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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: September 4, 2025

Report Prepared: September 15, 2025 

Case Number: MM 25-0920

Folio(s): 65140.0000

General Location: West of Interstate 75, north of 
Bryan Road, and east of Falkenburg Road

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Urban Mixed Use-20 (20 du/ga; 1.0 FAR)

Service Area Urban

Community Plan(s) East Lake-Orient Park

Rezoning Request Major Modification of Planned Development (PD-
21-0560) to develop a parking deck facility with 
up to 1,800 parking spaces

Parcel Size +/- 4.91 acres

Street Functional Classification Interstate-75 – State Principal Arterial
Bryan Road – Local
Falkenburg Road – County Arterial

Commercial Locational Criteria Not applicable

Evacuation Area None

Plan Hillsborough
planhillsborough.org

planner@plancom.org
813 – 272 – 5940

601 E Kennedy Blvd
18th floor 

Tampa, FL, 33602
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Staff Analysis of Goals, Objectives and Policies: 
The ± 4.91-acre subject site is located west of Interstate-75, north of Bryan Road, and east of Falkenburg 
Road. The site is in the Urban Service Area (USA) and within the limits of the East Lake-Orient Park 
Community Plan. The subject site has a Future Land Use (FLU) designation of Urban Mixed Use-20 (UMU-
20). The applicant is requesting a Major Modification (MM) to Planned Development PD-21-0560 add an 
1,800-space parking facility with a maximum height of 50 feet. 
 
The site is in the Urban Service Area where, according to Objective 1.1 of the Future Land Use Section 
(FLUS), 80 percent of the county’s growth is to be directed. Policy 3.1.3 requires all new developments to 
be compatible with the surrounding area, noting that “compatibility does not mean “the same as.” Rather, 
it refers to the sensitivity of development proposals in maintaining the character of existing development.” 
The area surrounding the subject site consists predominantly of light commercial, single-family and multi-
family residential. The parcel that is being modified is adjacent to existing light commercial uses to the 
east and south, with single-family residential properties located to the west and multi-family to the north. 
The applicant will provide a 20-foot setback with a “type B” landscape buffer to the west and a 10-foot 
setback with a “type A” buffer to the north. The proposal to develop a parking facility meets the intent of 
FLUS Objective 1.1 and Policy 3.1.3. 
 
Per Objective 2.2, Future Land Use categories outline the maximum level of intensity or density, and range 
of permitted land uses allowed in each category. Table 2.2 contains a description of the character and 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Urban Mixed Use-20 

 
PD  Vacant  

North Urban Mixed Use-20 PD  Multi-Family  

South Urban Mixed Use-20 PD  Light Commercial  

East Urban Mixed Use-20 PD  Light Commercial  

West Urban Mixed Use-20 PD + RSC-6  Single-Family  
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intent permitted in each of the Future Land Use categories. The site is in the Urban Mixed Use-20 (UMU-
20) Future Land Use category. UMU-20 allows for the consideration of agricultural, residential, 
commercial, office, business park, research corporate park, light industrial, multi-purpose and/or mixed-
use projects at appropriate locations. This Future Land Use category allows a residential density of up to 
20 dwelling units per gross acre and a maximum Floor Area Ratio (FAR) of 1.0. The FAR associated with 
this request remains within the maximum threshold.  The maximum Floor Area Ratio (FAR) permitted 
within the UMU-20 Future Land Use category is 1.00. Given that the site is 4.91 acres, the maximum 
allowable square feet that may be considered for this site would be 213,879 square feet (4.91 ac x 43,560 
square feet = 213,879 square feet x 1.00 FAR = 213,879 square feet). The collective total square footage 
of all allowable uses on the site is 149,063 square feet, which is well within the permitted development 
threshold for this property. The proposed use is consistent with the allowable uses within this category 
and aligns with Objective 2.2 and its associated policies.   
 
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUS Objective 4.1, FLUS Policy 4.1.1 and FLUS Policy 4.1.2). However, at the time 
of uploading this report, Transportation comments were not yet available in Optix and thus were not 
taken into consideration for analysis of this request. 
 
The proposal meets the intent of FLUS Objective 4.4 and FLUS Policy 4.4.1 that require new development 
to be compatible with the surrounding neighborhood. In this case, the surrounding land use pattern 
consists of a mix of light commercial, single-family residential, and multi-family uses. The parking deck 
facility will be contained within the JPMC Campus through the Surface Lot with existing access to Bryan 
Road and Highland Manor Drive. Additionally, no exterior roads will be directly accessed from the Ellen 
Avenue parcel, which is adjacent to residential uses. The applicant has dedicated a 20-foot building 
setback to the west with a type B buffer and a 10-foot building setback to the north with a type A buffer. 
The proposed parking structure will add an additional 1,800 parking spaces to support the campus 
operations. These design measures collectively enhance the compatibility of the use with the surrounding 
area and help to ensure a balanced transition between land uses. Therefore, the proposal is consistent 
with the policy direction under FLUS Objective 4.4. 
 
The subject site is within the limits of the East Lake-Orient Park Community Plan. The vision of the 
Community Plan is to ensure that new developments do not adversely impact existing neighborhoods. 
The proposal ensures that access to the parking facility will remain within the existing business campus 
with no access from Ellen Avenue, a local road adjacent to single family residential. The community plans 
economic goal also states that it wishes to protect existing industrial uses. The proposal meets the intent 
of the vision of the Community Plan.  
 
Overall, staff finds that the proposed use is an allowable use in the UMU-20 Future Land Use category, 
meets the intent of the East Lake-Orient Park Community Plan, and is compatible with the existing 
development pattern found within the surrounding area. The proposed Major Modification (MM) would 
allow for development that is consistent with the Goals, Objectives, and Policies of the Unincorporated 
Hillsborough County Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Major Modification CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development 
Services Department.  
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_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE SECTION 
 
Urban Service Area 
 
Objective 1.1: Direct at least 80% of new population growth into the USA and adopted Urban expansion 
areas through 2045. Building permit activity and other similar measures will be used to evaluate this 
objective. 
 
Relationship to the Future Land Use Map 
 
Goal 2: Ensure that the character, compatibility and location of land uses optimize the combined potential 
for economic benefit, fiscal sustainability, protection of natural resources and maintaining viable 
agriculture. Ensure density and intensities are maintained through the Future Land Use Map. 
 
Objective 2.1: The Future Land Use Map is a regulatory tool governing the pattern of development in 
unincorporated Hillsborough County through the year 2045. 
 
Policy 2.1.1: The Future Land Use Map shall identify Future Land Use categories, summarized in Table 2.2 
and further described in Appendix A, that establish permitted land uses and maximum densities and 
intensities. 
 
Future Land Use Categories 
 
Objective 2.2: The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table 
2.2 of the Future Land Use Element. 
 
Policy 2.2.1: The character of each land use category is defined by building type, residential density, 
functional use, and the physical composition of the land. The integration of these factors sets the general 
atmosphere and character of each land use category. Each category has a range of potentially permissible 
uses which are not exhaustive, but are intended to be illustrative of the character of uses permitted within 
the land use designation. Not all of those potential uses are routinely acceptable anywhere within that 
land use category. 
 
Compatibility 
 
Objective 3.1: 
 
New developments should recognize the existing community and be designed in a way that is compatible 
(as defined in FLUE Policy 3.1.3) with the established character of the surrounding neighborhood. 
 
Policy 3.1.1: Restrict incompatible land uses to protect established and planned neighborhoods and 
communities by utilizing planning principles that limit commercial development in residential Future Land 
Use categories. Commercial and mixed-use in residential Future Land Use categories shall be limited to 
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neighborhood serving guided by the commercial locational criteria in Objective 4.7. 
 
Policy 3.1.2: Gradual transitions of intensities and densities between different land uses shall be provided 
for as new development is proposed and approved through the use of professional site planning, buffering 
and screening techniques and control of specific land uses. Screening and buffering used to separate new 
development from the existing, lower-density community should be designed in a style compatible with 
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and 
buffering with berms and landscaping are strongly encouraged. 
 
Policy 3.1.3: Any density increase shall be compatible with existing, proposed or planned surrounding 
development. Compatibility is defined as the characteristics of different uses or activities or design which 
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development. 
 
Development 
 
Objective 4.1: 
 
Efficiently utilize land to optimize economic benefits while ensuring a choice of living environments and 
protecting natural resources. 
 
Policy 4.1.1: Each land use plan category shall have a set of zoning districts that may be permitted within 
that land use plan category, and development shall not be approved for zoning that is inconsistent with 
the plan. 
 
Policy 4.1.2: Developments must meet or exceed the requirements of all land development regulations as 
established and adopted by Hillsborough County, the state of Florida and the federal government unless 
such requirements have been previously waived by those governmental bodies. 
 
4.1.6: Existing and future land development regulations shall be made consistent with the Comprehensive 
Plan, and all development approvals shall be consistent with those development regulations per the 
timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and consistent with 
Comprehensive Plan policies, land development regulations shall be designed to provide flexible, 
alternative solutions to problems. 
 
Neighborhood/Community Development 
 
Objective 4.4: Neighborhood Protection – Enhance and preserve existing neighborhoods and 
communities. Design neighborhoods which are related to the predominant character of their surroundings. 
 
Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall be integrated with the adjacent land 
uses through: 
a) the creation of like uses; and 
b) creation of complementary uses; and 
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c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections; and 
e) Gradual transitions of intensity 
 
LIVABLE COMMUNITIES ELEMENT: East Lake-Orient Park 
 
Vision: 
 
New development in our communities does not adversely impact the existing neighborhoods. Residents 
are actively involved in the development decision making process. Developers meet with community 
representatives in advance of land use decisions. Commercial activities are compatible with and designed 
to serve the community. 
 
Economic Development: 
 

 Existing industrial uses and employment should be preserved and protected. 
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