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Proposed U.S. 41 
Zoning Overlay District 

Apollo Beach and Ruskin Communities

Proposed U.S. 41 Zoning Overlay District Area
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Open House 

May 12th 2011- South Shore Regional Library  
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Agenda 
A. Working Committee 20 min

B. Florida Department of Transportation            20 min
Presentation 

C. Project Scope and Activities 10 min

D. Zoning Overlay Districts 20 min
• What is an Overlay District

• How does it work

• Examples of Corridor Overlays in Hillsborough County 
• U.S. 41 Zoning Overlay: Challenges and Opportunities

E. Questions 

A. Working Committee
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What is a Working Committee?  

Group that represents a diversity of 
community interests:
– Residents

– Property and business owners

– Representative of organizations 
and 

– Other interest groups along the 
corridor 

Working Committee  
• Attend regular meetings during a six/seven month 

process

• Work with County staff to formulate the 
recommendations for the zoning overlay district

• Represent interests or perspectives of a variety of 
stakeholders

• Subject to Sunshine Law
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B. FDOT Presentation 

C. Project Scope and Activities   
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Ruskin 
Community 

Plan

Apollo Beach 
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CPA 05-08 
Effective 
Date:      
08/08/2005

Common Theme

Improve the U.S. 41 Corridor 

CPA 05-10                 
Effective 
Date: 
08/08/2005

Proposed U.S. 41 Zoning Overlay District Area

• 259 property owners  with parcels directly abutting the roadway  have 
been notified

• 155 property owners with parcels adjacent to the roadway have also 
been notified 
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US 41 Zoning Overlay District 
Project Phases/Schedule 

First Open House
Informational 

Second Open House
Recommendations

County Staff 
writes Code 
Language

Code 
Amendment Process
(Public process) 

The Code Amendment process offers 
additional opportunities for public input  

* Working Committee  
Meetings are open to the 
public giving 
opportunities to residents 
and stakeholders to 
provide input

September 29thRecommendations 

August 25thVisual preference survey 

July 19th  Issue identification 

June 30thIntroductory meeting 

Additional meetings will 
be scheduled as necessary

Working Committee
Meetings*

May 12th

October 25th

How to participate

• Working Committee 
Meetings

• Open Houses
• Online/Project website

– Project schedule, meetings and 
materials posted 

– Comments may be made by e‐
mail 

– Online Survey
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D. Overlays Districts in  
Hillsborough County   

What is a Zoning Overlay District? 
• It is a land development tool that establishes 

standards that are placed “on top” of existing 
zoning and planning regulations. These 
standards  supplement or replace the underlying 
regulations to achieve community preferences 
and desires 

• Adopted into the County’s Land Development 
Code

• Does not change uses, densities or intensities
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How does a Zoning Overlay District work?

• Existing properties 
– Existing approvals and uses not impacted

– The overlay won’t apply to the property 
unless a substantial modification takes place 
(trigger mechanism)

• New developments and redevelopment 
– Apply to all new developments and 
redevelopment

Hillsborough County  Overlay Districts
• State Road 60 (Brandon Boulevard)

• Hillsborough Avenue (State Road 580)

• New Tampa Commercial Overlay District

• North Dale Mabry Overlay District

• Restricted Business Professional Office Overlay 
District
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SR-60 (Brandon Boulevard)  
(LDC PART 3.14.00)

Hillsborough Avenue (SR-580)
(LDC PART 3.15.00)

Common Attributes 

• State Roads
• Inside the Urban Service 

Area
• Older Commercial 

Development 
• Strip Shopping Centers
• Decaying Conditions In 

Need of Redevelopment

• Applicability
– All parcels fronting 

the roadway

– Expansion, 
renovation or new 
construction may 
trigger compliance
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Hillsborough Avenue (SR-580)
(LDC PART 3.15.00)

Improvements  triggered 
over Time based on Cost 
of Improvements relative 
to assessed value of 
buildings

Type of Regulations:
Signage, landscape treatment, parking 
location, drive‐through facilities, buildings, 
architectural guidelines, storm‐water 
facility, buffer and screening

Existing development pre-dates current code, no 
landscape design, blank walls and parking location

Before adoption of regulations
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Building Façade 
treatment 

New monument sign

Landscape 
treatment 
along the 
R.O.W. 

After adoption of regulations

SR-60 (Brandon Boulevard)  
(LDC PART 3.14.00)

Improvements  triggered 
over Time based on Cost of 
Improvements relative to 
assessed value of buildings

Type of Regulations:
Signage, landscape 
treatment, parking location, 
drive-through facilities, 
building location, 
architectural guidelines, 
storm-water facility 
location, buffer and 
screening

Urban and Suburban SectorsUrban and Suburban Sectors

From Dover Road West to  I-75

Sub-UrbanSub-Urban Urban
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20 or 30 ft. buffer + 
enhanced landscape

Architectural 
finish on all bldg. 

sides

Upgrade to current 
vehicle use area 
requirements for 

landscape

SR 60 (Brandon Blvd.) 

• Building Improvement of > 50 % valueSuburban Sector

Existing /New Building

Parking

New ground sign

Parking 
behind bldg. 

line

Enhanced front 
landscape and 

vehicle use area

Buildings front 
street 10 ft.–20 
ft. setback

Minimal 
architectural 

standards

New or Replacement 
Building

Brandon Blvd. / Hillsborough Ave.

• New or Replacement Building 
• Replacement is determined when improvements > 75% of valueUrban Sector

New ground sign
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Existing development 
pre-dates current code, 
no landscape design 

Right of Way

Old sign pre-dates 
current sign ordinance 

Issue: 

Some 
redevelopment may 
not require the 
whole site to meet 
standards

Before adoption of regulations

New monument 
sign meets current 
sign ordinance 
with established 
“triggers” for 
signage 
replacement 

Established “triggers”
require parking lot 
landscape at specific 
levels of reinvestment

After adoption of regulations
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Redevelopment meets 
new required standards

Right of Way

Growth and redevelopment 
transforms, contribute to the visual 
and economic enhancement of the 
corridor 

Landscape 
treatment along 
the R.O.W. 

After adoption of regulations

U.S. 41 Zoning Overlay    
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• How do you see U.S. 41 within  your community?

• What do you want your customers to see when they 
drive/walk along U.S. 41?
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• Location
• Function 
• Adjacent Uses
• Lot configuration
• Future development potential 
• Existing/future nodes of activity    
• Approved zoning entitlements
• Community Character
• Ownership/maintenance

What is appropriate for U.S. Hwy 41  Corridor?

Every corridor is 
different, but may be 

categorized-
Sub-urban/Main 

Street, etc.



18

Challenges of Reclaiming Corridors 

Livability Economic 
Development 

Aesthetics/Character 

Community/Users

Wants

Auto

Property owners/ Business

Needs

Safety/congestion 

Walkable

Sound Strategies

Achieving feasible results 

Protect assets Ensure compatibility
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Benefits of the Proposed 
U.S. 41  Zoning Overlay District

• Improve visual appearance of 
the corridor

• Promote community identity 

• Enhance property values

• Promote economic 
development & 
redevelopment

“Growth and 
redevelopment will 

transform the 
corridor over time”

Next Meeting - July 29th

•Issue Identification Workshop
– Preserve

– Create

– Change
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E. Questions?   


