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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 Revising outdated language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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 80% said it was very important to live in a 
community with retail and business options

 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

 58% said it was very important to live in a 
community where one’s commute to work is 
minimal

 91% said it was very important for the County to 
discourage/limit new development to protect 
agricultural lands

Of the 1,300 members of the community surveyed:



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

 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)

 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)
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 Address transportation and 
access issues

 Accommodate pedestrians, 
cyclists, and transit users

 Support the creation/retention 
of town centers

 Few communities permit 
commercial within residential future 
land use categories

 Where permitted, most 
communities require a commercial 
rezoning supplemented with 
additional compatibility, buffering, 
and locational requirements

 Three case study sites:
• Two within the Urban 

Service Area
• One within the rural area

 Case studies showcased 
the differences between 
existing development and 
what would be permitted 
with the proposed CLC 
standards*

*As of Draft 

 Remain sensitive 
to Community 
Planning Areas

 Principles are 
established within the 
Comprehensive Plan; 
standards are 
established within the 
LDR
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tinyurl.com/HillsboroughCLC
PROJECT WEBSITE



 Planning Commission Project Page
 Interactive Project Website 

 Survey (277 Responses)
 Comment Wall (79 Comments)
 CLC Drafts & Engagement Summary 

Memos (54 Downloads)
 Multiple Newspaper Advertisements
 Several rounds of Constant Contact
 APA Sun Coast Blast
 Plan Hillsborough Twitter/Facebook Posts
 Commissioner Newsletter Advertisement
 Plan Hillsborough Newsletters
 Partnership with Hillsborough County 

Communications
 Citizen Questions

 12 Individual Interviews with BOCC
 Group Interview with Planning 

Commission
 Four Meetings with County Staff
 Four Community Meetings
 Three Stakeholder Interview Sessions 

METHODS MEETINGS

 Group 1: Development Community
 Group 2: Transportation Advocates & 

Organizations
 Group 3: Engaged Citizens/Groups 

(600 invites sent) including 
Neighborhood Associations, ULI, 
YIMBY, Tampa Bay EDC, UACDC, 
Hillsborough County Economic 
Development & Affordable Housing 

 Developer/Industry-Initiated Meeting



 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



 Concerns were raised regarding the direction of the 
amendments:

 Requiring pedestrian-friendly developments

 Reducing the scale of development in certain categories

 Reducing waiver opportunities

 Justification for proposed changes

 Planning Commission members recommended further 
public engagement

 PC Staff added opportunities for feedback (Phase II):
 Two additional community meetings
 Up to 10 individual briefings with members of the PC and BOCC
 Matrix summarizing Phase II feedback
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 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

clarification



flexibility

 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



 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

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

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

changes not 
made*

* Requests made by some members of the development community
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• Hillsborough County Development 
Services Department

• Hillsborough County Attorney’s Office
• Hillsborough County Economic 

Development Department
• Hillsborough County Community and 

Infrastructure Planning Department
• EPC
• Transportation Planning Organization



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, 
5.7.5 & 5.7.9)
 Ensure Compatibility with Context (Goal 7, 

Objective 7.1 & Policies 7.1.1 & 7.1.3)

Neighborhood



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 

Recommendation



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

 BOCC Transmittal Hearing – January 2023

 State Review

 Adoption Hearing 



Public Input Website
Tinyurl.com/HillsboroughCLC

County Project Website
https://planhillsborough.org/
commercial - locational - criteria - study

Andrea 
Papandrew, AICP

Planning Commission
Planner II

p a p a nd rewa @p la ncom .o rg

(8 13) 6 6 5- 1331

Pla nning  Com m iss ion
Executive Planner

lienha rd m @p la ncom .o rg

(8 13) 54 7- 4 36 4

Melissa 
Lienhard, AICP



THANK YOU!
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A 14,117.84 2.42%

A/M 71,129.46 12.20%

A/R 60,319.68 10.34%

AE 12,093.25 2.07%

CMU-12 10,237.82 1.76%

CPV 808.19 0.14%

EIP 3,026.21 0.52%

HI 5,179.28 0.89%

ICMU-35 83.92 0.01%

LI 9,595.04 1.65%

LI-P 2,124.40 0.36%

N 89,587.69 15.36%

NMU-4 2,709.48 0.46%

OC-20 5,407.58 0.93%

P/QP 15,075.49 2.58%

PEC 1,956.40 0.34%

R-1 94,391.56 16.18%

R-12 4,694.00 0.80%

R-16 69.33 0.01%

R-2 16,204.73 2.78%

R-20 4,632.48 0.79%

R-4 67,573.80 11.59%

R-6 34,633.00 5.94%

R-9 9,361.80 1.61%

RCP 732.54 0.13%

RMU-35 1,241.02 0.21%

RP-2 15,069.49 2.58%

SMU-6 15,806.32 2.71%

TA 5.44 0.00%

UMU-20 7,074.04 1.21%

WVR-2 8,264.11 1.42%

Total 583,205.39 100.00%

TOTAL ACREAGE (UNINCOPORATED HILLS. CO.)



TOTAL DEVELOPABLE ACREAGE LEFT (UNINCOPORATED HILLS. CO.)
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A/M 36,270.5 24.89%

R-1 32,937.0 22.60%

A/R 30,098.6 20.65%

A 8,047.2 5.52%

AE 6,728.3 4.62%

R-4 4,803.5 3.30%

WVR-2 4,470.9 3.07%

RP-2 4,259.8 2.92%

SMU-6 4,016.1 2.76%

R-6 2,326.2 1.60%

EIP 2,064.2 1.42%

LI 1,572.0 1.08%

PEC 1,387.8 0.95%

R-2 1,321.5 0.91%

CMU-12 1,301.5 0.89%

UMU-20 760.6 0.52%

R-9 643.9 0.44%

N 402.7 0.28%

R-12 401.2 0.28%

OC-20 394.1 0.27%

LI-P 344.5 0.24%

R-20 314.4 0.22%

HI 227.4 0.16%

NMU-4 220.4 0.15%

P/QP 146.9 0.10%

RMU-35 96.8 0.07%

RCP 88.7 0.06%

CPV 69.6 0.05%

R-16 21.1 0.01%

TA 4.4 0.00%

ICMU-35 0.0 0.00%

TOTAL 145,741.55 24.99%
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