan Hillsborough staff developed an online, interactive survey providing 

communities the opportunity to weigh in at their convenience, on any device, and at any location where 
they had access to the internet. In addition, Plan Hillsborough conducted a virtual public meeting to 
offer an introduction to the FLU update and 

Figure 2-1 Centers and Connections Boards 
provide education on the processes, procedures, 
and terminologies that would be utilized 
throughout this update. 

The first round of engagement focused on 
educating the public about the purpose and 
function of the Comprehensive Plan and Future 

Land Use section, the need for and process of 
updating it, and gaining input from community 
stakeholders about what they wanted staff to 
prioritize as they worked on drafting updated 
language. This round included three poll 
questions which asked meeting attendees about 
changes they have noticed in their communities and priorities they had for their neighborhoods. 
Breakout groups were held with a list of discussion questions to inspire group discussion and allow all 
meeting attendees the chance to speak. 

The second round of engagement provided a summary of survey results, including demographic 

information of respondents, overall priorities, and recommendations for inward and outward growth. 
This round of engagement also provided details on three initiatives: Centers and Connections, Transit-
Oriented Development, and Commercial Locational Criteria. This round also focused on identifying 

criteria for the potential expansion of the Urban Service Area, including when staff should begin 

planning for expansion; how staff should identify potential areas for expansion; and what staff should 
look for when identifying areas for expansion. Discussions on specific locations for expansion were 

outlined as a future topic of discussion requiring significantly more public engagement and analysis 
within the context of a potential Master Planning process. 

The third round of engagement presented draft language for the Future Land Use update, including a 
redlined version of the draft. The anticipated changes were broken down by each goal to identify any 

potential impacts and ensure the information was presented in an understandable and easily digestible 
manner. This round of engagement included a presentation and provided an opportunity for questions 

and discussions during each public participation opportunity. 
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Each of these rounds included a separate in-person and virtual public meeting, a Project Advisory 
Team (PAT) meeting, and stakeholder meetings. Details on each of these meetings are found in 
Chapter 4 of this summary. This approach aligns with Plan Hillsborough’s commitment to “meet 
people where they are” in order to ensure that everyone has the opportunity to be heard.  

Throughout the entire process, Plan Hillsborough staff attended community events and participated in 
“community conversations” with the public. This included meetings with specific community groups 
and stakeholders, including the Agriculturual Economic Development Council and Hillsborough 
County Citizen Advisory Committee. Staff also developed and implemented a continuous marketing 
strategy to spread the word about public participation opportunities. 
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3 Spreading the Word 

This section outlines audience-sensitive communication tools that were utilized to ensure equitable, 
inclusive, and effective public participation. Based on the targeted audience and community 

demographics, the team identified how best to spread the word about engagement and participation 
opportunities. 

3.1 Audience Identification 

Public participation methodologies are not “one size fits all.” By providing a strategic engagement 
approach that understands the community, the team ensured we reached specific audiences, especially 

those households who are traditionally underserved and hard to reach, through many different 
communication and engagement tools. The target audience for this update included all residents, 
businesses, and other stakeholders within Unincorporated Hillsborough County. 

Unincorporated Hillsborough County’s population currently encompasses 1.05 million people and is 
expected to grow to over 1.29 million people by 20453. Table 1 shows the projected population and 

employment growth based on projection trends. Currently, 19.6 thousand people are without access to 
a car and 48.5 thousand are below the poverty level. Over 11% of the population speaks limited English, 
6% are persons with a disability, and 12% live within low-income areas. 80% of the population is over 16 

years of age and 54% have a college degree or higher. A breakdown of the race/ethnicities and ages for 
Unincorporated Hillsborough County is outlined in Table 2 and Table 3 below. 

Table 1 | Unincorporated Hillsborough County Population and Employment Growth 

2020 2022 2045 

2022 2045 

Change 
2022 2045 

Change % 

23% 
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Population 1,019,128 1,051,401 1,295,483 244,082 

Employment 443,205 477,164 656,633 179,469 38% 

Table 2 | Unincorporated Hillsborough County Race/Ethnicity Demographics 

White Black Native 
American 

Asian Hispanic Other Race 

502,054 144,381 1,593 42,533 320,823 40,017 

48% 14% 0% 4% 31% 4% 

3 UHC Planning Areas Demographic Profiles – Plan Hillsborough 
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Table 3 | Unincorporated Hillsborough County Age Demographics 

Ages 0 17 Ages 18-44 Ages 45-64 Ages 65 & Over 

235,778 386,218 272,863 156,539 

22% 37% 26% 15% 

3.2 Stakeholder and Partner Identification 

Specific stakeholders and partners who were already concerned with this project due to jurisdictional 
review or expressed interest were identified and invited to the PAT meetings. These groups included 
the Planning Commission, the Hillsborough County Board of County Commission, residents, businesses, 
community centers, HOAs, chambers of commerce, schools, hospitals, emergency operations, realtor 
groups, development associations, building associations, civic groups, realtor and land use associations, 
environmental protection groups, and other stakeholders throughout Unincorporated Hillsborough 
County. Stakeholders were continually identified throughout this process. A full list of stakeholders can 
be found in Appendix F. 

Throughout this process, stakeholders received Email notifications about upcoming events and other 
updates. A full list of communications with stakeholders can be found in Appendix E. 

3.3 Delivery Methods 

A variety of delivery methods were conducted in order to reach and engage multiple audiences. These 
opportunities for public feedback were in compliance with requirements set forth in Title VI of the Civil 
Rights Act of 1964 and the Americans with Disability Act. Due to 11% of the population speaking limited 
English and 31% of the population identifying as Hispanic, as identified from the audience demographics 
above, collaterals were developed in both English and Spanish.   

These delivery methods included: 
 Website  News ads 

 Email blasts  Flyers 

 News releases  Neighborhood signs 
 Media relations  Local newsletter ads 

 TV/Radio morning shows  Radio ads/community boards 

 Social media campaigns  Chamber newsletters 
 Targeted Facebook ads  Partner marketing resources 

For a full list of delivery methods, photos, and dates of production, see Appendix C. 

BurnsA
Sticky Note
Completed set by BurnsA

BurnsA
Sticky Note
Completed set by BurnsA



  

 

  

  

    
     

   
       

    

  

 
    

  
   

   
     

 
   

  
    

  
 

 

 
  

  
   

     
    

   
   

      

  
 

  

    

     
   

       

   

  

    

  

   
   

     

 
   

  

    
  

 

 

  

  

   
     

    

   

   
      

13 Comprehensive Plan Update | Future Land Use Section 
Plan Hillsborough 

3.4 Website 

Given the success and reach of the current Plan Hillsborough website, this update utilized the current 
webpage within planhillsborough.org for Creating Great Places to optimize resources and maximize the 
audiences’ ability to access information. The website was created in an easy-to-understand format and 

regularly updated throughout the process so the public and stakeholders could get information on how 

the Future Land Use updates could impact their lives, when and how they need it. 

Figure 3-1 Project Website 

3.5 Newsletters and Email Blasts 

The communications strategy encompassed diverse methods to keep stakeholders informed and 
engaged. Regular newsletters were disseminated on multiple dates throughout March, April, May, June, 
October, and August, containing comprehensive updates, crucial information, and press releases. 
Leveraging the Constant Contact Email List, the team executed multiple blasts and updates to actively 

engage participants from the Commercial Locational Criteria (CLC) stakeholder list, Neighborhood 
Association Presidents, and attendees from both PAT and Community Meetings. Additionally, targeted 

emails were strategically sent to communicate information specifically related to PAT Meetings, 
Commissioners with draft language updates, and various engagement opportunities, ensuring tailored 
and pertinent communication for different segments of the audience. These concerted efforts aimed to 

maintain a continuous flow of information and engagement, fostering a well-informed and involved 
community. 

3.6 Social Media 

The engagement efforts across social media platforms were extensive and varied. On Facebook, the 

team conducted strategic ad buys in both March and April, including a collaboration with Tampa Bay 
Times Total Media. Notably, on March 23, a boosted post spotlighting the MetroQuest Survey achieved 

remarkable results, reaching 17,000 individuals, and prompting 713 engagements, along with 40 likes, 
80 comments, and 32 shares. Throughout April and May, the team maintained consistent activity with 
numerous posts on various dates, gearing up with plans for 3-4 posts per platform for the June 
meetings. Simultaneously, Instagram saw regular posts shared on June 16, April 18, and March 23. The 

https://planhillsborough.org
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X (formerly Twitter) presence was equally robust, involving frequent posting and retweeting of 
content from March to June, ensuring continuous engagement by providing regular updates and 
information to the audience. These efforts collectively aimed to maintain an active and engaged online 
presence across multiple platforms, facilitating ongoing dialogue and participation within the 
community. 

3.7 TV and Media 

The outreach efforts resulted in extensive media coverage across multiple platforms. The team 

successfully secured publications in prominent outlets such as Times, Beacon Neighborhood, and Osprey 

Observer, targeting specific regions like Bloomingdale/Fishhawk, Riverview/Apollo Beach, Valrico, and 
Brandon/Winthrop with dedicated features in April. Additionally, they were featured on CW 44, Tampa 
Bay Morning Show, ABC Action News, and several other local news channels, amplifying their presence 

and message. Their engagement extended further through news releases, interviews, and articles in 
various media sources, including the Plant City Observer, JoyFM, iHeart radio’s EXP, and continued 

coverage in the Osprey Observer, ensuring a widespread and diverse dissemination of information to 
the community. 

3.8 Roadway Signs 

Moreover, a notable countywide effort involved placing 100 signs in both English and Spanish at 
unincorporated county intersections, showcasing a collaborative initiative by the Customer Service & 
Support staff to enhance visibility and engagement within the community. This comprehensive 

engagement strategy involved utilizing diverse channels, events, and direct interactions to ensure a 
widespread reach, gather valuable feedback, and disseminate essential information across various 
platforms and community settings. 
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4 Public Engagement Strategy 

To notify local partners, stakeholders, and the public of potential Future Land Use updates throughout 
each round of engagement, staff conducted activities focused on creating an opportunity for the 
audience to provide meaningful feedback and ideas. The insight gathered helped guide each step of the 
development to create an inclusive and representative Future Land Use Update. The activities included 
the items below. 

4.1 Project Advisory Team 

Plan Hillsborough selected local citizens who have had an active role in the community, such as 
representatives from development groups, safety advocates, the Planning Commission and related 
committees, as well as neighborhood associations and other community groups within Unincorporated 
Hillsborough County, to participate in the Project Advisory team meetings. These meetings were also 
open to the public and any interested parties. The PAT meetings provided stakeholders with the 
opportunity to “dive deeper” into the technical elements of the Future Land Use Update and give 
specific feedback on policies and anticipated changes. Plan Hillsborough staff coordinated continuously 
with the PAT through Email to provide information on upcoming events and updates as needed. Staff 
also responded to questions and provided additional resources upon request to ensure full 
transparency and allow the community to have a voice and sincere impact on the outcome of the 
update. The PAT also had the opportunity to help staff spread the word to other stakeholders and the 
public about opportunities for public engagement.  

Plan Hillsborough staff conducted a series of five Project Advisory Team (PAT) meetings, consisting of 
four in-person sessions, which all took place at the County Center in Downtown Tampa, and one 
conducted virtually. The PAT meetings occurred throughout the update process, and took place on: 

 May 2, 2023 

 June 13, 2023 

 August 8, 2023 

 November 15, 2023 

 November 16, 2023 

During the initial session, emphasis was placed on acquainting attendees with the FLU update, providing 
comprehensive education on the associated processes, procedures, and terminologies. This meeting 

centered on educating the public about the purpose and functions of the Comprehensive Plan and 

Future Land Use section. Stakeholder input was actively sought to determine their priorities for the 
drafting of updated language. Interactive discussion questions were used to gather attendee insights on 

observed challenges and neighborhood priorities. 

The second meeting encapsulated a summary of survey findings, encompassing respondent 
demographics, overarching priorities, and recommendations concerning inward and outward growth. 
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Additionally, detailed information was shared on three key initiatives: Centers and Connections, Transit-
Oriented Development, and Commercial Locational Criteria. 

During the third meeting, the focus was directed towards identifying criteria for potential expansion of 
the Urban Service Area. Deliberations encompassed the appropriate timing for planning such expansion, 
methodologies for identifying potential areas, and the criteria guiding the identification process. Specific 
discussions about expansion locations were deferred to a later phase, as they necessitate more 
extensive public engagement and thorough analysis, potentially within a Master Planning framework. 

The fourth session showcased draft language for the Future Land Use update, accompanied by a 
redlined version of the draft. These anticipated changes were broken down by individual goals to assess 
potential impacts and the information was presented in an understandable and easily digestible 
manner. Attendees were provided with a presentation and ample opportunities for questions and 
discussions after each goal. 

Lastly, the fifth meeting, conducted virtually, replicated the content of the fourth meeting, providing 
another avenue for engagement and discussion on the proposed updates. 

Throughout these engagements, Plan Hillsborough staff aimed to foster meaningful dialogue, gather 
diverse perspectives, and ensure transparent communication regarding the Future Land Use update. 

4.2 Public Engagement In-Person and Virtual Meetings 

The community meetings were thoughtfully designed to incorporate both in-person and virtual 
components, enabling the team to dedicate undivided attention to participants and facilitate 
meaningful feedback sessions. Plan Hillsborough staff meticulously structured each public 
meeting, tailoring the approach to suit the audience and the information being presented. These 
meetings were targeted more broadly toward the public at large, including citizens who may not 
generally be as engaged in the planning process as those invited to the PAT meetings. 

Plan Hillsborough organized a total of seven public meetings, comprised of three in-person public 
meetings and four conducted virtually. Staff held the inaugural virtual public meeting, strategically 
designed to introduce the Future Land Use update. This primary session aimed to help attendees grasp 
the essential processes, procedures, and key terminologies intrinsic to this update. The community 
meetings took place on the following dates:  

 April 25, 2023 (virtual) 
 May 16, 2023 (in-person at the Brandon Recreation Center) 
 May 23, 2023 (virtual) 
 June 22, 2023 (in-person at the Lesley Miller Recreation Center) 
 June 26, 2023 (virtual) 
 November 2, 2023 (in-person at the Gibsonton Gardenville Recreation Center) 
 November 6, 2023 (virtual) 
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The first in-person meeting was focused on educating attendees about the purpose and 
functionality of the Comprehensive Plan and Future Land Use section. This session emphasized the 

need for updating these sections, inviting community and stakeholder input on staff priorities for 
drafting updated language. Attendee perspectives were solicited through interactive poll 
questions addressing observed changes and neighborhood priorities. Breakout groups were 

utilized, providing a platform for all attendees to actively contribute to discussions via a set of 
tailored conversation topics. 

Figure 4-1 Live/Work Board 
During the second in-person meeting, a summary 

of survey findings was presented, inclusive of 
respondent demographics, overarching priorities, 
and recommendations regarding inward and 

outward growth. Additionally, detailed 
information was shared about three key 

initiatives: Centers and Connections, Transit-
Oriented Development, and Commercial 
Locational Criteria. This session also 

concentrated on outlining criteria for potential 
expansion of the Urban Service Area, guiding the 
questions of when to look at expansion, how to 
look at expansion, and what to consider when 
expanding.  Specific discussions concerning 

expansion locations were deferred, requiring 
extensive public engagement and comprehensive 

analysis, potentially within a Master Planning 

framework. 

The third in-person meeting involved the 

presentation of draft language for the Future Land Use update, accompanied by a redlined version 
of the draft. Anticipated changes were broken down by individual goals to assess potential impacts 

and ensure clear and comprehensible presentation. Attendees were provided with presentations 
and ample opportunities for questions and discussions during each phase of public engagement. 

Subsequent to each in-person meeting, staff conducted a corresponding companion virtual public 

meeting. These sessions mirrored the content of the in-person meetings, offering the same 
materials and facilitating interactive dialogues across each phase of the engagement process. 

4.3 Project Survey 

A public survey, initiated byPlan Hillsborough, was deployed with the aim of inclusively involving 

the community in shaping the region's future. The survey asked residents to rank their priorities 
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for land use in Unincorporated Hillsborough, make suggestions for inward and outward growth, 
recommend corridors and intersections as Centers and Connections, and leave specific comments. 
The surveys was publicly available throughout the months of March, April, and May of 2023 and 

received over 1800 responses, 32,000 data points, 1,600 comments, and more than 5,600 
mapping data points. Respondents were able, but not required, to give demographic information 

which was used to help ensure the survey reached a variety of demographic groups. The following 

is a description of the survey procedure as well as the highlights of the results. 

The Welcome Screen set the context for the project and described how to navigate through the 

survey.  The screen did not have any questions that collected data from respondents.  

Screen 2 asked participants to select their priorities when considering how and where to 
accommodate growth in unincorporated Hillsborough County.  Respondents ranked four of their 
top priorities from the list and placed them in order of importance.  Overall, respondents selected 
“Preserving Natural Areas” as being the most important priority with an average ranking of 2.15 

out of 4.  Out of nine categories, “Infrastructure & Development”, Maintain Agricultural and Rural 
Lands”, and “Variety of Housing Choices” round out the top 4 priorities for survey respondents. 

Screen 3 asked participants to rate each growth strategy listed based on “level of importance or 
effectiveness to accommodate expected growth”.  Participants were provided with different 
strategies to rank in relation to growth inside of the Urban Service Area (inward growth) and 
outside of the Urban Service Area (outward growth). Ranking ran from 1 to 5 with 1 being not 
effective or important and 5 being extremely effective or important.  Within the inward growth 
portion, respondents ranked “Maximizing Existing Infrastructure” first with an average of 4.36 out 
of 5.  The next three were “Safe Walking and Biking”, “Close to Daily Needs”, and “Variety of 
Housing Types” in descending importance.  Within the outward growth portion, respondents 
ranked “Minimize Impacts to Environment” first with an average of 4.53 out of 5.  The next four 
were “Preservation of Rural Areas”, “Have Infrastructure in Place”, “Compatible Land Uses”, and 
“Access to Major Highways” in descending importance.  

Screen 4 proposed location on the map that could be incentivized for infill development including 

mixed-use centers and/or context-sensitive density increases.  These locations were chosen based 
on areas identified for redevelopment in the Livable Communities Element’s Community Plans, 
where infrastructure exists today, and major intersections. Participants were asked to note 

whether they agree, disagree, or neutral on the proposed centers and connections using a drag 
and drop tool. Participants were able to add a center if they felt one was missing. 5,212 responses 

were given on the mapping screen. Respondents could also add a location where they would like 

to see a mixed-use center.  Overall, there was support in the USF, Central Tampa, East Lake, and 
North Airport areas with significant agreement on the centers. There was support with moderate 

agreement on the centers in the Citrus Park and Seffner areas. There was less support for the 

concept in the Big Bend, Wimauma, and Brandon clusters. 
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The Wrap Up screen prompted participants to enter demographic information and an email 
address to complete the survey and qualify for the incentive prizes. A total of 1,203 email 
addresses and 1,235 home zip codes were collected.  Optional demographics were collected 
including race/ethnicity and employment status. Due to optional demographic questions numbers 
are only based on those who provided that information.  White people provided their 
race/ethnicity the most with 73% of those choosing to share identifying as White. In descending 

order of respondents were “Prefer Not to Answer”, “Hispanic”, “Black or African American”, 
“Combination/Other”, “Asian”, “American Indian or Alaska Native”, and “Pacific Islander”. People 

working full time were the largest cohort who provided employment status at 66%.  In descending 

order from there were “Retired”, “Work Part Time”, “Unemployed”, and “Student”. 

A more detailed set of results can be found in the August 2023 Unincorporated Hillsborough 

County Future Land Use Update Survey Results Technical Memorandum located on the planning 
commission’s website at https://planhillsborough.org/wp-content/uploads/2023/08/HC-FLU-
Survey-Results-Tech-Memo_080323.pdf. 

Figure 4-2 Project Survey 

https://planhillsborough.org/wp-content/uploads/2023/08/HC-FLU
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4.4 Community Events and Presentations 

The staff actively engaged with the community 
through a series of events and initiatives. 
Commissioner Myers’ Town Hall sessions were 
conducted on various occasions between March 
and June, providing multiple opportunities for 
public interaction and dialogue. Additionally, they 
hosted Greater Palm River Office Hours on March 
22nd and May 23rd, offering dedicated events for 
residents to voice their concerns and feedback. In 
addition, during the process of updating the Palm 
River-Progress Village Community Plan, two 
meetings were focused on the broader Future 
Land Use update to ensure it was in sync with Figure 4-3 Open House at Public Meeting 

the Community Plan.  The team's involvement 
extended to community-wide events such as World Car Free Day, engaged the public at University Mall 
on October 5th, facilitating broader reach. These diverse engagements exemplify a commitment to 
fostering communication, community engagement and collaboration, accessibility, and active 
involvement in the decision-making process across diverse platforms and various sectors of the 
community. 

The team's involvement in meetings and presentations was multifaceted and comprehensive. They 
actively attended and contributed to various significant gatherings such as AEDC, Soil and Water 
Conservation District, and Farm Bureau meetings, ensuring participation and input in crucial 
discussions. The team delivered presentations tailored for specific groups such as the Palm River 
Community Plan Update, Bay Area Apartment Association, and Hillsborough CAC. 
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5 Common Themes from Public Comments 

Public comments, inquiries, and feedback obtained from each public meeting, PAT meeting and the 
community conversations were meticulously collected and organized into a comprehensive Comment 
Matrix, facilitating a thorough summary of the discussions. By amalgamating these insights with the 
outcomes of the survey, discernible patterns and prevalent themes emerged, reflecting the shared 
concerns and priorities of the residents. Presented below are some of the recurrent themes and key 
priorities documented through this comprehensive analysis.The full Comment Matrix can be found in 
Appendix A. 

5.1 Environmental Preservation 

Both survey respondents and meeting participants emphasized the paramount importance of 
environmental preservation. This overarching priority encompassed the preservation of wildlife 
habitats and a concerted effort to mitigate environmental pollution. The aim was to safeguard clean 
and unpolluted areas for recreational purposes while ensuring the maintenance of clean air and water 
quality within the community. 

5.2 Increase Transportation Options and Reduce Congestion 

Public feedback identified that limited transportation options in Hillsborough County pose significant 
mobility challenges. The HART bus system in Unincorporated Hillsborough County offers limited routes 
and does not provide convenient bus stop location options. Walkability and bicycle infrastructure are 
also scarce, especially in rural and suburban areas, making them unrealistic and unsafe transportation 
options. This lack of accessibility without personal vehicles makes navigating the county difficult. 
Additionally traffic congestion has worsened, leading to increased stress and longer commute times, 
highlighting the urgent need for comprehensive transportation solutions. 

5.3 Maintain Character of Neighborhoods, Rural, and Agricultural Area 

Comments highlighted the importance of preserving neighborhood density, landscape, and character, as 
well as limiting traffic in suburban and rural areas, and aligning new development densities with existing 
ones. Suburban residents favored low-density communities, expressing concerns about medium or high-
density developments. Rural and agricultural communities aimed to maintain very low densities and 
prevent encroachment from new developments, emphasizing the need for minimal traffic to preserve 
their area's tranquility. 

In addition, there was a recurring sentiment expressed regarding the perceived disproportionate 
influence of developers in decision-making processes. Comments highlighted a concern that community 
perspectives were not adequately taken into account in determinations concerning new developments. 
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5.4 Affordable Housing 

There was a notable recurrence of concerns pertaining to affordable housing within Hillsborough County. 
These concerns are reflective of a larger trend observed in the region, where both rental rates and housing 
prices have experienced a significant upsurge, rendering them increasingly unattainable for a considerable 
portion of the population. The observed disparity between income levels and housing costs underscores the 
pressing need to address the affordability crisis, thereby ensuring more equitable access to housing options 
for residents across the county.4 

5.5 Proximity to Daily Needs 

Some respondents expressed difficulty accessing daily needs such as groceries and medical services 
within their communities. Suggestions were put forth advocating for the development of walkable, 
mixed-use neighborhoods as a potential solution to this issue. Concerns were articulated regarding the 

prevalent separation of residential areas from commercial zones, which has resulted in limited 
accessibility to daily necessities. The sentiments expressed underscore the perceived importance of 
creating integrated neighborhoods that combine residential and commercial spaces, facilitating greater 
ease of access to essential services and amenities for residents. This approach aligns with the vision of 
fostering more cohesive and convenient living environments, thereby enhancing the quality of life 
within the community. 

5.6 Improve Transportation Safety 

Many comments highlighted the pressing need to enhance transportation safety, specifically for cyclists 

and pedestrians. Concerns were raised regarding fragmented or absent bicycle and pedestrian 
infrastructure, leading to disconnected or segmented connections and networks. Inadequate safety 

measures within existing infrastructure deter residents from using these facilities. Additionally, 
increasing traffic congestion hampers emergency service response times and increases the need for 
safety throughout the community. Comments focused on improving pedestrian and bicycle 

infrastructure, especially around schools,  by ensuring connectivity, directing paths to important 

destinations, and separating them from automobile traffic. Comments were also received about the need 
for better planning for traffic in the rural areas around suburban communities which are seeing a lot of 
impacts. 

4 Hillsborough County Housing Market - Redfin 
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5.7 Expansion of Urban Service Area 

Certain comments expressed a preference for fully utilizing all accessible land within the Urban Service 

area before contemplating any expansion. The rationale behind this viewpoint lies in maximizing the 
utilization of existing infrastructure, fostering the development of pedestrian-friendly neighborhoods, 
and mitigating the financial burden associated with continuously expanding infrastructure—a burden 

that is ultimately passed on to taxpayers. Perspectives were also provided that the supply of housing 
to meet the growth demands is dwindling. Expansion of the Urban Service Area was identified by 
some stakeholders as the primary way to increase housing supply, which would not only address 
demand but also help with housing prices. 
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6 Use of Public Input in Update Process 
Plan Hillsborough is committed to planning inclusively for a prosperous and thriving future for 
Unincorporated Hillsborough County and its diverse communities. Meaningful and effective public 
participation is essential to the successful implementation of this update, and necessary to ensure that 
the needs of the community are adequately addressed. The feedback and ideas provided through all 
engagement opportunities have directly helped guide the decisions made throughout the Future Land 
Use Update process. 

6.1 Goal 1: Growth Management 

Based on the community’s feedback, Plan Hillsborough staff identified the need for a publicly initiated 
plan amendment process that would provide a proactive strategy to establish future expansion criteria 
for the Urban Service Area. This criteria focused on when it is time to consider expansion, how to plan 
for that expansion, and what we should look at in expansion areas. 

The community identified the need for more public outreach and analysis before identifying the exact 
locations for expansion, leading us to the idea for an Urban Expansion Area Master Plan. This plan 
would provide for areas for new residential development with convenient access to daily services. 
Based on feedback regarding the lack of infrastructure, the plan also calls for alignment of public 
facilities and infrastructure with new development. Throughout the planning process, the policies call 
for collaboration with partner agencies and incorporating opportunities for public engagement. 

6.2 Goal 2: Growth Management 

This goal focuses on inward growth of the Urban Service Area. Based on community feedback, staff 
identified the need to expand choices for living and getting around, focusing on proximity, livability, and 
walkability. The Centers and Connections element in this goal coordinates with Community Plans and 
major intersections to identify places to direct growth where it is most desirable, expanding housing 
opportunities and choices, and encouraging more pedestrian friendly development.  

After identifying potential Centers and Connections throughout Unincorporated Hillsborough County, 
staff directly noted resident and stakeholder feedback to modify this map as requested. Staff removed 
Centers and Connections throughout the County, especially within the South County areas. In addition, 
staff added Centers and Connections to the University area based on overwhelming request and 
feedback from public meetings and survey responses. Last, staff reduced the buffer of the Connections 
from 0.5 mile to 0.8 mile in order to focus growth on desirable location and ensure the preservation of 
the surrounding unique communities.  

6.3 Goal 4: Development 

Plan Hillsborough staff conducted extensive public outreach for the Commercial Locational Criteria 
(CLC) component of this goal. Based on community and stakeholder feedback as well as direction from 
the 
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Hillsborough County Board of County Commissioners (BOCC), staff removed numerous sections of this 
component. The Context Classification Map was added in conjunction with the 2040 Cost Affordable 
Map to identify locations that could be considered for commercial. Language was clarified to reinforce 
that these policies were in line with required Compatibility and Community Plan policies.  

The addition of the Neighborhood Mixed-Use 6 category, permitting commercial activities without 
permitting high density development was the direct result of feedback from the community. Staff heard 
the community’s concerns and understand the importance of allowing the “mom and pop” commercial 
store while preserving the uniqueness and character of the surrounding community.  

6.4 Goal 5: Agriculture 

Feedback from a number of agricultural stakeholder groups was provided and helped shape the update 
of these policies. Primarily the focus was to update to reflect current programs, practices, and 
terminology. 

6.4 Overall Context 

Throughout the extensive planning process, the dedicated Plan Hillsborough team seamlessly 
collaborated with community members, stakeholders, partners, elected officials, and various agencies. 
This collaboration formed the cornerstone of a comprehensive engagement strategy that significantly 
influenced the decisions made during this update. At each crucial stage, the public actively contributed 
their insights, guiding the direction in alignment with their feedback and aspirations for the future of 
Hillsborough County. 

The team diligently considered every goal, ensuring inclusivity by engaging with diverse audiences to 
capture a spectrum of voices. This conscientious approach allowed for the consistent and effective 
integration of this collective feedback throughout the entire document. Recognizing the document's 
significance as a representative guide for all residents of Hillsborough County, the staff remained 
mindful of their responsibility to accurately reflect the community's aspirations and needs. 
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APPENDIX A: 
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Date Submitted: 2-17-2023 
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General: About the Comprehensive Plan 
During the meeting, numerous attendees raised inquiries regarding the overarching objectives and 
operational facets of the Comprehensive Plan, inquiring about its purpose, functionality, and the 

procedural aspects of the planning process specific to the Hillsborough Comprehensive Plan. 

Comment/Question Response 
Where can we get a copy of the current 
Comprehensive Plan? 

The current version of the County’s 
Comprehensive Plan can be found on the Plan 
Hillsborough website, 
www.PlanHillsborough.org/hclanduse. 

How is the Comprehensive Plan useful? A Comprehensive Plan establishes a community’s 
policies and priorities regarding future 
development while aiming to preserve the area’s 
environmental features and community 
character. The purpose of a Comprehensive Plan 
is to outline a long-term community vision for the 
future. A Comprehensive Plan acts as the guide 
by which a community’s development and 
preservation decisions are made, covering a wide 
range of topics, such as: land use, mobility and 
public services, all intended to improve the 
quality of life for the community. 

The Comprehensive Plan touches nearly every 
facet of our lives — where we live and work, 
what transportation options we have, 
opportunities for recreation, how and where 
communities will grow, and how to protect 
neighborhood character and vital resources. 

When is the FLU Map getting updated? The proposed updates to the Future Land Use 
Section of the Comprehensive Plan will go before 
the Planning Commission in early 2024 for 
recommendation and will go before the BOCC in 
early 2024 for final approval and adoption. The 
FLU Map will be updated subsequent to the 
policies in the summer/fall of 2024. 

How often does the BOCC agree with the 
judgement of the planning commission? 

It varies from recommendation to 
recommendation. This statistic is tracked in the 
Planning Commission’s annual report. 

What is the purpose of the January 22nd 
Planning Commission meeting? 

On the 22nd of January 2024, staff will go to a 
public hearing with the Planning Commission and 
present the proposed 8 goals of the FLU section. 
Subsequently, the Planning Commissions’ 
recommendations will go to the Board of County 

http://www.planhillsborough.org/hclanduse
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Comment/Question Response 
Commissioners. The final draft will be posted on 
the project website on January 12, 2024. 

Is or is not the City a part of the county? Cities are a part of the county. The 
Comprehensive Plan we are discussing only 
involves Unincorporated Hillsborough 
County. Each city has its own Comprehensive 
Plan. 

What is the maximum population growth before 
there is no more room? 

Based on current density regulations, the county 
can theoretically accommodate 2.3 million 
people. We currently have 1.5 million. 
Unincorporated county, if built out with current 
density would be around 1.6 million. We 
currently have about 1 million. 

According to the new plan draft, where do you 
see the county in 10 to 20 years? 

Staff hopes this update ensures the character and 
location of land uses, optimizes the combined 
potentials for economic benefits, and protects 
our natural resources while minimizing the threat 
to health, safety, and welfare posed by hazards, 
nuisances, incompatible land uses, and 
environmental degradation. With a common goal 
of advancing the community’s vision for the 
future, this update will also help direct 
investments that balance future growth with 
neighborhood values, while keeping pace with 
emerging trends and innovative ideas for years to 
come. 

How many acres are vacant vs redevelopment? 
How is redevelopment acreage 
defined/determined? 

The breakdown of acreage and definitions, along 
with staff analysis, is available on the Plan 
Hillsborough website. 
https://planhillsborough.org/wp-
content/uploads/2023/09/Draft-August-2023-
Analysis.pdf 

What updates will be made in relation to school 
capacity and planning? 

The Public Schools Element of the 
Comprehensive Plan will occur in early 2024. 

Are Public Advisory Team meetings open to the 
public? 

Yes. All meetings are open to the public. The 
presentations will be the same, but the discussion 
will go into greater detail on proposed policy 
edits. 

Since many people don’t have free time for 
these meetings, what are you doing to make 
sure you are getting feedback from everyone? 

Staff have provided multiple hybrid options 
including an online and in-person survey and 
virtual meeting options. All meeting 
presentations and recordings are also available on 
the project website, which provides citizens an 
opportunity to comment. Staff are always open to 

https://planhillsborough.org/wp-content/uploads/2023/09/Draft-August-2023-Analysis.pdf
https://planhillsborough.org/wp-content/uploads/2023/09/Draft-August-2023-Analysis.pdf
https://planhillsborough.org/wp-content/uploads/2023/09/Draft-August-2023-Analysis.pdf
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Comment/Question Response 
suggestions for more ways to reach out to the 
community. 

Are the meeting recordings available to view 
after the meeting? 

All recordings and presentations for past 
meetings are available on the project website. 
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General Rules and Regulations 
Many questions were asked about the laws governing the Comprehensive Plan, which department is 

responsible for different aspects of the development process, and who the final decision makers are for 
different types of decisions. 

Comment/Question Response 
What is the procedure for the adoption of the 
proposed changes? 

Once the updates to the FLU Section are 
reviewed for compliance and brought to the 
public for thorough review, the proposed changes 
will be brought to the Planning Commission who 
then recommends the changes to the Board of 
County Commissioners who vote on final 
approval. The final adoption is through the Board 
of County Commissioners (BOCC). 

Who is making the decisions regarding 
amendments and what changes can be made? 

Ultimately, the BOCC makes all final decisions. 

Can the Planning Commission ask for changes to 
the draft language? Does the public have a 10-
day review period before the BOCC? 

Staff members are trying to give a 9-day advance 
before briefing Commissioners, but this may 
change based on comments from the Planning 
Commission. Constituents have the power to 
advocate for changes to the Planning Commission 
and to the BOCC. 

Can prior changes still be considered? Yes. 
Why does Development Services only allow for 
virtual meetings? 

The Planning Commission staff is available and 
happy to meet in-person at any time. We can also 
facilitate coordinating in-person meetings with 
Development Services if needed. 

What more can we be doing for density 
bonuses? 

Currently, the FLU contains multiple density 
bonuses including the Affordable Housing Density 
bonus. The updated language also provides 
incentive-based, optional bonuses for designs 
that are beneficial to the community within the 
Centers and Connections component (see goal 
2). 

What can you do to stop water bills from rising? Public works questions can be directed towards 
pwcustomerresolution@hcfl.gov.net 

How will the FLU affect the allowance of new 
materials in our roads if HB 1191 is passed? 

For more information on HB 1191 and other 
transportation matters, please contact 
Hillsborough County Public Works or FDOT. 

How does the Planning Commission decide 
whether or not to allow a city to annex within 
county land? 

Annexation can happen within a property owner 
or an areawide vote. The county can inform the 
public but does not have the power to approve or 
deny annexations.  
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Comment/Question Response 
Are developers required to replace trees that are 
taken down when developing? 

Tree replacement requirements would be found 
in a technical manual or the Land Development 
Code. 

How does the Live Local Act affect these 
changes? 

Staff are still grappling with the effects and 
implications of the new law. County lawyers are 
processing measures of compliance with the law. 

Are you changing AR-1 and AR-5 to ASC-1 and 
AS-1? 

Changes in zoning are not a part of the FLU 
update process. Once we have the policy 
language in place, then we will look at 
updating the FLU map only, but not zoning. 

Who is deciding that we need to encourage 
growth in areas where communities desire it? 

Ultimately, all decisions approving growth rest 
with the Board of County Commissioners. The 
Planning Commission provides recommendations 
to the BOCC on these issues. We utilize a number 
of ways to get community input on those plans 
and recommendations. Community Plans are one 
tool that help staff hear from the community 
members and business owners where and how 
growth may be most desirable while maintaining 
the unique characteristics of each neighborhood. 

These types of meetings often ignore renters. 
What is the commission doing to account for the 
fact that many renters are not represented? 

Staff advertises public participation opportunities 
on social media, local radio, TV, newspapers, local 
newsletters, and even on community signs posted 
throughout the local neighborhoods. Please let 
us know if you have any ideas about additional 
efforts to emphasize outreach to renters. 

Is the FLU involved in Zoning? The FLU works together with zoning to maintain 
health, safety, and welfare by separating 
incompatible land uses. Zoning, overseen by the 
Hillsborough County Development Services 
Department through the Land Development 
Code, regulates building size, setbacks, and 
specific uses. It is used to approve or deny 
developments and uses, and it defines specific 
districts within general categories. FLU, overseen 
by the Planning Commission, is a section within 
the Comprehensive Plan that guides purpose and 
character of growth, separates land into general 
categories, and sets the maximum density and 
range of uses. 

How many more people and jobs will we see in 
Hillsborough County by 2045? 

By 2045, Hillsborough County will see 350,000 
more people and more than 107,000 more jobs. 



  

   
      

  
 

 
 
 

 
  

 

 
 

  
     
  

 
   

 

    

  
   
      

  
 

 
 
 

 
  

 

 
 

  
    

  
 

   
 

    

Comment/Question Response 
Does SB 250 have an expiration date? Should we 
continue to use the FLU update language with 
the limitations imposed by SB 250 if those 
limitations no longer apply? 

SB 250 is set to expire in October 2024. SB 250 
restricted local governments from increasing 
building fees or adopting “more restrictive or 
burdensome procedures” to its Comprehensive 
Plans or Land Development Regulations. It 
intended to accelerate rebuilding following 
hurricanes and other natural disasters, applying 
to local governments within the disaster 
declaration area. Governor DeSantis recently 
signed an exception to SB 250 that excludes 
Hillsborough County from the limitations imposed 
by SB 250. The draft language was presented and 
advertised with the incorporated changes made 
due to SB 250 implications. Therefore, staff will 
maintain these changes to ensure full 
transparency of the information presented to the 
public. However, additional updates will be 
explored in future amendment cycles. 
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Environmental Preservation 
Both survey respondents and meeting participants emphasized the paramount importance of 

environmental preservation. This overarching priority encompassed the preservation of wildlife habitats 

and a concerted effort to mitigate environmental pollution. The aim was to safeguard clean and 

unpolluted areas for recreational purposes while ensuring the maintenance of clean air and water 

quality within the community. 

In addition, there was a recurring sentiment expressed regarding the perceived disproportionate 

influence of developers in decision-making processes. Comments highlighted a concern that community 

perspectives were not adequately taken into account in determinations concerning new developments. 

Comment/Question Response 
Does the FLU have a holistic approach to 
development that protects nature, and more 
specifically, trees? 

The Comprehensive Plan contains many policies 
on the preservation of natural resources including 
protections and preservation policies for trees. 
These can be found specifically in the Recreation 
and Open Spaces, Coastal Management, Mobility, 
and Environmental and Sustainability sections of 
the Comprehensive Plan. In addition, there are 
coordination policies in the FLU on 
intergovernmental coordination to ensure 
consistent reviews with subject matter experts 
and partner agencies including environmental 
organizations. 

Will this plan provide additional incentives to 
discourage growth in areas that are not zoned 
for density because of natural features, etc.? 

Staff have added a new incentive to direct growth 
in the areas most desirable inside the Urban 
Service Area through the Centers and 
Connections initiative (proposed in Goal 2). 
Specific language protecting wetlands and other 
natural features can be found in the Recreation 
and Open Spaces, Coastal Management, Mobility, 
and Environmental and Sustainability sections of 
the Comprehensive Plan. 

How does the county plan to retain rural areas in 
the Unincorporated Hillsborough County ? 

The proposed changes to the Comprehensive Plan 
do not include any changes to our treatment of 
rural areas as the adopted policies are very 
strong. 

Does the plan accommodate the preservation of 
green spaces locally (neighborhood greenery) 
rather than just officially designated areas? 

Hillsborough County has a robust Environmental 
Lands Acquisition and Protection Program 
(ELAPP), an initiative that not only compensates 
landowners but also strategically acquires their 
properties for preservation purposes. This 
concerted effort has resulted in the conservation 
of approximately 65,000 acres, a testament to the 
county's unwavering commitment to 
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Response 
safeguarding natural habitats. Other tools in the 
Comprehensive Plan such as wetland density 
calculations, habitat preservation, open space, 
and clustering further provide ways to protect 
important natural resources. 

In the rural areas, the impacts on the 
environment have already been happening due 
to agricultural runoff or phosphate mining. How 
can we minimize environmental impacts even 
though these impacts have already occurred? 

Our survey revealed that people are concerned 
with minimizing future environmental impacts 
and with providing housing near existing urban 
resources so that new housing avoids existing 
impacts in rural areas. Specific language on 
minimizing environmental impacts can be found 
in the in the Recreation and Open Spaces, Coastal 
Management, Mobility, and Environmental and 
Sustainability sections of the Comprehensive 
Plan. 

Is the FLU considering climate change and 
sustainability? 

Specific language on promoting sustainability can 
be found in the in the Recreation and Open 
Spaces, Coastal Management, Mobility, and 
Environmental and Sustainability sections of the 
Comprehensive Plan. 

Does the plan include sustainability regarding 
food, water, wastewater, waste flow, and energy 
production? 

Specific language on water conservation efforts 
can be found in the One Water and 
Environmental and Sustainability sections of the 
Comprehensive Plan. 

What can be done to preserve wildlife habitats? Goal 7: Balance with Natural Resources focuses 
on minimizing impacts to the environment and 
works in tandem with all other goals to focus 
growth in the areas that are most desirable, 
protecting the rural lands as well as the wildlife 
habitats.  

What can you do to prevent saltwater intrusion? One Water Policy 1.2.2 addresses salt water 
intrusion. 

How many gallons of water does an average 
household use and how does that factor into our 
water management? 

In 2020, a residential household used an average 
of 8,200 gallons of water each month. Specific 
language on water conservation efforts can be 
found in the One Water and Environmental and 
Sustainability sections of the Comprehensive 
Plan. 

Water supply and sinkholes are major concerns. 
How do we mitigate our water issues when 
significant population growth is expected? 

Conservation is our primary tool for mitigation.  
SFWMD, the Water Management District, and 
Hillsborough County Water Resources 
Department all have programs for conservation.  
Water Resources questions can be directed to 
waterdept@hcflgov.net. 

Does Hillsborough County have brownfields? Brownfields do exist in Hillsborough County and 
are being mitigated. Florida EPA, Federal EPA, and 
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Comment/Question Response 
the State have a brownfields database that can be 
found here: https://floridadep.gov/waste/waste-
cleanup/content/hillsborough-county-brownfield-
areas-and-sites 

Are new mobile homes allowed to be built in the 
high-hazard areas? 

Adopted policy states that new mobiles homes 
may not be built in the Coastal High Hazard Area 
(CHHA). 

Does the Planning Commission have the ability 
to require property owners to preserve open 
space on their property? 

Under the law, property owners have 
reasonable control and use of their property.  
The County does have some regulations that 
require people to preserve their wetlands or at 
the very least minimize and mitigate any harm 
caused. 

How can we protect trees and ensure penalties 
are enough to discourage developers from 
destroying vulnerable environments? 

The Future Land Use section describes each land 
use category’s intended purpose and character 
and defines allowable densities and intensities of 
development. Regulations for developers are 
outlined within the Land Development Code, 
overseen by the Hillsborough Development 
Services Department. 

Could you address flood control issues in 
relation to development, especially focused on 
South County? 

Development regulations state that no more 
water may leave a site after development than 
was leaving the site pre-development. In effect, 
development should not exacerbate anyone’s 
flood risk. More information can be found in the 
One Water section of the Comprehensive Plan. 

https://floridadep.gov/waste/waste-cleanup/content/hillsborough-county-brownfield-areas-and-sites
https://floridadep.gov/waste/waste-cleanup/content/hillsborough-county-brownfield-areas-and-sites
https://floridadep.gov/waste/waste-cleanup/content/hillsborough-county-brownfield-areas-and-sites
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Increase Transportation Options and Reduce Congestion 
Public Feedback identified that limited transportation options in Hillsborough County pose significant 

mobility challenges. The HART bus system in Unincorporated Hillsborough County offers limited routes 

and does not provide convenient bus stop location options. Walkability and bicycle infrastructure are 
also scarce, especially in rural and suburban areas, making them unrealistic and unsafe transportation 

options. This lack of accessibility without personal vehicles makes navigating the county difficult. 

Additionally, traffic congestion has worsened, leading to increased stress and longer commute times, 

highlighting the urgent need for comprehensive transportation solutions. 

Comment/Question Response 
Has there been any discussion on reducing tolls Contact Tampa Hillsborough Expressway 

Authority’s (THEA) or Florida Turnpike Enterprise, 
who governs the Veteran’s Expressway. 

to incentivize the use of toll roads as a means to 
mitigate congestion and traffic in rural areas? 
How can we allow lower-income residents to 
access the expressway to reduce congestion 
within the area? 

Feedback should be provided to Tampa 
Hillsborough Expressway Authority’s (THEA) or 
Florida Turnpike Enterprise, who governs the 
Veteran’s Expressway. 

Do you have any language about the current 
system of traffic lights in the county? 

The Mobility Section has a goal and policy related 
to building a smart system that utilizes 
technology and strategies to improve safety, 
efficiency, and reliability for all modes of 
transportation and to meet the needs of all 
users. For more information on this topic, please 
contact the Hillsborough TPO or Public Works. 

South County has a lot of residential 
expansion, but roads are not being upgraded 
to accommodate growth. How is infrastructure 
going to be handled going forward? 

If you have a question about a specific site, Public 
Works can provide more information.  The 
Planning Commission stewards the 
Comprehensive Plan which is a broad policy 
document. We have also heard from community 
feedback that we should prioritize maximizing 
existing infrastructure. This will be a priority going 
forward as well. 

What are you planning to do in regard to 
emergency evacuations given the additional 
people projected to come here? 

Emergency services, such as Fire Rescue, shelters, 
and hospitals are considered at each stage of the 
process. Staff also have focused internal and 
external meetings with agencies that are subject 
matter experts in these topics. Plan Hillsborough 
staff continue to coordinate with Emergency 
Management with every amendment or 
development application received. There is 
adopted policy directing new population growth 
away from the Coastal High Hazard Area, 
preventing dense development in these areas in 
an effort to curb the need for evacuations. 
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Maintain Character of Neighborhood and Rural/Agricultural Areas 

Comments highlighted the importance of preserving neighborhood density, landscape, and character, as 

well as limiting traffic in suburban and rural areas, and aligning new development densities with existing 

ones. Suburban residents favored low-density communities, expressing concerns about medium or high-

density developments. Rural and agricultural communities aimed to maintain very low densities and 

prevent encroachment from new developments, emphasizing the need for minimal traffic to preserve 

their area's tranquility. 

Comment/Question Response 
Many commenters would like Mixed-Use 
developments. How do we hear from all 
stakeholders that would be affected by the 
Mixed-Use developments including the TPO, 
Plan Hillsborough, BOCC, School Board? 

Plan Hillsborough continually coordinates with 
many different agencies including the River 
Board, the Hillsborough TPO, and the School 
Board. Staff also collaborates on amendments 
and plan updates with many different partner 
agencies through an agency comment review 
process. The BOCC makes the final decision on all 
amendments and updates brought forward from 
the Planning Commission. 

How does the county plan to retain rural, 
unincorporated areas? 

The Comprehensive Plan has strong policies 
about maintaining your choices between urban, 
suburban, and rural. The Comprehensive Plan 
policy language about preservation of rural areas 
will not change with this update. 

How do we get the FLU to decrease sprawl and 
increase urban infill? 

Goal 2: Growth Management focuses on 
maximizing growth inside the Urban Service Area. 
The Centers and Connections element within this 
goal identifies areas to encourage growth that 
will increase safety, reduce congestion, encourage 
walkability, and create a more vibrant community. 
This element offers an incentive-based, optional 
bonus for designs in these areas that are 
beneficial to the community. 

Why are redevelopable parcels identified in the 
CHHA areas? 

Density bonuses are prohibited in the Coastal 
High Hazard Areas (CHHA), but development can 
still occur based on existing land use and zoning 
codes. 

What is the plan to accommodate for future 
single-family developments as many areas are 
being taken up for denser development? 

Plan Hillsborough staff understands the need for 
a proactive, strategic approach for the expansion 
of the Urban Service Area. As directed by the 
BOCC, the Planning Commission staff is examining 
suitable areas for potential expansion, aligning 
with the Comprehensive Plan. This initiative is 
consistent with the policy framework proposed in 
Goal 1. 
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Comment/Question Response 
Does the update consider historic preservation? Plan Hillsborough staff coordinates with the 

Hillsborough County Historic Preservation Board 
on amendment processes and updates. 

Can we keep our wells and septic on rural land? If you are outside of the Urban Service Area, you 
are required to provide your own well and 
septic. If you are inside the Urban Service Area 
and using wells and septic, you are not required 
to connect to the public utilities, but it is 
encouraged. 

Should Zoning be more gradual and 
complimentary to surrounding developments? 

Noted. The current FLU contains compatibility 
and existing neighborhood protection policies 
which require new developments to be 
compatible with surrounding existing 
neighborhoods. These policies will not be 
changing. 

Can you increase density allowances in all areas 
of the county? 

The Centers and Connections element of Goal 2: 
Growth Management, is also able to provide a 
strategic approach for potential increases in 
density based on locations that have existing 
infrastructure and are consistent with the 
surrounding community. 
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Affordable Housing 

There was a notable recurrence of concerns pertaining to affordable housing within Hillsborough 
County. These concerns are reflective of a larger trend observed in the region, where both rental rates 
and housing prices have experienced a significant upsurge, rendering them increasingly unattainable for 
a considerable portion of the population. This trend aligns with recent housing market analyses, 
emphasizing a substantial 7% escalation in home prices over the past year. The observed disparity 
between income levels and housing costs underscores the pressing need to address the affordability 
crisis, thereby ensuring more equitable access to housing options for residents across the county. 

Comment/Question Response 
Are you considering SB 102 and how it could be Staff is coordinating with the County’s Affordable 

Housing Department and Development Services 
Department on how SB 102 will be 
implemented. 

used to identify surplus land and leverage tax 
incentives to improve where we are directing 
development? 

Are you considering the difficulty many have 
getting home insurance in population forecasts? 

Staff are monitoring the Florida State Legislature 
and any direct or indirect impacts the home 
insurance market. 

What if those 150,000 people move to the city 
instead of Unincorporated Hillsborough? 

The data specialists at Plan Hillsborough employ 
historical trend analysis as a foundational method 
to project and anticipate future growth patterns. 
Notably, the unincorporated area of Hillsborough 
possesses the highest land capacity in 
comparison to other regions within the county. 
Population projections and trends are revisited 
regularly (at least every 5 years) to consider 
changes in the real estate market and changes in 
policy that may be made by each of the cities. 

How does the current lack of affordable housing 
effect the FLU update? 

Staff are actively engaged in utilizing a diverse 
array of tools aimed at promoting affordable 
housing initiatives. This involves facilitating a 
variety of housing types, while implementing 
strategies such as affordable housing bonuses 
and incentive programs to foster affordable 
housing development. 
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Limit Expansion of Urban Service Area 

Certain comments expressed a preference for fully utilizing all accessible land within the Urban Service 
area before contemplating any expansion. The rationale behind this viewpoint lies in maximizing the 
utilization of existing infrastructure, fostering the development of pedestrian-friendly neighborhoods, 
and mitigating the financial burden associated with continuously expanding infrastructure—a burden 
that is ultimately passed on to taxpayers. This perspective emphasizes the optimization of existing 
resources as a means to enhance community livability while simultaneously addressing the fiscal 
impacts of infrastructure expansion on the county's residents. 

Comment/Question Response 
Who will make the request to expand the Urban 
Service Area? Will the Planning Commission be 
the ones defining these Urban Expansion Areas 
(UEA) or will developers be able to apply for 
UEAs? 

The Adopted Comprehensive Plan has a policy 
that is currently used to evaluate in a reactive 
way applications to expand the Urban Service 
Area. These expansions can be requested by 
private or public applicants.  What is being 
proposed in this update is also a pro-active, 
master planning approach to creating Urban 
Expansion Areas that might have some different 
planning approaches utilized than in the current 
Urban Service Area. 

Will the growth initiatives within the Urban 
Service Area discourage developers from buying 
land within wetlands only to apply for an 
inappropriate rezoning? 

There are a number of points in the Plan 
Amendment as well as the subsequent rezoning 
and site development process where wetland 
impacts are evaluated, primarily by the 
Environmental Protection Commission. 

Can numerical limits to population growth in the 
county be implemented? 

While numerical limits to the population growth 
cannot be mandated, staff can direct where the 
growth should occur and is most desired. This is 
the primary focus for the Centers and 
Connections element in Goal 2 of the 
Comprehensive Plan. In addition, Florida State 
statute requires that staff must plan for the 
expected population growth for a 10 year and 20 
year planning horizon through the 
Comprehensive Plan. 

How long will the whole process of moving the 
Urban Service Line take? 

The BOCC has instructed staff to look into 
different areas that may be considered for future 
expansion. BOCC feedback in 2024 will determine 
potential next steps. 

Has there been an analysis of the size of parcels 
and contiguous parcels? 

As of now, such an analysis has not been carried 
out. However, staff intends to begin this specific 
analysis in future processes. 
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Location Specific 
These comments and questions pertain to specific geographical locations. 

Comment/Question Response 
What changes would be approved in the 
Community Plans? 

Community Plan language will not be changed as 
part of this FLU update. 

How can we find information about specific 
projects? 

Site-specific questions can be directed to the 
Hillsborough County Development Services 
Department at (813) 727-5600. 

How does this update relate to existing projects? This FLU update is not related to any specific 
project and is rather intended to set large policy 
directions and serve as the community’s 
blueprint for growth which outlines how the land 
can be used to create a vibrant community. 

What happened to the toll road from 275 at 75 
terminating in Plant City? Is it expected to be 
resurrected? 

There is a project right now to build Express 
Lanes on I-75.  For more specific information, 
please contact the Hillsborough TPO or FDOT. 
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Comment/Question Response 
Goal 1: Did Midtown Tampa have to do the same 
outreach done for Community Plan updates? 

Major developments have to meet code 
requirements for outreach or notification. 

Goal 1: Can we define “adversely” or pick 
language that has greater definitions for 6.1 on 
the impacts to the environment. 

The word “adversely” has not been defined in the 
plan, but staff are open to suggestions on 
language that can be more encompassing. 

Goal 1: For 2023, the Commissioners budget for This suggestion has been taken into 
consideration and will be incorporated as much 
as possible per legal counsel. 

sidewalks was not enough for the need to 
maintain our current urban sidewalks. Our 
County does not have the money for children 
that walk 2 or more miles on roads to reach 
their schools. However, the School Board does 
not want to provide buses and Public Works 
does not have the money to build or repair 
existing sidewalks. My suggestion is that proper 
fiscal management for the maintenance of urban 
surface areas should be a requirement before 
new urban expansion areas are considered. 
Goal 1: Carolwood, Citrus Park, Fletcher, and 
Dale Maberry are areas that are prime for 
growth. How can this be coordinated? 

These areas overlap with places identified in the 
Centers and Connections as part of Goal 2. 
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47

Comment/Question Response 
Goal 2: Do you have a map on the current zoning 
on the Centers and Connection overlayed with 
Res. 35 and others? 

Plan Hillsborough has a framework mapping tool 
with existing and future land use along with other 
layers of interest. 

Goal 2: Where did the buffers for the Centers 
and Connection come from? 

The buffer was tightened from 0.5 miles to 0.8 
miles based on public comments provided during 
the previous community meetings in an effort to 
maintain the character of the surrounding 
communities. 

Goal 2: Are the Centers and Connections being 
coordinated with the Hillsborough Greenways 
and Paths? 

Yes. The new Greenway Plan is available for public 
comment now. 

Goal 2: Is the Flex Provision a blank check for the 
Board to overstep the Land Use Section? 

Flex Provision is essentially a recommendation 
that repairs “Scribner’s errors” created when land 
use maps used to be drawn by hand. 
Fundamentally, the Flex Provision is also required 
to honor the primary intent of the 
Comprehensive Plan and therefore cannot 
overstep the FLU. 

Goal 2: Can you define “congregate living 
facilities”? Does the new language include Floor-
Area Ratio for the conversion of housing to 
congregate living facility to make sure the facility 
is inclusive with the local area aesthetic? 

Examples of a congregate living facility include 
assisted living facilities, life care treatment 
facilities, or community residential homes. The 
BOCC approved a plan amendment to include 
more senior living facilities in urban and rural 
facilities so that people can age in place. The 
current language only includes density, but 
intensity can be reviewed. Draft language will be 
available on the project website before the 
Planning Commission hearing for public review. 

Goal 2: Why are the Centers and Connections 
removed in the University area on Fletcher and 
Dale Mabry? 

Staff will review Centers and Connections 
locations based on stakeholder feedback. 

Goal 2: For RP2, Wimauma Village, it appears 
that the square footage and use requirements 
for RP2 agricultural land have been removed. 
Have we decreased the acreage for RP2? 

The acreage for RP2 has not been decreased. 
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PAT Meeting List 

Name Group/Email November 16th 
Attendance 

Nykki Krivda Riverview Chamber of Commerce 
Edward Briggs Tampa Bay Builders Association yes 
Jeff Oligschlaeger Tampa Bay Builders Association 
Sarah Combs UACDC 
Nathan Hagen YIMBY 
Josh Butts Keystone Civic Association 
Terry Flott Seffner Community Alliance 
Clara Lawhead Citizen 
Yvonne Stoker Citizen 
Grace McComas Seffner - Mango Citizen 
Nicole Sutton Citizen/ Florida Department of Health 
Barbara Fite Lake Burrell Lake Sinclair Association 
Jeff Oswald Citizen 
Josephine Amato Citizen 
William F. O'Brien Balm Civic Association 
Sabine Prather Sierra Club FL Regional Office 
Elizabeth Belcher Rodriguez Citizen 
Kenneth Parker Strawberry Growers Association 
Howard Adams Dana Shores Civic Association 
Christopher Boles Fire Station 5 Battalion Chief 
Jake Cremer Stearns Weaver Miller 
Ron Weaver Stearns Weaver Miller yes 
Elise Batsel Stearns Weaver Miller 
Brian Bokor Bokors Corner Realty/Osprey Observer yes 
Reed Fischbach Fischbach Land Company 
Blaise Lelaulu Fischbach Land Company 
Austin Jones Blue Steel Development 
Dustin Johnson Citizen 



     

Trish Lawton Keystone Civic Association 
Regina Hernandez Keystone Civic Association 
Brook Houck Keystone Civic Association 
Nancy Pateracki Keystone Civic Association 
Piero Wong Citizen 
Beth Leytham The Leytham Group 
Wanda Broughton Wimauma Civic Association 
Martin Frame David Weekley Homes 
Steve Harding Meritage Homes 
Mina Rickey Land Ready Pro yes 
Scott Andrews Apollo Beach Resident 
Laura Contreras Apollo Beach Resident 
Elizabeth Belcher Resident 
Herbert Belcher Resident 
Kami Corbett Hillward Henderson yes 
Eric Garduno Bay Area Apartment Association 
Josie Fickey CPOTUS.ORG/Resident 
Carlos Diaz Resident 
Dana Henson Resident 
Cole Weaver Apollo Beach Resident 
Logan LaFeuers Pine Island 
Chris Hedges Pine Island 
Charles Bothe Valrico Resident 
James Wester Apollo Beach Resident 
Hannah Murray SOL Design Studio LLC 
Tanya Doran Tampa Bay Ferries Alliance 
Michael Ball Tampa Bay Ferries Alliance 
Brooke Ward Senior Florida Organizer; Food & Water Watch and Food 

& Water Action 
David Joe David Weekley Homes 
David Coleman YIMBY Food and Water yes 
Ryan Chadderton YIMBY 



Kelly Love Clearnew Land Design yes 
David Sinclair L.U.L.A.C 
Stacy Kitchell StacyKitchell@Kitchellgroup.com 
Tim Moylan timmoylan@gmail.com yes 
Scott Gunsaullus scottgunsaullus@suncoastcenter.org yes 
Corlene Findley dfind63637@aol.com yes 
Andrew Tobben andrew.tobben@exp.com yes 
Linda Saul-Sena Lsaulsena@gmail.com yes 
Noliyanda James noliyanda.james@flhealth.gov yes 
Kayla Witkowski kayla.witkowski@clearviewland.com 
Kailey Saver porterkailey@gmail.com yes 
Mary Shea mshea@dwhomes.com 
Anna Ritenour Anna.ritenour@clearviewland.com 
Jordan Brooks Jordan@alndata.com yes 
Elizabeth Cotter nursebeth211@gmail.com 
Michelle Caceres Fishhawkmom@gmail.com yes 
Aminta Goynes aminta@thegoynesgroup.com yes 
Jessica Kowal jkowal@landisevans.com 
R Blasioli Dblnranch@gmail.com 
Michael Strahan michael@thedirtdog.com 
Sylvia Smith nootchie@gmail.com 
Gary Miller Gmiller@dwhomes.com yes 
David Jae djae@dwhomes.com yes 
Isabelle Albert ialbert@halff.com 
Brice Pinson bpinson@halff.com 
Donna Varano dvarano@hotmail.com yes 
Chris Smith Christopher.Smith@lennar.com 
Dallas Evans devans@landisevans.com 
Bill Short billshort@redelkland.com yes 
Lee Lowry lee.lowry@uli.org yes 
Brian Slater ramel26@juno.com yes 
Michael Johnston Michael@TropicalLandPartners.com 



Isidoro Perez Isi@TropicalLandPartners.com yes 
Doug Kelly Kellyd2@etminc.com 
Mark F yes 
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