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The County has increasingly strived to support mixed-use communities which
accommodate all modes of transportation

To that end, a wide range commercial developments are currently permitted within close
proximity to residential neighborhoods, subject to the provisions of the Commercial-
Locational Criteria (FLUE Objective 22)

This update seeks to improve the contents and functionality of the CLC by:
Revising outdated language
Reevaluating waiver eligibility and approval
Reflecting the desires of the public for cultivating mixed-use, multi-modal communities

Ensuring the character of existing neighborhoods are protected from incompatible
development

Refining the relationship between commercial scale and context within the Plan
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Of the 1,300 members of the community surveyed:

d 80% said it was very important to live in a

Fndngs of 202 _ community with retail and business options
ilisborough County

E2EiSrowth Study Sy O 75% said it was very important to live in a
| | | community where it is convenient to safely walk
or bike for most of your everyday needs

= d 58% said it was very important to live in a
community where one's commute to work is

minimal
W IN TR i 1) d 91% said it was very important for the County to
SHCP |35, discourage/limit new development to protect

agricultural lands




Built

Environment

Future Land Use

Property Rights

Mobility

Housing

Livable Communities

d Avoid "strip" nonresidential development patterns by concentrating
commercial/office activities (FLUE Policy 23.2)

4 Limit commercial development in residential land use categories to
neighborhood scale (FLUE Policy 16.1)

 Development shall be seamlessly integrated with adjacent land uses
(FLUE Policy 16.3)

[ Commercial uses should be designed to decrease the need for
motorized vehicle trips through convenient, safe, non-motorized access
(FLUE Policy 23.3)

d Compact, livable and walkable communities shall be supported by
locally-oriented employment, goods, and services (FLUE, Community
Design Component, 2.1, Goal 1)

 Create a sustainable transportation system that allows people to take
their mode of choice to access necessities, opportunities, recreation, and
each other (MOBE Goal 5)

 Require nonmotorized connections between adjacent, compatible
developments (MOBE Policy 4.1.2)



BACKGROUND

RESEARCH




O Three case study sites:

* Two within the Urban
0 Few communities permit Service Area

commercial within residential future

: * One within the rural area
land use categories

O Address transportation and

access Issues [ Case studies showcased

the differences between
existing development and
what would be permitted

O Where permitted, most
communities require a commercial
rezoning supplemented with

0 Accommodate pedestrians,
cyclists, and transit users

O Support the creation/retention additional compatibility, buffering, with the proposed CLC
of town centers and locational requirements

standards*
Principles are

established within the

Comprehensive Plan;

standards are

established within the

LDR

O Remain sensitive
to Community
Planning Areas
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Community Idea Wall

Would you love the ability to walk to your neighborhood
convenience store? Do you think there is too much retail activity
within the your community? Do you have an idea for how best to
incorporate commercial activity near your neighborhood? Let us
know by posting on the Community Idea Wall!

START 28 Sep 2021 END 28 Jan 2022

Add Your Idea

Unincorporated Hillshorough County
Commercial-Locational

Criteria Study Public Survey
Your input is important to the success of this Study. Please consider
taking this brief survey to help us understand your preferences

regarding commercial services near your neighborhood.

. START 28 Sep 2021 END 28 Jan 2022
Ready to discuss

commercial Ready to discuss commercial activities within your community? - . ¢
activities within g . kD THa ST
Yyour community? \ =

tinyurl.com/HillsboroughCLC

PROJECT WEBSITE
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& Planning Commission Project Page
a] Project Website @ MeetingsjwithlGounty,Staff,
A/ esponses) QfFour CommunitylMeetings
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: rafts & Engagement Summary
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Promote context-sensitive development by revising
standards for commercial accessibility, connectivity, and scale

Protect the character of neighborhoods by limiting the size
and location of commercial development, particularly within
the rural areas

Require connectivity and quality design standards, where
appropriate

Establish flexible development standards and waiver
opportunities to assist developers in providing commercial
and office uses when and where appropriate

Clarify that the CLC should not override the adopted
Community Plans



Hillsborough County
City-County

Planning
Commission

Public Hearing
August 8, 2022

Andrea Papandrew,
AICP

Hillsborough County:
Comprehensive Plan Text
Amendment

HC/CPA 22-01
Commercial-Locational
Criteria

(J Concerns were raised regarding the direction of the
amendments:

J Requiring pedestrian-friendly developments
(J Reducing the scale of development in certain categories
J Reducing waiver opportunities

[ Justification for proposed changes

' Planning Commission members recommended further
public engagement

 PC Staff added opportunities for feedback (Phase Il):

= Two additional community meetings
= Up to 10 individual briefings with members of the PC and BOCC
= Matrix summarizing Phase Il feedback
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October 18, 2022



PHASE 1! FEEDBACK -

PHASE II
FEEDBACK MATRIX
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clarification

U O

U OO0 0 D

Clarified gas station pump language

Reiterated that agricultural-related uses are exempt
from the provisions of the CLC, per FLUE Policy 30.5

Clarified the grandfathering provisions

Clarified node separation measurements

Revisited the definition of ‘strip commercial’

Clarified that RP-2 is also subject to CLC requirements

Reverted compatibility section to original language



flexibility

D O

D O

Removed maximum development size limits per quadrant
for some future land use categories if located in the Urban
Service Area

Expanded ability to develop office uses throughout node

Eliminated building placement and tenant size limitations
for nonresidential uses located along Suburban
Commercial roadways

Simplified building design standards

Added a tenant size waiver



changes not
made”

1 Request to allow drive-through establishments within
CN limited by right

 Request to also waive tenant size and building design
requirements for sites along Suburban Residential
roadways

1 Eliminate minimum separation between commercial
nodes as the requirement will encourage more driving

1 The proposed building location and design standards
are not appropriate for existing suburban areas

* Requests made by some members of the development community
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APPENDIX B: COMPARISON OF ADOPTED AND PROPOSED DISTANCES AND SQUARE FOOTAGE PER QUADRANT

ADOPTED PROPOSED
Major Local/ 2

Land Use Category | Lane or4 Lane 2 Lane/2 Lane 2 Lane/4 Lane 4 Lane/4 Lane Any # of Lanes
Distance 300 ft 660 ft 200

HI 5,000 30,000 30,000 30,000 30,000

RCP 5,000 30,000 30,000 30,000 30,000

L 5,000 30,000 50,000 75,000 30,000

LI-P 5,000 30,000 50,000 75,000 30,000

.|
Distance 300 ft 660 ft 660

AM-1/20 5,000 20,000 30,000 40,000 20,000

A-1/10 5,000 20,000 30,000 40,000 20,000

AR-1/5 5,000 20,000 30,000 40,000 20,000

.|
Distance 300 ft 660 ft 660

\AE-1/2.5 5,000 15,000 15,000 20,000 20,000

RES-1 5,000 20,000 25,000 30,000 20,000

RP- 5,000 50,000 75,000 110,000 N/A

3 E_ 3 ll-" 3 e 3 *

.|
Distance 300 ft 900 ft 900

RES-2 5,000 50,000 75,000 110,000 50,000 / FAR Fl

RP-2 5,000 50,000 75,000 110,000 50,000 / FAR Fl

e
Distance 300 ft 900 ft 1,000

NMU-4(3) 5,000 50,000 75,000 110,000 FAR

NMU-6 N/A N/A N/A N/A FAR

RES-4 5,000 120,000 150,000 175,000 110,000 / FAR Fl

RES-6 5,000 120,000 150,000 175,000 110,000 / FAR FI

SMU-6 5,000 120,000 150,000 175,000 FAR

.|
Distance 300 ft 1,000 ft 1,000

RES-9 5,000 120,000 150,000 175,000 110,000 / FAR Fl

RES-12 5,000 120,000 150,000 175,000 FAR

RES-16 5,000 120,000 150,000 175,000 FAR

RES-20 5,000 120,000 150,000 175,000 FAR

RES-35 5,000 120,000 150,000 175,000 FAR

[3] Per FAR in Urban Service Area. Unless further restricted elsewhere in the Comprehensive Plan.



Table 1. Commercial-Locational Criteria Requirements

Roads (minimum| Distance |Node Separation] Building Placement Floor Area Max. GFA per Max. GFA per
FLU classification) |(+75% rule)| (Pol. 22.3) |& Design (Pol. 22.4) = Ratio Quadrant Tenant
LI, LI-P, HI, Context Classified . . . .
e '] il [}
op RoadMaor Local | 20" Yes It Yes [ 0.75 30,000 11 NA
AM, A AR CN limited per Policy ;
AE |22 83TT commercial ag g::;’:ﬂ:ffﬁ 650 Yes No 0.25 20,000 NA
RES-1 | uses(ger Policy 30.5) :
CN limited per Policy . .
RP-2 . Context Classified , 50,000; per FAR inthe § 20,000 (50,000
RES-2 2247 commercial ag Road/Major Local 500 ves Yes 025 Urban Service Area Bl rocery stores)
uses (per Policy 30.5) I Jaf Senvice AlEa — | grocery
RES-4 . ) o
reeg | CNimiteder Policy | Context Classified | Ves Vs RES-4 and 6: 0.25 |110,000, per FAR in the| 20,000 (50,000
RES.Q dal Foad/Major Local ’ RES-9:0.35 Urban Service Area Fl | grocery stores)
NMU-4 Context Classified . NMU-4: 0.25 EAD
NMU-6 eN. CG RoadMajor Local | "0 ves Yes NMU-6: 0.35 Fo000Fer FAR NA
RES-12
RES-16 er Policy | Context Classified .
1,000° hi b 0.35 375.000Per FAR MNA
RES-20 Hai RoadMajor Local ’ ® e e
RES3-35
SMU-6 ON,CG,cl M | ContextClassified |y oo Yes No 0.25 475.000Per FAR B NA
Road/Major Local
0C-20 CN. CG, CI NA NA No No 0.35 feﬂt'; if; 0N\ 250.000-Per FAR B NA
ChMU-12 CN,CG, CI, M NA NA Mo Mo 05 FAR 850.000Per FAR FI MA
UMU-20 = CN,CG, CI, M Mo Mo 10
ICMU-35 CN, CG, CI. M NA NA No No 20 Per FAR 1 NA
RMU-35 CHN, CG, Cl.M No No 20

[1] Not applicable in the Cl and M zoning districts
[2] Policy 22.4.a.i, building placement, and maximum tenant size provisions do not apply to sites located along Suburban Commercial roadways

[3] Unless further restricted elsewhere in the Comprehensive Plan.

[4] Not subject to Commercial-Locational Criteria




Table 1. Commercial-Locational Criteria Requirements

Roads (minimum| Distance |Node Separation| Building Placement Floor Area Max. GFA per Max. GFA per
FLU Uses [ classification) |(+75% rule)| (Pol. 22.3) |& Design (Pol. 22 4) =) Ratio Quadrant Tenant
LI, LI-P, HI, | CN limited per Palicy | Context Classified . . "
1] ] [ 1]
RCP 224ai,CI, M RoadMajor Local | 20— YeaZ Ves 2 075 30,0007 NA
AM, A AR CN limited per Policy ;
AE  |224.ai+ commercial ag g::;’:ﬂ:ffﬁ 650 Yes No 0.25 20,000 NA
RES-1 | uses (per Policy 30.5) :
CN limited Pali
RP-2 MIEEPETOISY 1 o ontext Classified | 50,000: per FAR in the | 20,000 (50,000
RES-2 224.a.1+ commercial ag Road/Major Local 500 ves Yes 025 Urban Service Area Bl rocery stores)
uses (per Policy 30.5) I Jaf Senvice AlEa — | grocery
RES-4 . . . . CAD :
RES.6 CN limited per Policy | Context Classified 1.000° Ves Yes RES-4 and 6: 0.25 §110,000; per FAR in thef 20,000 (50,000
RES.Q 224.al Foad/Major Local ’ RES-9:0.35 Urban Service Area Fl | grocery stores)
MNRL-4 Context Classified , MNMU-4: 0.25 EAD
NMU-6 eN. CG RoadMajor Local | "0 ves Yes NMU-6: 0.35 Fo000Fer FAR NA
RES-12
RES-16 CN limited per Policy | Context Classified , R
1,000 hi b 0.35 F5.000Per FAR [ MA
RES-20 2244i RoadMajor Local ’ ® e e
RES3-35
SMU-6 ON,CG,cl M | ContextClassified |y oo Yes No 0.25 475.000Per FAR F NA
Road/Major Local
0C-20 CN. CG, CI NA NA No No 0.35 feﬂt'; if; 0N | 250.000 Per FAR NA
ChMU-12 CN,CG, CI, M NA NA Mo Mo 05 FAR 850.000Per FAR F MA
UMU-20 = CN,CG, CI, M Mo Mo 10
ICMU-35 CN, CG, CI. M NA NA No No 20 Per FAR I NA
RMU-35 CN, GG CILM Mo No 20

[1] Not applicable in the Cl and M zoning districts
[2] Policy 22.4.4a.i, building placement, and maximum tenant size provisions do not apply to sites located along Suburban Commercial roadways

[3] Unless further restricted elsewhere in the Comprehensive Plan.

[4] Not subject to Commercial-Locational Criteria




Table 1. Commercial-Locational Criteria Requirements

Roads (minimum| Distance |Node Separation| Building Placement Floor Area Max. GFA per Max. GFA per
FLU Uses [ classification) |(+75% rule)| (Pol. 22.3) |& Design (Pol. 22 4) =) Ratio Quadrant Tenant
LI, LI-P, HI, | CN limited per Palicy | Context Classified .
RCP 224ai,CI, M RoadMajor Local | 20— YeaZ Ves 2 075 30,0007 NA
AM, A AR CN limited per Policy ;
AE  |224.ai+ commercial ag g::;’:ﬂ:ffﬁ 650 Yes No 0.25 20,000 NA
RES-1 | uses (per Policy 30.5) :
- CN limited Pali )
RP-2 MIEEPETOISY 1 o ontext Classified | 50,000: per FAR in the | 20,000 (50,000
RES-2 224.a.1+ commercial ag Road/Major Local 500 ves Yes 025 Urban Service Area Bl rocery stores)
uses (per Policy 30.5) I 2an Senice Alea — | groeery
RES-4 . . . CAD
RES.6 CN limited per Policy | Context Classified 1.000° Ves Yes RES-4 and 6: 0.25 {110,000, per FAR in the| 20,000 (50,000
RES.Q 224.al Foad/Major Local ’ RES-9:0.35 Urban Service Area Fl | grocery stores)
NIMU-4 Context Classified NMU-4:- 0.25
CN. CG 1,000° h{ b 375.000Per FAR FI MNA
NMU-6 ' RoadMaior Local | ° e NMU-6: 0.35 A —
RES-12
RES-16 CN limited per Policy | Context Classified , R
1,000 hi b 0.35 e 000Per FARE MA
RES-20 2244i RoadMajor Local ’ ® e e
RES3-35
SMU-6 ON,CG,cl M | ContextClassified |y oo Yes No 0.25 475.000Per FAR F NA
Road/Major Local
0C-20 41 CN. CG, CI NA NA No No 0.35 feﬂt'; if; 0N 350.000-Per FAR B NA
ChMU-12 = CN,CG, CI, M NA MNA Mo Mo 05 FAR 850.000Per FAR F MNA
UMU-20 = CN,CG, CI, M Mo Mo 10
ICMU-35 CN, CG, CI. M NA NA No No 20 Per FAR I NA
RMLU-35 CN, CG CILM Mo No 20

[1] Not applicable in the Cl and M zoning districts
[2] Policy 22.4.4a.i, building placement, and maximum tenant size provisions do not apply to sites located along Suburban Commercial roadways

[3] Unless further restricted elsewhere in the Comprehensive Plan.

[4] Not subject to Commercial-Locational Criteria
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Hillsborough County Development
Services Department

Hillsborough County Attorney’s Office

Hillsborough County Economic
Development Department

Hillsborough County Community and
nfrastructure Planning Department

EPC
Transportation Planning Organization

planhillsborough.org




Consistent with the following Comprehensive Plan goals,
objectives, and policies:

Future Land Use Element
= Rural Area (Objective 4)

Neighborhood/Community Development (Objective 16 & Policies
16.1, 16.2, 16.3 & 16.5)

Community Planning (Objective 18 & Policy 18.1)

Commercial Locational Criteria (Policy 22.5)

Discouraging Strip Commercial Development (Objectives 23 & 24
& Policies 23.2, 23.3, 23.4, 23.5 & 24.2)

Commercial Character (CDC Goal 9 & Policies 9-1.1, 9-1.2, 9-1.3
& 9-1.4)

Suburban Residential Character (CDC Goal 8)




Consistent with the following Comprehensive
Plan goals, objectives, and policies:

Mobility Section

» Promote Connectivity (Goal 4, Objective 4.1 &
Policies 4.1.1,4.1.2 & 4.1.3)

» Provide Choices When Not Driving (Goal 5,
Objective 5.7 & Policies 5.7.1, 5.7.2, 5.7.3, 5.7 .4,
5.75&5.7.9)

» Ensure Compatibility with Context (Goal 7,
Objective 7.1 & Policies 7.1.1 & 7.1.3)

hborhood




Recommendation

Planning Commission staff recommends that the
proposed Text Amendment be found
CONSISTENT with the Goals, Objectives and
Policies of the Unincorporated Hillsborough
County Comprehensive Plan

Hillsborough County
City-County
Planning Commission



(1 BOCC Transmittal Hearing — January 2023

] State Review
J Adoption Hearing

DRAFT AVAILABLE FOR REVIEW:
https://planhillsborough.org/commercial-locational-criteria-study



Planning Commission
Executive Planner

Tinyurl.com/HillsboroughCLC

https://planhillsborough.org/

Planning Commission commercial -locational -criteria -study

Planner || | =
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TOTAL ACREAGE (UNINCOPORATED HILLS. CO.)

§ e
\

A/M
A/R
AE
CMU-12
CPV
EIP
HI
ICMU-35
LI
LI-P

NMU-4
0C-20
P/QP
PEC

14,117.84
71,129.46
60,319.68
12,093.25
10,237.82
808.19
3,026.21
5,179.28
83.92
9,595.04
2,124.40
89,587.69
2,709.48
5,407.58
15,075.49
1,956.40

2.42%
12.20%
10.34%

2.07%

1.76%

0.14%

0.52%

0.89%

0.01%

1.65%

0.36%
15.36%

0.46%

0.93%

2.58%

0.34%

R-1
R-12
R-16

RCP
RMU-35
RP-2
SMU-6
TA
UMU-20
WVR-2
Total

94,391.56
4,694.00
69.33
16,204.73
4,632.48
67,573.80
34,633.00
9,361.80
732.54
1,241.02
15,069.49
15,806.32
5.44
7,074.04
8,264.11

583,205.39

16.18%
0.80%
0.01%
2.78%
0.79%

11.59%
5.94%
1.61%
0.13%
0.21%
2.58%
2.71%
0.00%
1.21%
1.42%

100.00%



A/M
R-1
A/R
A
AE
R-4
WVR-2
RP-2
SMU-6
R-6
EIP
LI
PEC
R-2
CMU-12
UMU-20
R-9

36,270.5
32,937.0
30,098.6
8,047.2
6,728.3
4,803.5
4,470.9
4,259.8
4,016.1
2,326.2
2,064.2
1,572.0
1,387.8
1,321.5
1,301.5
760.6
643.9

24.89%
22.60%
20.65%
5.52%
4.62%
3.30%
3.07%
2.92%
2.76%
1.60%
1.42%
1.08%
0.95%
0.91%
0.89%
0.52%
0.44%

R-12
0C-20
LI-P
R-20
HI
NMU-4
P/QP
RMU-35
RCP
CPV
R-16
TA
ICMU-35

TOTAL

402.7
401.2
394.1
344.5
314.4
227.4
220.4
146.9
96.8
88.7
69.6
21.1
4.4
0.0

145,741.55

TOTAL DEVELOPABLE ACREAGE LEFT (UNINCOPORATED HILLS. CO.)

0.28%
0.28%
0.27%
0.24%
0.22%
0.16%
0.15%
0.10%
0.07%
0.06%
0.05%
0.01%
0.00%
0.00%
24.99%
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