
 

  
EXECUTIVE SUMMARY 
Meeting Date:  April 11, 2016 – Public Hearing  
Agenda Item: HC/CPA 16-04:  Future Land Use Element-Text amendment, 

Blending in the RP-2 Future Land Use Category 
Presenter:   Tony Garcia, AICP (ext. 332) 
Action Necessary:  Yes 
 
 
SUMMARY: 
This is a privately-initiated text amendment to the adopted Future Land Use Element 
of the Future of Hillsborough Comprehensive Plan for Unincorporated Hillsborough 
County.  The proposed text amendment would provide for the blending of density 
and intensity of two non-contiguous parcels, each at least 160 acres in size, that 
have the RP-2 (Residential Planned-2, Planned Village) future land use category, 
achieving that via the use of a Planned Development (PD) rezoning. 
 
The proposed text amendment would utilize the concept of blending that is currently 
provided for within the Urban Service Area and apply it to Planned Villages as 
outlined in the RP-2 land use category.  The RP-2 category is a two-tiered land use 
category, allowing for 1 unit per 5 acres or alternatively 2 units per acre if a property 
of at least 160 acres in size develops as a residential village meeting specific 
requirements.  All developments at the 2 unit per acre density must connect to urban 
services.  As such, allowing the provision of blending as is utilized in the Urban 
Service Area in the RP-2 category is consistent with existing policy and will 
potentially yield more efficient use of land.  
 
 
RECOMMENDATION: 
Planning Commission staff recommends that the Planning Commission find Text 
Amendment HC/CPA 16-04, CONSISTENT with the Future of Hillsborough 
Comprehensive Plan for Unincorporated Hillsborough County and forward this 
recommendation to the Board of County Commissioners for consideration. 
 
 
ATTACHMENTS:   
Amendment summary, proposed text and resolution 
 
         

                                                                                                                    

 

 

 

 

 
 

Plan Hillsborough 
planhillsborough.org 

planner@plancom.org 
813 – 272 – 5940 

601 E Kennedy Blvd 
18th floor  

Tampa, FL, 33602 

 

http://www.planhillsborough.org/
mailto:planner@plancom.org


 

 

 

Item: HC/CPA 16-04:  Future Land Use Element-Text amendment, blending in 

the RP-2 Future Land Use Category 

 

 
WHEREAS, the Hillsborough County City-County Planning Commission, in 

accordance with Laws of Florida has developed a long-range comprehensive plan 
for unincorporated Hillsborough County entitled the Future of Hillsborough 
Comprehensive Plan for Unincorporated Hillsborough County, pursuant to the 
provisions of Chapter 163, Part II, Florida Statutes and Chapter 97-351, Laws of 
Florida, as amended; and; 

 
WHEREAS, the Hillsborough County City-County Planning Commission has 

received a privately-initiated text amendment (HC/CPA 16-04, blending in the RP-
2 Future Land Use Category) to the adopted Future Land Use Element of the 
Future of Hillsborough Comprehensive Plan for Unincorporated Hillsborough 
County ; and 
 

WHEREAS, the Hillsborough County City-County Planning Commission has 
reviewed the featured request, considering the proposed text change as it relates 
to existing and expected future development patterns and community facilities in 
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On motion of ____________________ Seconded by _____________________ 

The following resolution was adopted: 
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the referred to RP-2 areas, as well as the adopted goals, objectives and policies of the Future of 
Hillsborough Comprehensive Plan for Unincorporated Hillsborough County as follows: 
 
Proposed language 
 
Policy 33.2(a) Blending of Development Rights on RP-2 Designated Parcels of 160 acres 
or greater 
Two (2) non-contiguous parcels designated RP-2 that each are at least 160 acres or greater, may 
blend the density or intensity of those non-contiguous parcels across the entire project through 
one Planned Development (PD) zoning, transferring up to 50% of the density/intensity from one 
parcel to the other. Through the PD, both parcels shall function as separate planned villages with 
neighborhood and community commercial needs met. 
 
Related Policies 
 
Policy 4.3: 
The Residential Planned-2 or Wimauma Village-2 land use category shall not be expanded 
outside of the Urban Service Area 
 
Policy 4.5: 
Clustered  development  can  only  be  used for  projects  where  substantial  open  space can be 
maintained and still retain the rural character of the surrounding community or where clustering 
is used to achieve the requirements of the RP-2/WVR-2or PEC ½ land use categories.  The  open  
space  maintained in  this  case  can  be  used  for passive   recreational   use, bona   fide   
agricultural   purposes   or   placed   into   a conservation  easement.    These  lands  are  not  
intended  to  be  used  for  future development entitlements. 
 
Policy 33.2: RP-2 Designated Parcels 160 Acres or Greater 
The Residential Planned-2 (RP-2) land use category is intended to implement a two-tiered 
approach in the application of densities and intensities.    The  purpose  of  the RP-2  land  use  
category  is  to  promote  self-sustainable  development. The  ability  to obtain  the  maximum  
intensities  and/or  densities  permitted  in  the  RP-2  land  use category on parcels 160 acres or 
greater shall be dependent on the extent to which developments  are  planned  to  achieve  on-
site  clustering, meet  the  intent  of  the Planned Village concept and demonstrate consistency 
with Policies 33.5 and33.10.   
 
In  order  to  achieve  densities  in  excess  of  1  du/5  ga  in  the  RP-2  category, developments 
shall achieve the minimum clustering ratios and shopping provisions under  the  Planned  Village 
option required  by  this  Plan,  except  as  noted  in  the Zoning Exception described in Policy 
33.4. 
 
Policy 33.5: 
As the size of the Planned Village increases from the 160 acre minimum, the density of the 
clustered area, and the amount of neighborhood and retail shopping provided must also increase.    
The  minimum  requirements  for  the  Planned  Village  to  achieve densities in excess of 1 du/5ga 
are given in the Table of Minimum Requirements For Planned  Villages.    Planned  Villages  which  
meet  the  minimum  requirements  may develop  at  2  du/ga  in  RP-2.Planned  Villages  may  
utilize  Transfer  of  Development Rights to achieve a density of 4 du/ga, consistent with the 
Transfer of Development Rights  Program  outlined  in  the  Comprehensive  Plan  and  Land  
Development  Code (LDC). Land Development Code adopted  to  implement  this  Plan  may  
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provide clustering  and  mixed  use  criteria  for  a  range  of  Planned  Village  densities  less than 
the maximum permitted gross densities for the RP-2. 
 
Policy 33.8: 
Developments within the RP-2 land use plan category that are 160 acres or greater in  size  and  
request  approval  under  the  Planned  Village  concept  and  its  associated minimum  criteria  
shall  be  served  by  a  central  wastewater  system.    (i.e. franchise, interim  plant,  community  
plant,  county/municipal  regional  or  sub-regional  service, or other privately owned central 
systems) 
 
Policy 33.10:  
Community and Neighborhood Commercial uses are required on-site, consistent with the policies 
of the Plan for all parcels regardless of size, except as noted in the Policy 33.3.  Fifty  percent  
(50%)of  the  on-site  commercial  development  required under  the  RP-2  land  use  category  
shall  be  completed  at  the  point  that  75%of  the residential  units  are  constructed.  Adequate 
acreage to accommodate the remaining on-site commercial requirements shall be identified and 
reserved on the project’s site plan  and  will  be  developed  prior  to  the  100%  completion  of  
construction  of residential units.   The developer may seek approval by the County for up to an 
18 month grace period following build-out if the need and justification for an extension is 
sufficiently documented.  However, these requirements may be waived  for projects under 320 
acres if it can be documented  that  required  commercial  development  exists  or  is  in  operation  
within the surrounding area by the time 75% of the residential unit are built and the overall project  
satisfies  the  RP-2  development  requirements  and  the  intent  of  the  Planned Village. At  least  
50%  of  the  project  area  must  be  within  5  miles  of  existing  Community Commercial  uses  
and  within  1.5  miles  of  developed  and  operating Neighborhood Commercial uses to be used 
to satisfy RP-2 commercial requirements.  Criteria will be   developed   and implemented   in   the   
Land   Development   Code   to   establish standards and criteria for documenting adequate 
neighborhood and community use in proximity to the RP-2project and a map identifying the 
general service zones will be prepared within one year from the date this policy is adopted. 
 
 

NOW, THEREFORE, BE IT RESOLVED, that the Hillsborough County City-County 

Planning Commission finds plan amendment (HC/CPA 16-04, blending in the RP-2 Future Land 

Use Category) CONSISTENT with the Future of Hillsborough (for unincorporated area) 

Comprehensive Plan and recommends the plan amendment be forward to the Board of County 

Commissioners for adoption consideration. 

 

 

 

 

 

 

 



 

Text Amendment to Future Land Use Element- Blending of RP-2 Category 
Planning Commission Public Hearing April 11, 2016  

 

TEXT AMENDMENT SUMMARY INFORMATION  

 

Application type Privately-initiated 

Proposed Text Policy 33.2(a)Blending of Development Rights on RP-2 Designated Parcels of 160 
acres or greater 

Two (2) non-contiguous parcels designated RP-2 that each are at least 160 acres or greater, may 
blend the density or intensity of those non-contiguous parcels across the entire project through 
one Planned Development (PD) zoning, transferring up to 50% of the density/intensity from one 
parcel to the other. Through the PD, both parcels shall function as separate planned villages with 
neighborhood and community commercial needs met.  

Agency Review Comments No objections 

Staff Planner Tony Garcia, AICP 

Staff Recommendation  CONSISTENT 
 

 

PURPOSE AND INTENT OF PROPOSED CHANGE 
 

The proposed text amendment would utilize the concept of blending that is currently provided for within the Urban 

Service Area and apply it to Planned Villages as outlined in the RP-2 land use category.  The RP-2 category is a two-
tiered land use category, allowing for 1 unit per 5 acres or alternatively 2 units per acre if a property of at least 160 

acres in size develops as a residential village meeting specific requirements.  All developments at the 2 unit per acre 

density must connect to urban services.  As such, allowing the provision of blending as is utilized in the Urban Service 
Area in the RP-2 category is consistent with existing policy and will potentially yield more efficient use of land. 
 

 The proposed request would allow infill development of parcels in a manner consistent with the existing character 

of already developed lands in adjacent or surrounding areas. 
 

 The proposed request would facilitate development of undeveloped lands within the RP-2 category, consistent 

with the intent of associated policy 33.2 and the “Planned Village” concept. 

 
                                    All lands within the Residential Planned-2 (RP-2) Category

 







Subject: 
Request: 

Location: 
CPA Amendmen 
C cle 

3.2 Potable Water 

Hillsborough County 
Florida 

Waste Water: Amendment Summary 

Plan Amendments 
Proposed Text Amendment to future 
Land Use Element 
NA 
January 2016 

Privately Initiated 

The Public Utilities Department has no objection to the proposed changes. 

3.3. Wastewater 

The Public Utilities Department has no objection to the proposed changes. 

Additional Comm · nts: 

CPA 16-04 


